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Inventory structure and balance sheet depth differentiate ROE recovery
path; ASP key to upside; Buy COLI, CRL, Jinmao, upgrade CMSK to Buy

We expect sales model reforms (here and here) to slow ROE recovery across the \iIWﬁ[IE,ICbI;A |
housing sector. Our analysis of inventory, city exposure, and balance sheet suggests f;'{;]';}.'?{“‘a".-{'5-;2'1':1!1"}?'5{:{,'?Z'.:"._. .
that companies with higher saleable resources, longer duration of land reserves, Corpany Lowed
higher exposure to higher-tier cities, and lower leverage/debt repayment pressures, Shi Xu

notably COLI and CRL, are best positioned to adapt, while Seazen and Vanke face s
higher risks. Cormomtimiod

We believe ASP trends are now the key driver of ROE and reinvestment scale under TZ_L-',ha" wang

deleveraging constraints. A move to a 20% project net margin (vs. our assumed 10%)
could meaningfully boost recovery; however, this would require a ~20% rise in
property prices or a 25% fall in land prices—scenarios we view as remote due to
weak housing demand and competitive land bidding for attractive land parcels.

Outlook: Potential supply gaps may allow new tailored products to command higher
prices, but this may be offset by forced liquidation of vintage inventory to meet high
bond repayment pressures in 2027E-29E, especially among POE developers.

We lower underlying profit forecasts for our developers coverage by 2%-27% on
average in 2026E-28E and introduce our 2029E forecasts. We also roll over our NAV
estimate to end-2027E, which is on average 1% above end-2026E, reflecting higher
prices in top cities (see our China Property 2027 Outlook companion report), but
slower asset turnover. As a result, we revise 12-month NAV-based target prices for
our coverage by -24% to +13%, implying average 14% upside (including 2% 2027E
dividend yield). We upgrade CMSK to Buy on the back of sector-leading footprint in
core cities with solid profitability recovery/earnings growth outlook; and downgrade
Greentown to Neutral due to comparatively weaker balance sheet, which could
undermine ROE recovery and future scale visibility. We retain our Buy ratings on
COLI, CRL and Jinmao; and Sell ratings on Seazen and Vanke A/H.

Key risks: (+/-) above-/below-expectation property price trends; (+) significant
project level cooperation to mitigate funding constraints for new investments and
hence better scale outlook; (+) unexpected funding injections into POE developers’
projects that increase their saleable resources; (-) unexpected refinancing/bank loan
rollover difficulties.

Goldman Sachs does and seeks to do business with companies covered in its research reports. As a result, investors
should be aware that the firm may have a conflict of interest that could affect the objectivity of this report.
Investors should consider this report as only a single factor in making their investment decision. For Reg AC
certification and other important disclosures, see the Disclosure Appendix, or go to
www.gs.com/research/hedge.html. Analysts employed by non-US affiliates are not registered/qualified as research
analysts with FINRA in the U.S.
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China Property: 2027 Outlook: Four Key Pivot Points Driving a New Equilibrium Towards

2035

China Property: Improving land investment efficiency to lift margin/ROE and support

further valuation recovery

China Real Estate: Quantify the impacts from a completed property sales model

China Property: Transition to a new sales model: limited near-term impact, but healthier

industry development over the longer term

Exhibit 1: We estimate half/60% of our covered
developers/stronger SOE developers’ inventory can still
adopt the old presales model, higher than 23% for the
industry

Summary of total unsold inventory breakdown by status and
sales model, developers coverage vs. broader industry, as of
end-26E
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“Stuck part” of the inventory: low likelihood of being fully developed and
become saleable due to challenging sell-through outlook, liquidity restraints,
etc.; more detailed discussion available in our China Property 2027 Outlook
companion report.

Source: Goldman Sachs Global Investment Research

20 October 2026

Exhibit 2: Jinmao, COLI and CMSK are ranked top in terms
of combined exposure to tier-1/2 cities

Summary of inventory breakdown by city tier for developers
coverage, as of TH26

BTl T2  Loeerier

§1% 51%

coLl
CHEK
Searen

Imitthac

- R
o 2 2
PR R
Greantosn -
Longler .
CRLand u
-
wanke “ g
L3

By landpank »due saleable respurces By landbans GFA

Source: Company data, Data compiled by Goldman Sachs Global Investment
Research
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Exhibit 3: We expect still solid reinvestment intensity for our covered stronger SOE

developers despite the property sales model transition
Summary of covered developers' total leverage and land investment intensity
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Source: Company data, Goldman Sachs Global Investment Research

Exhibit 4: We expect most of our covered developers to see shrinking land banks alongside
de-leveraging in coming years, except for COLI and CR Land, which are positioned for

ahead-of-peers new land investment on stronger balance sheet and quality land bank
Summary of total leverage ratio and total saleable resources for our developers coverage, end-29E vs.

end-26E
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Exhibit 5: We expect covered SOE developers’ saleable
resources to recover following the decline in upcoming
two years

Covered developers' saleable resources and sell-through rates

Exhibit 6: We expect covered stronger SOEs to account for
€.20% of nationwide market share in 2029E-30E in terms
of property sales...

Market share of covered developers, by property sales value
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Source: Goldman Sachs Global Investment Research Source: NBS, Company data, Goldman Sachs Global Investment Research

Exhibit 7: ...and c.25% by land sales value

Exhibit 8: Bond repayment pressure remains high for POE
Market share of covered developers, by land sales value

developers (vs. declining in 2027E-29E for SOE
developers), potentially leading to different inventory
selling strategies (i.e., prioritizing cash over ASP/margin)
for POE developers

Broader developers’ bond maturity schedule by nature of
enterprise and denominated currency
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Source: CREIS, Company data, Goldman Sachs Global Investment Research Source: CREIS, Data compiled by Goldman Sachs Global Investment Research

Exhibit 9: Covered developers’ bond (incl. Rmb and FX bonds) maturity schedule
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EPS & Valuation: Updating estimates and rolling over valuation to end-27E

We revise down 2026E-28E underlying profit estimates for our developers coverage by
2%to 27% on average after factoring in: (1) Lower contract sales estimates in
2027E-28E as aresult of new sales model implementation; (2) lower margin estimates
for POE developers that need to prioritize cash over profitability by reducing ASPs for
vintage inventory under the new sales model; and (3) the latest land banking by stronger
SOE developers. Our 2026E-28E underlying profit estimates are on average 32%-37%
below consensus. We also introduce our 2029E underlying profit forecasts. Refer to
company sections for more details.

Exhibit 10: Summary of 2026E-29E estimates for our developers coverage vs. Bloomberg consensus and prior GSe
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Source: Bloomberg, Goldman Sachs Global Investment Research

We introduce end-27E NAV estimates for our developers coverage, which are about
-14% to +12% compared to those for end-26E, and widen our TP NAV discounts by
10pp for Jinmao, Greentown, Longfor, Seazen and Vanke given their balance sheet
constraints in weathering the transition to the new sales model. Correspondingly, we
revise 12-month TPs for our coverage by -24% to +13%, implying average 26%/4%
upside/downside for stronger SOE developers/other developers against October 16
closing prices, respectively. Our new TPs imply an average 0.6X 2026E P/B against 3.0%
2027E-29E underlying ROE, and we also cross-check with P/B-ROE trend lines in Exhibit
13 and Exhibit 14.

Exhibit 11: Summary of NAVs, 12-month target prices and ratings for our developers coverage
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Exhibit 12: Summary of P/B-ROE trends for our developers coverage (excl. Vanke)
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Exhibit 13: Correlation between trading P/B (end-26E) and

Exhibit 14: Correlation between TP-implied P/B (end-26E)
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Exhibit 15: China developers’ valuation comparisons
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COLI(0688.HK): Leading land bank quality and balance sheet depth underscore its consolidation

potential; Buy

20 October 2026

0688.HK 12m Price Target: HK$17.2 Price: HK$13.17 Upside: 30.6%
Buy GS Forecast

12125 12/26E 1212TE 12/28E
Market cap: HK$144.1bn / $18.4bn  Revenue (Rmb mn) New 168,088.8 193,893.1 1830448 1854725
Enterprise value: HK$357.5bn / $§45.6bn  Revenue (Rmb mn) Old 168.088.8 1949187 1875839 1815667
3m ADTV 'HK$351.7mn/ $44.8mn  EBITDA (Rmb mn) 19,279.8 22,8283 247437 30,3945
China EPS (Rmb) New 1.19 1.22 124 1.43
" China Property EPS (Rmb) Oid 1.19 1.22 1.27 1.45
PIE (X) 10.5 9.2 9.1 79
MBARank:3  P/B (X) 0.4 0.3 0.3 03
Leases incl. in net debt & EV?: No Dividend yield (%) 36 41 42 48
CROCI (%) 6.6 5.4 6.3 55
6/26 12/26E 627TE 12127E
EPS (Rmb) 0.72 0.49 049 0.74

Source: Company data_ Goldman Sachs Research essmates. FaciSet Price as of 16 Oct 2026 close

Land bank quality & reinvestment

COLI has the highest land bank quality given its highest exposure to tier-1 cities in our
coverage. In addition, we estimate 2/3 of its inventory (in saleable terms) can still adopt
the old presales model, providing buffer for its contract sales as well as reinvestment. We
also note COLI has the strongest balance sheet in our coverage, with its total leverage at
52% as of end-1H26. Without deploying capital for new investments, we estimate its
leverage could be reduced to 46% by end-2029E. Assuming COLI keeps its leverage
largely unchanged, total capital available for new investments from balance sheet
deployment will be Rmb340bn during 2027E-29E, leading to a more resilient land
investment/contract sales ratio during the period (~75% vs. sector average ~20%) as
well as expanded saleable resources at end-29E vs. end-26E as shown in Exhibit 16. As
such, we expect solid recovery of its contract sales in 2029E following a two-year
decline in 2027E-28E, with 2031E sales scale potentially comparable to that of 2026E
(stronger than peers). That said, we believe COLI still needs to build a more sizable
recurring income to support longer-term scale expansion as well as profitability
improvement.

Profitability & return

With 1) accumulated development expertise and track record of strong execution, and
2) upwardly revised core cities’ price forecasts (we now raise our 2-year ASP increase
forecast for Shanghai and Shenzhen to 20% from 15% prior) where COLI has sizable
exposure, as well as higher ASP potential for products with competitive positioning amid
the supply gap, we project COLI’'s DP GPM to gradually ramp up to above 20% by 2029E
(7pp recovery from the FY25 trough and back to FY21 levels), hence supporting core
margins to recover to 9% and underlying ROE to improve to 5.3% by 2029E (+2.3 and
1.3pp from troughs). Meanwhile, we continue to expect COLI to deliver one of the most
attractive shareholder returns in our developers coverage with a steady 40% payout
ratio for 2027E-29E, implying a 5.5% dividend yield in 2029E. That said, while we
maintain our dividend payout forecasts for COLI in upcoming years, we note that in the
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longer run, the company’s shrinking cash available for land investments will likely prompt
management to reassess the prioritization between reinvestment and dividend
payment.

Forecasts, TP changes & valuation

We fine-tune our 2026 E-28E underlying profits by -3% to 0%; we also introduce our
2029E underlying profit (Rmb19.1bn, implying a 13% CAGR in 2026E-29E) and end-27E
NAV of HK$19.2 (+3% from prior end-26E NAV). As a result, we raise our 12m
NAV-based target price for COLI by 2% to HK$17.2 (implying 31% upside against the
October 16 closing price), based on an unchanged 10% TP NAV discount. COLI trades at
a 31% discount to end-27E NAV, 0.4X 2027E P/B and 3.9% 2027E dividend yield vs.
stronger SOE coverage average of 32%/0.5X/2.7%. Maintain Buy. Our current
2026E-28E topline/underlying profit estimates for COLI are on average 12%/8% above
Bloomberg consensus, respectively.

Investment Thesis

We are Buy rated on COLI. We believe COLI has peer-leading land bank quality in terms
of exposure to core cities as well as inventory development status (2/3 of end-26E
unsold inventory could still adopt the old presales model, providing buffer for contract
sales and reinvestment). The company also has the strongest balance sheet in our
coverage, providing room for capital deployment into new investments and market
share gains amid the current industry transition, and we expect COLI's contract sales
scale to potentially return to 2026 levels by 2030-31 post the disruption from the new
sales model transition, which could only be achieved by few developers across the whole
China DP space, in our view. With strong development expertise and execution, we
expect the company’s GPM and core margin to return to above 20% and nearly 10%
levels by 2029E, respectively, supporting one of the most attract dividend yields.

Price Target Risks & Methodology
Our 12m target price of HK$17.2 is based on a 10% discount to end-2027E NAV/share.

Key risks: Sales and margin miss; below-expectation land banking scale that could
hamper its longer-term growth outlook.
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Exhibit 16: Summary of key financials and operation metrics - COLI
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Source: Datastream, Goldman Sachs Global Investment Research
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Exhibit 17: Summary of financials - COLI
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Cost of gooos sokd (W2024) (164044} 1151.885) (148.962| 1TEL188) Accounts recesmble 14862 13812 13.039 12212 14534
SGAA 16.807) 16.848} (fLA36) 16,116 [LEF] Fnmaoey 495472 482512 524 963 55500 He073
e et acsots 328 ataar N ey 12 748
ERITOA 1%, 80 28 20 Ta4 .09 Total csrent assets. EB4SEM [=i8el ] 6T T To1La00 [ AL
Dwprocaon & amoteaton 34 [86) e A08) et PPAE (AL ] 1293 1411 1529 Tz
EBIT 2 ) 24 351 6.4 Nl 11l pbie s £ 56 6 56 56
] 1132 1065 w8 1.061 Tokal st ants 4038 50261 51621 52753 53404
Ifomct axpansa i) [mBE} az=) (wa) Char kongdarm assak 213480 7618 770 W8 724,324 Z=aa0r
ncomaficss) fom uncons. suts. S22 481 an 051 Total assets. LALE. o) 00 204 D690 SBE 062 82004
Oahers ™ [E311% ) 08
Protas profits 0809 wm %351 I e Actounts eyl 66657 Tte10 74,883 B8.785 B8 360
ncame L [ERE ] =443 {10479 (15.358) Shortdarm kans 4236 4 BED B4 86D 4 B 54 860
Nenontms (ram (1) 113%) (219 Oner ot Qe 13618 wsarz 10 080 80,963 aasar
Total current liabbives 2625888 misaz 268,811 264808 msrTae
et income pre-preberred dividen ds. 12891 12447 1,537 15623 054 Long-tenm detr 2509 172364 212,364 242364 62364
Prwfarred dhadends. L o Q o o O ongdarm Eagblles AL 7587 I7 587 7587 78966
Mgl inc:omep [ pra-su co phion s | 1281 12447 1397 1568 w054 Total liabillies 95T e 508.784 535560 nToTe
R n——— 0 o o o o
Net income 121 V44T 11537 15623 054 Prefurred shares - . - - .
Underiying pmfil 13,00 1204 13.537 1563 W05 Tote common squily 8798 W5A59 403,932 aaan QTS
Mnorily e el s 32857 .87 36083 38280
Bamc EPS (Rmb) 118 114 124 143 174 Total kabilies & equity EAETL ) W0 204 948901 LY 2 S04
Undemyrg EPS (Rmb) 119 12 124 143 174 BVPE (Rmb | 1845 w13 »0 e 008
DP5 (Ramb) 045 0.46 oer .54 a6 RMAV {Remibs mn} mwan
RMAVPS. (R nsb) s
Growih & margine {%} 0% maeE 20ITE mam mme
Sales growh B LY 5% % ™ 1% Ratios. 20284 2OME NITE picl 3 2ONE
EBSTOA growin 2% 1% L aun 21% ROE (%) LY % e LY kLY
EBT growth 2% 1% »~ o% ™% ROA (% L bl ™ % Fa
Nl acame gow i ELY ™ ™ 5% Er Ireaniory days 17713 1.0 1763 1,360 1778
EPS gowh A ™ ™ 5% ™ Racehabios dav 32 E * B B
Gooss magn o 159 ™ % 2% Payabe day 1 180 [ 2 no
EBTDA mangir 1% 1% 4% W "% et debilequity (%) I 3™ 5% 2% 5%
EBT masgin 1% % RE LY we 1™ Total Kabilhie n/aal assets (%) % 2% % % 5%
Lngeriying profl meegin ™ ™ ™ "% "~
Ewadarg payaut b % - 1 Y EC
Cash flow 20254 I 2TE H2E 2020E
] s e e 12801 12447 13.537 1563 054
LA add-hack s am = = L]
Abnotes nemsts a0 back Ll 01 1.335 189 218
Mt ncidec wortung capdal 4,586 ER -3 2a.ran (15,340 2902
Ot o eanng canh Mow 12.083) (1M.9634 {19.208) (20126 40.2%)
Cash Mow Wom operations 15.733 "I 32.T20) [17.548] 15877)
Capial expmnotures. 226 (541} 511 [E1 ] 581y
Acgusitony L]
Chhrwrtd o Ex S )
O, 11339 fAnn 4.2 (4.3 (10my)
Cash fiow from investments. 068 ey (4T80) 15,481} 1884
Deviduruts pad (garman & preft (5.505) 14,906} 15.064) 15.1346) (5.928)
Inci{m} in debt (10151 60000 40000 20.000
COmmon SIock ESLINER {RURhace) u
(Other hrancing cash flows 18268 1B,B6H 7215 B, 40} (2.028)
Cash fiow from financing 260w i, 750 .11 28457 5.045
Totsl canh fow (30.448) (14,004} 0.4 3458 z29%7)

Source: Company data, Goldman Sachs Global Investment Research
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CR Land (1109.HK): Well-positioned for DP sales model transition with sector-leading return profile;

Buy

20 October 2026

1109.HK 12m Price Target: HK$41 Price: HK$31.06 Upside: 31.9%
Buy GS Forecast

12125 12/26E 1212TE 12/28E
Market cap: HK$221.5bn / $28.2bn  Revenue (Rmb mn) New 281,4379 2350094 232117.0 2333396
Enterprise value: HK$561.9bn / $71.6bn  Revenue (Rmb mn) Old 2814379 2398776 2334056 2095634
3m ADTV 'HK$758.1mn/ §96.7mn EBITDA (Rmb mn) 46,6806 347958 389273 435736
China EPS (Rmb) New 3.15 2.82 293 3.35
_ China Property EPS (Rmb) Old 3.15 283 3.03 3.15
PIE (X) 81 94 9.0 79
MBARank:3  P/B (X) 0.6 0.6 0.6 06
Leases incl. in net debt & EV?: No Dividend yield (%) 46 asg 4.1 47
CROCI (%) 6.9 81 7.7 96
6/26 12/26E 627TE 12127E
EPS (Rmb) 1.42 1.39 117 1.76

Source: Company data_ Goldman Sachs Research essmates. FaciSet Price as of 16 Oct 2026 close

Land bank quality & reinvestment

CR Land has quality land reserves with sizable exposure to tier-1/2 cities (~2/3 by land
bank size in 1H26) with relatively prudent provisions against aged inventory in our
stronger SOE developers coverage (~10% in TH26, vs. LSD % to MSD % for most peers).
Given the company 1) has a relatively solid balance sheet (total leverage of 59% by
end-26E, vs. coverage average of 66%), with 2) ample access to low-cost funding on the
back of its SOE group resources, and 3) sustainable cash flow from recurring income
(above Rm30bn p.a. from 2028E onward), we assume total new investments of
~Rmb250bn in 2027E-29E. This would be equivalent to nearly 50% of contract sales,
re-accelerating from the average 30% in 2024-26E and on par with average land
acquisition intensity during 2021-23, and well ahead of peers’ ~20% on average in
2027E-29E, hence expanding saleable resources in end-29E vs. end-26E as shown in
Exhibit 18. As such, we also project contract sales disruption for CR Land in coming two
years, followed by steady recovery after 2029E, with 2030E-31E sales scale recovering
to above Rmb200bn, i.e., only moderately below FY26 levels. In our view, such
reinvestment does not appear demanding on CR Land’s balance sheet, and we still
expect the company’s total leverage ratio to steadily decline to 53% in 2029E (i.e.,
similar to COLI).

Profitability & return

Overall, we project 1) accounting GPM for CR Land’s development property business to
expand by 6pp to mid-teen % levels towards 2029E from the 2026E trough on the back
of high ASP potential given CR Land’s competitive product positioning amid the supply
gap and above-SOE-peers provision. This, coupled with 2) solid recurring profits
generated from CR Land’s nationwide top-tier mall portfolio (127 malls by 2030E, per
management’s 15th FYP target) and strong operational expertise, which could account
for average 40%-+ of total profit in 2027E-29E, and 3) potential disposal gains from
capital recycling by leveraging commercial C-REITs (management guided securitization
of Rmb5-10bn of IP assets p.a.), could together bolster core margins to recover to over
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11% (similar to the 2021-23 average and ranking top in our coverage) and underlying
ROE to improve to 9% by 2029E (+2pp from trough). As such, keeping our dividend
payout forecasts unchanged vs. 2025-26E for upcoming years at 37%, we expect CR
Land to generate attractive shareholder returns with a solid 5.3% dividend yield in
2029E. That said, we also expect CR Land to face a similar quandary to COLI in the
longer run in terms of capital allocation between reinvestment and dividends, with a
smaller free cash flow-scale.

Forecasts, TP changes & valuation

We revise our 2027E/28E underlying profits by -3%/+7% respectively, mainly reflecting
updated DP revenue booking schedule and slightly higher 2028E DP GPM; we also
introduce our 2029E underlying profit (Rmb29.3bn, implying a 13% CAGR in 2026 E-29E)
and end-27E NAV of HK$45.6 (+6% from prior end-26E NAV). As a result, we raise our
12m NAV-based target price for CR Land by 6% to HK$41.0 (implying 32% upside
against the October 16 closing price), based on an unchanged 10% TP NAV discount. CR
Land trades at a 32% discount to end-27E NAV, 0.9X 2027E P/B and 3.8% 2027E
dividend yield vs. stronger SOE coverage average of 32%/0.5X/2.7%. Maintain Buy. Our
current 2026E-28E topline/underlying profit estimates for CR Land are on average
1%/8% below Bloomberg consensus, respectively.

Investment Thesis

We are Buy rated on CRL 1) due to its strong balance sheet and brand in the property
development business, as well as leading expertise and track record in managing the
shopping mall business; 2) as we believe CRL is well positioned in this industry downturn
to strengthen its leadership in both property development and the shopping mall
business; and 3) as we expect CRL to maintain its top-5 ranking in terms of scale in
coming years. We believe CRL remains undervalued vs. other quality DP names and its
historical trading range.

Price Target Risks & Methodology
Our 12m target price of HK$41.0 is based on a 10% discount to end-2027E NAV/share.

Key risks: Revenue booking and rental profitability below our expectations;
slower-than-expected scale expansion; mall opening delay due to supply pressure and
macro hard landing.
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Exhibit 18: Summary of key financials and operation metrics - CR Land

CR Land (1109.HK) Contract sales (Rmb bn)
Rating Buy 237 209 206
End-27E NAV (HK$) 456 181 182 1
12-mTP [HKS) 410
TP implied upside (%) 32% As of Oct 16, 2026
2026E 2027E 2028E 2029E
Scale 2026E 2027E 2028E 2029€ 2030E 2031E
Revenue booking (Rmbbn) 235 232 233 265 Total saleables breakdown
oP (Rmb bn) 188 182 180 208
P (Rmb bn} 28 30 33 35
Others (Rmb bn) 20 20 21 22 = Raw land
Core profit {Rmb bn) 201 20.9 239 29.3 Inner - e WIP [new presales model)
] End-26E:
- 338 Amb504bn WIP [old presales model}
GPM (%) 19% 22% 24% 25% = Garipleled unsold
DpP (%) 10% 13% 15% 16% Oute - 15%
End-29E: Ta% New acq since 2027
P (%) 77% 7% 7% 77% RS 5T
Others (%) 24% 24% 24% 24%
Core margin (%) 8.5% 9.0% 10.2% 11.1%
Bond maturity (Rmb bn)
Retumn mAmbbond  FXbond
Underlying ROE (%) 6.8% 6.8% 7.4% 8.6% »
Cash flow & leverage: "
Total leverage %) 59% 57% 56% 53% &
FCF (Rmb bn) 214 01 53 434
Dividend (Rmb bn} 7.4 7.7 88 10.8 _1_
Div. yield (%) 37% 38% 4.4% 5.3% 2026E (4Q) 2027E 028E 2029E
Source: Datastream, Goldman Sachs Global Investment Research
Exhibit 19: Summary of financials - CR Land
Profit mode! {Rmb mni 20254 WIE 2027E WE 20286 Balance sheet (Rmb mn} 0254 HME HITE 20286 HIE
Total revenus miam 298,000 02117 238,340 AN Camh A& oquvaints 115448 118253 107 168,49 WI5T
Cost of goods sokd (221654 (190228} 1180.420) (176,546 1198.574) Accourts receivmbk ETRr) 41207 38.156 30357 43531
SGAA 14526) (12668} 11572) (13.555) (121%6) Fvermory 08067 W6.182 267,069 251024 WOTIS
Ciher curmmnt assety BRI B 47 B 615 82973 87063
ERITOA -0 EE »wr a1sm s Total currant assets (e 1904 620,707 s40.801 Q1396
Capracaton & amorteaion 11,008 (01 L] (¥4 [kt Nut PPAE . 15311 W00 6, 17825
EBIT 58 1885 3.125 aze3 51,044 et inlangibles. 2712 2z 2.2 2z iz
b 31 e 2.966 2540 2.65 Z488 003 Tetal nceatepnts 5.7 400807 413,829 410,865 421501
el @pan s 13083) =y 21 [ER-IL]] Az Ofher kg e m assak (R 19 7ES " TEs (L5 15 7ES
Incomaifices) Fam Uncons. Ut 1,900 s 11 198 2M5 Total assets. 1amamm 1,080 580 187,113 1100052 1,094,300
Others 5.887 Tad2 4000 5,000 5.000
Protan profits 5.353 arm amn 52 0.0 Accousms payable 6557 HOB6E 215,062 180,166 R R ]
Incame taa 12053 (14566} 14.745) (164831 (20224) Shartderm bans 50.506 52589 52 689 52689 52589
Menoeiss {7.a02) {7,073} {76 (LY porm) Char cmnt bl T2 651 71763 7|2 I 75 168
Total current liabbives Frre 8318 340.621 206032 28887
et income pre-preberred dividends 25410 nw 004 392 mae Lorg-tarm bt 230861 18496 230.496 27849 TRAE
Prefir rad dividencs. [} o [ ] [ Dther korg-erm Eabibins 30728 30831 3,040 315% FERIEY
el inc ome {pre-es coption s marn e 004 7230 = Total liabiities (L% Q247 s14.159 E16.064 20166
Post-ax acaphonat. [ o [ o o
et income e e 20,04 2802 .34 Praturred shares . . . . .
Unberiying profit 2480 2007 .94 3902 F-E T Total commen equity 200484 200929 AT 330581 »1027
oty e ] 12983 136504 144 558 153405 14 107
Bamc EPS (Rmb) 1ns R am im an Total kabilies & equity 1amamm 1,080 580 187,113 1100052 1,094,300
Undetyrg EPS (Rmib) ns b3 -] 2w 1% an BVPS (Rmb | 40s0 4220 - - 403
DPS (Rmb) 147 1.04 108 1 152 RMAV (Rt i} 208,007
RMAVPS. (R b] “e
Growth & marging %) 0254 D266 2037E I8 2039€
Saes gmwh ™ T T ™ 1% Ration. mzsa TumE mare TuznE e
EBTOA growth o~ 5% 2% 12% 4% ROE (%) [y ™ ™ ™ oy
EBT gowih - -E% 2% % 2% ROA (%} . % ™ . ™
Natincams growh ™ % ™~ % % sy dave 655 m 743 T4 51
EFS gowh B BILY Y LY % Racohabis davt 57 L] &l 1] [
Geoss mangn P 19% % M 2% Payabie days 21 180 200 2 40
EBTOAmamn 1™ 5% .Y 1 20 et detitiequty (%) Ak % B% % FL
EBIT masgin " "% .Y ®% 0% Total hbile s/l assets (%) 6% 50% % 5% 5T
Lincariying prom mesgin L) L ™ oy "%
Dtddard payat @ho FEL b ™ ™ s
Cash flow } 20254 WI6E 22TE I 209
Mat inme o - el et Baderdt .48 1975 .94 232 .284
DA atd-back 1.066 0 02 ke ] s
Menosfims nEHUEls asd-hack. 802 rar a3 L1 w0 Mz
Net imcidec working captal B2.786 (718 12531 [18.748) 8637
Other opmrating cash fow TR {214 ia.082) 16.235) (7.948)
Cash Mow bom operations nm 2e8m 0.156 wsor s
Capial expentures (LR 11.47ap 11.531) 11 604¢ 16913
Acquestons L0
Diverstitstes [
Oharm. B4 7.y {9.108) [LEIE 3643
Cash Mo Irom i s iments. 11L8%) B.ATT) [T (%5 1852
Dividerers paid (carmman & pref} (9:390) N5 (7.426) 7.735) [LEL]
Incidmctin dett 1.445) (10.285) 2000 40000 0
Comman sk ixiaan s | Rorchats) 0
Ofhar fnancing cash faws: 2,50
Cash flow rom financing 16.486) (18,5 12514 125 w840}
Total canh flow 0.001 204 12004 anse 34561

Source: Company data, Goldman Sachs Global Investment Research
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Jinmao (0817.HK): Visible margin and return improvements ahead; Buy

20 October 2026

0817.HK 12m Price Target: HK$1.7 Price: HK$1.26 Upside: 35.5%
Buy GS Forecast
12125 12/26E 1212TE 12/28E
Market cap: HK$17.0bn / $2.2bn  Revenue (Rmb mn) New 59,371.3 60,443.1 50,271.8 51,0314
Enterprise value: HK$222 9bn / $28.4bn  Revenue (Rmb mn) Old 59,3713 60,287.9 63,306.6 66,6125
3m ADTV 'HK$86.1mn/ $11.0mn  EBITDA (Rmb mn) 59901 6,253.7 6,382.8 T7.281.2
China EPS (Rmb) New 0.04 0.05 0.11 0.14
China Property EPS (Rmb) Old 0.04 0.05 012 0.19
P{E {X) 3321 197 9.4 77
Iy M&A Rank: 3 P/B (X) 0.4 0.4 0.4 04
Leases incl in net debt & EV?: No Dividend yield (%) 24 24 43 52
CROCI (%) NM 08 20 24
6/26 12/26E 6/27E 1212TE
EPS (Rmb) 0.05 0.00 0.05 0.07
Source: Company data, Sachs FactSel. Price as ol 16 Ocl 2026 close.

Land bank quality & reinvestment

Jinmao has quality land reserves with 1) sizable exposure to tier-1/2 cities (89%/74% by
total saleable resources/land bank, as of TH26), 2) one of the highest shares of end-26E
inventory (in saleable terms) which can still adopt the old presales model (nearly 70%,
~10pp above coverage average), and 3) so far the most prudent provision against aged
inventory across our covered stronger SOE developers (low-teen % in 1H26, vs. peers’
MSD % avg). That said, we see limited land banking headroom going forward given its
relatively high leverage ratio (74%/68% by end-26E/29E, vs. coverage average of
66%/60%). We estimate new investments of ~Rmb33bn in 2027E-29E, or equivalent to
average 15% of contract sales, vs. average 34% in 2023-26E. That said, we expect ample
access to low-cost funding, potential funding support from parent Sinochem
Corporation, or partnerships with capital-rich developers to drive further upside to our
investment and contract sales estimates. In addition, holding an IP portfolio with
Rmb39bn book value (1H26), Jinmao has also been actively exploring asset
securitization via C-REITs (e.g., CAMC-Jinmao Shopping Mall REIT) and quasi-REITs (e.g.,
Sanya Tourism transaction) to optimize its balance sheet strength and asset turnover.

Profitability & return

Across our coverage, we expect Jinmao to deliver the one of the fastest core earnings
growths (40%+ CAGR in 2026E-29E, vs. most covered stronger SOE peers of mid-teen
%) and most visible underlying ROE improvement (+3.3pp from 26E to 29E, vs. rest of
peers’ average of +1.6pp), with its core margin recovering to 4% in 2029E, similar to the
2021-22 average. This is mainly driven by improving DP booking GPM to 17% in 2029E,
from the low-teen % in 2025-26E, as a result of 1) booking higher-margin projects since
late 2024, and we estimate project-level GPM of average 20%/25% for Jinmao’s new
land acquisitions in FY25/26 per our tracker, 2) high ASP potential given Jinmao’s
competitive product positioning amid the supply gap, and 3) already above-SOE-peers
provision against vintage inventory, as well as increasing revenue contribution from
recurring rental and hotel segments (average 15% of 2027E-29E total revenue with MSD
% topline expansion p.a.). Keeping our dividend payout steady at 40% for upcoming
years, we also expect Jinmao to generate attractive shareholder returns with a 5.5%
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dividend yield in 2029E.

Forecasts, TP changes & valuation

We revise our 2026 E-28E underlying profits by average -10% mainly reflecting updated
DP contract sales and revenue booking schedule; we also introduce our 2029E
underlying profit (Rmb2.1bn, ~3X of FY26 levels) and end-27E NAV of HK$2.1 (+2%
from prior end-26E NAV). We revise our 12m NAV-based target price for Jinmao by -8%
to HK$1.7 (implying 35% upside against the October 16 closing price), based on a 20%
TP NAV discount (vs. 10% prior, reflecting balance sheet constraints in weathering the
transition to the new sales model). Jinmao trades at a 41% discount to end-27E NAV,
0.5X 2027E P/B and 3.9% 2027E dividend yield vs. stronger SOE coverage average of
32%/0.5X/2.7%. Maintain Buy. Our current 2027E-28E underlying profit estimates for
Jinmao are -3%/+9% compared to Bloomberg consensus.

Investment Thesis

Jinmao is a subsidiary of state-owned Sinochem Corporation, ranked 8th/6th on the
2025/9M26 Chinese property developers list (in terms of sales, ranked by PTl). We have
a Buy rating on Jinmao driven by its high-quality land bank with sector-leading exposure
to tier-1/2 cities (nearly 90% in terms of saleable resources as of 1TH26), already prudent
provision against vintage inventory, and well-above-peers earnings growth and ROE
improvement outlook, which are not yet fully appreciated by the market compared to
other SOE developers and its historical trading range.

Price Target Risks & Methodology
Our 12m target price of HK$1.7 is based on a 20% discount to end-2027E NAV/share.

Key risks: Delays in land sales or unexpected austerity measures to cap land sale prices
would result in earnings volatility and below-expectation margins; given its high land
costs in high-tier cities, execution slippages in expansion may compress future margins-
and lead to balance sheet deterioration; weak execution of its recurring business
(property leasing, hotel and property management) could lead to topline and earnings
downside and weakening visibility for asset monetization opportunities; diminishing
support from parent Sinochem Group.
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Exhibit 20: Summary of key financials and operation metrics - Jinmao

Source: Company data, Goldman Sachs Global Investment Research

20 October 2026

Jinmao (0817.HK) Contract sales (Rmb bn)
Rating Buy 120
End-27ENAV (HK$) 21 2
12-mTP (HKS) 17 55 55 47
TP implied upside (%) 35% As of Oct 16, 2026 24
2026E 2027E 2028BE 2029E
Scale 2026E 2027E 2028€ 2029€ 2030E 2031E
Revenue booking (Rmb bn} 60 50 51 54 Total saleables breakdown
DP (Rmb bn) 50 39 40 43
P {Rmb b} 2 2 2 2
Others [Rmb bn) ] ] 10 = Raw land
Core profit {Rmb bn} 0.7 1.5 19 21 WIP [new presales model )
iy 48%
. WIP [old presales model |
GPM (%) 15% 17% 18% 19% B P ——
DP (%) 12% 14% 15% 17% Outer -
End-29E: New acq since 2027
P (%) 82% 82% 82% 82% M.
Others (%) 16% 16% 16% 16%
Core margin (%) 1.2% 3.1% 1.7% 3.9%
Bond maturity (Rmb bn)
Return mRmbbond  FXbond
Underlying ROE (%) 1.9% 4.0% 4.7% 5.2% n
Cash flow& leverage. 3
Total leverage (%) 74% 72% 71% 68% $
FCF {Rmb bn) 51 48 20 75 2
Dividend (Rmb bn} 0.4 0.6 08 0.9 ° EN
Div. yield (%) 2% a% 4% 5% 2026E (4Q) 077E 2028F 2029E
Source: Datastream, Goldman Sachs Global Investment Research
Exhibit 21: Summary of financials - Jinmao
Profit model (Rmb mn 202 5A W0IE IITE WIE 2020E Balance sheet (Rmb mnj 20215A 0ME WITE J0INE HE
Total revenus Man 0.3 80272 41,001 1% Caxh & equvaionis FLEL 22953 nns AN 15324
Coat of goods sokd 150,150 (51.3634 W18T1) (42.002| 44.153) Accounts recesable 77348 B35S 66800 67.800 72230
SGAA T #6540 6T 13.004) (1461) nvermory 106726 123376 149829 106.824 TTA50
e Curmert aeats L #5573 8553 275 #380
ERITOA 4,900 254 6,383 1in a8 Total cusrent assets. 221167 neaeT nree 200,347 174388
Capracaton & amorteaion o] L) 1554) [5Tap (A%8) Nut PPAE 11604 13069 LFE5Y 2 1sar
EBIT 5321 i 5.7 w7or T.88) et nlangibes arz T892 m 630 550
et 81 GO mT " w2 5w a3 Tokal inoesbments. 1005 1Be517 186 246 158.024 188 496
WiaL] &N j229) 1.7) nna 11,58 (150 Dﬁwl’q-llmam 14 5088 4238 LK 184 13538
Incomaifices) Fam Uncons. Ut E bl 1.%8 aw @z Total assets. 4aTm sia 434 818 41880 WA ASE
Oahers 653 [£-213 L] 1202y )
Protas profits 4968 45 5.0 28 T.029 Ao payabie 815X BE6SS W2 89040 0724
ncame s {2.779) {1.m99) 1.822) zan (2915) Shomtderm g LAY 5522 0472 18472 122
Menoeiss ) 0,187} [RRE-1] [1F (1419 Cihar et kabilbies 51544 08 758 " 2 TO0= anass
Total current liabbites 201643 I 200487 1Ta48 AT A4S
Nel income pre-preberred dividen ds. 1.5 129% 1w 5% ans Long-tenm deta 100.887 87236 .28 87238 87236
Preferrad dividends. 1876) (B3} 653 653 65 Other longderm Eabdbes 17682 15913 %709 17545 18422
el inc.cumes | pre—as Coptio nats | o L] 1,56 1883 2.m7 Total Kabillies am DE0AS ELLN N 303
Post-@x axcoeptanak. L] o a o a
Met income mr (1] 1.8 1883 2.M2 Preterred shares 15196 12186 12,186 121% 12186
Underiying profit 484 ™ 1.508 1483 2.2 Tote common squity 3041 051 »n7 40.505 41504
MAnOridy il 6634 7511 8 684 8904 71403
Bamc EPS (Rmb) o0 0.4 an oM oS Total kabilies & equity 4arTm sian 434 818 41880 A ASE
Undemyng EPS (Rmb) L (-1 3 an o8 a1 BVPS (Rmib) 182 im 20 100 110
DP3 (Ramb) 003 0.00 005 0.06 aoe RMAY (Rmb mn} 28,582
RMAVPS. (R mb) 154
Growth & marging |} T025A F026E 20ITE 0 29WE
St growh ™ ™ ST ™ ™ Ratios. 0788 E HITE INE HBWE
EBTDA growin 1% % oY s 168% ROE (%) LY % o LY 1Y
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(CMSK (001979.5Z): Strong footprint in core cities with solid profitability recovery/earnings growth
outlook; up to Buy

001979.5Z 12m Price Target: Rmb9.8 Price: Rmb7.69 Upside: 27 4%
Buy GS Forecast

12125 12/26E 1212TE 12/28E
Market cap: Rmb69.3bn / $10.4bn  Revenue (Rmb mn) New 154,728.0 149,452.2 139,727.5 131,596.0
Enterprise value: Rmb392.7on / $58.7bn  Revenue (Rmb mn) Oid 154.728.0 150.543.0 1430044 1374880
3m ADTV :Rmb722.5mn/ $107.5mn  EBITDA (Rmb mn) 152311 13,386.7 13,557.7 147970
China EPS (Rmb) New (0.01) 0.11 0.27 0.32
- China Property EPS (Rmb) Oid 0.01) 0.12 0.35 0.41
PIE (X) NM 67.9 284 242
MBARank: 3 P/B (X) 0.9 07 0.7 g
Leases incl. in net debt & EV?: No Dividend yield (%) 0.5 07 1.6 19
CROCI (%) 6.6 N NM NM
6/26 9/26E 1226E 3127TE
EPS (Rmb) 0.05 0.03 002 003

Source: Company data_ Goldman Sachs Research essmates. FaciSet Price as of 16 Oct 2026 close

We upgrade CMSK to Buy from Neutral given our constructive views on CMSK's prime
land bank with sector-leading exposure to core cities (~3/4 in tier-1/2 cities and teen %
in Shanghai/Shenzhen as of TH26), property development margin recovery trajectory,
and steady ramp-up of its IP and PM portfolio, which could support above-peers
earnings growth for CMSK in upcoming years. We see potential upside to our projections
for land investment and contract sales scale given CMSK's ample access to low-cost
funding, ability to harness synergies from SOE parent China Merchants Group, and
accumulated experience in the capital recycling of IP assets. We view the company’s
current risk-reward profile as attractive on a sector-relative basis. Our new 12m TP of
Rmb9.8 implies 27% upside against the October 16 closing price (vs. sector
average/stronger SOE average of +14%/+26%).

Land bank quality & reinvestment

CMSK has quality land reserves with sector-leading exposure to tier-1/2 cities
(20%/55% of TH26 land bank size respectively) and a relatively high share of end-26E
inventory (in saleable terms) which can still adopt the old presales model (62% per GSe,
~5pp above coverage average). As we expect the company’s total leverage to remain at
66% by end-26E (similar to coverage average), we see limited near-term headroom for
land banking and forecast new investments of only ~Rmb48bn in 2027E-29E, or average
16% of contract sales, vs. average 37% in 2023-26E. Correspondingly, we forecast the
company’s total leverage ratio to steadily decline to 57% in 2029E (vs. coverage average
of 60%). In addition, we see risks to the upside, given the company is well positioned to
capture attractive investment opportunities in the case of meaningful land price
declines/property price increases and joint land acquisition initiatives, on the back of 1)
ample access to low-cost funding; 2) potential funding support from parent CMG; 3)
supplementary cash flow from recurring IP income and property management revenue
(average Rmb8bn/23bn in 2027E-29E respectively). Notably, post the 828 policy, during
Shanghai’s recent 10th batch land auction of the year, CMSK successfully acquired two
of four land plots tendered, both in the form of partnerships with other developers, and
both with 20%+ premium ratios; and 4) besides holding an IP portfolio with Rmb140bn
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book value (1H26), CMSK has also been actively exploring asset securitization via
commercial C-REITs to optimize its balance sheet strength and capital recycling.

Profitability & return

We expect CMSK to deliver one of the fastest core earnings growths in our coverage
(55% CAGR in 2026E-29E, vs. most covered stronger SOE peers of mid-teen %) and solid
core margin/underlying ROE improvement (both up by 2pp from 26E to 29E), mainly
driven by improving DP booking GPM to 18.5% in 2029E, from mid-teen % in 2025-27E,
as a result of 1) booking higher-margin projects since late 2024, and we estimate
project-level GPM of average mid-twenties % for CMSK’s new land acquisitions since
2025 per our tracker; and 2) high ASP potential given CMSK’s competitive product
positioning amid the supply gap as well as sizable exposure to Shanghai and Shenzhen
(we have raised our 2-year ASP increase forecast for Shanghai and Shenzhen to 20%
from 15% prior), which accounted for over 10% of TH26 total land bank and high-teen
% of land acquisitions since 2025 (by land cost). Keeping our dividend payout steady at
45% for upcoming years, we expect CMSK to generate steady shareholder returns with a
2.5% dividend yield in 2029E.

Forecasts, TP changes & valuation

We lower our 2026E-28E underlying profits by 7%-23% mainly reflecting updated DP
revenue booking schedule and moderately higher SG&A expenses; we also introduce our
2029E underlying profit (Rmb3.8bn, +32% yoy) and end-27E NAV of Rmb11.5 (+12%
from prior end-26E NAV). As a result, we raise our 12m NAV-based target price for
CMSK by 13% to Rmb9.8 (implying 27% upside against the October 16 closing price),
based on an unchanged 10% TP NAV discount. CMSK trades at a 33% discount to
end-27E NAV, 0.7X 2027E P/B and 1.6% 2027E dividend yield vs. stronger SOE coverage
average of 32%/0.5X/2.7%. Upgrade to Buy from Neutral. Our current 2026E/27E/28E
underlying profit estimates for CMSK are -20%/+12%/+10% compared to Bloomberg
consensus respectively, with our topline forecasts largely on par with consensus.

Investment Thesis

We are Buy rated on CMSK given our constructive views on CMSK'’s prime land bank with
sector-leading exposure to core cities (~3/4 in tier-1/2 cities and teen % in
Shanghai/Shenzhen as of 1H26), property development margin recovery trajectory, and
steady ramp-up of its IP and PM portfolio, which could support above-peers earnings
growth for CMSK in upcoming years. We see potential upside to our projections for land
investment and contract sales scale given CMSK’s ample access to low-cost funding,
ability to harness synergies from SOE parent China Merchants Group, and accumulated
experience in the capital recycling of IP assets. We view the company’s current
risk-reward profile as attractive on a sector-relative basis.

Price Target Risks & Methodology
Our 12m target price of Rmb9.8 is based ona 10% discount to end-2027E NAV/share.

Key downside risks: 1. Below-expectation DP margin performance due to lingering
impact of the booking of high-land-cost vintage projects, prolonged property price
weakness, and execution miss of its major DP projects in core T1 cities; 2.
Slower-than-expected land banking pace due to liquidity concerns and slowdown in
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Exhibit 22: Summary of key financials and operation metrics - CMSK

contract sales, hampering the visibility of profit scale in the mid-to-longer run; 3.
Execution slippage for the development of investment properties and industrial parks

China Property

potentially leading to slow asset turnover and drain on liquidity.

CMSK (001979.52)
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Source: Datastream, Goldman Sachs Global Investment Research
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Exhibit 23:

Summary of financials - CMSK
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Greentown (3900.HK): Higher deleveraging pressure suggests slower ROE improvement; down to

Neutral

20 October 2026

3900.HK 12m Price Target: HK$7.2 Price: HK $6 Upside: 20%

GS Forecast
1225 121266 1227€ 12128E
Market cap: HK$15.25n781.9on Revenue (Rmb mn) New 1549662 1258050 103.650.4  63,144.0
Enterprs e value: HKS176.00n/ 322 90 Revenue (Rmb mn) OId 1549662 1255667 1174316 1129826
o8 3m ADTV ‘HKS77.3mn/ $9 9mn EBITDA (Rmb mn) 68749 29126 48109 32122
B China EPS (Rmb) New 003 0.12 029 0
R China Property EPS (Rmb) Old 003 018 050 095
P/E (X) NI 410 175 16.1
MZARank:3  P/B (X) 06 04 04 04
Leases incl in net debt & EV? No Drvidend yield (%) 00 10 29 31
CROC! (%) a5 26 70 59
826 121266 627 12127E
EPS (Rmb) 003 009 012 018

Scurce Companydata. Godman Sachs Research estmawes. FactSet Proeas of T8 0ct 2028 close

We downgrade Greentown to Neutral from Buy. While we remain constructive on
Greentown’s overall landbank footprint (80%+ in tier-1/2 cities by TH26 land bank
value), strong brand/product positioning especially in the Yangtze River Delta region,
and positive profitability impact from the booking of higher-margin projects acquired
since 2025, we think its weaker balance sheet with total leverage of 74% by end-26E (vs.
coverage average of 66%) may lead to higher inventory clearance pressure under the
new sales model. Also, nearly half of its TH26 unsold inventory was acquired before
2022, suggesting potentially higher margin downside risks or asset write-down needs in
coming years (given only a 7% provision ratio in 1H26, the median level among covered
stronger SOE developers). Meanwhile, we expect lower core margins and underlying ROE
for Greentown (both in terms of absolute levels and pace of recovery) and view its
risk-reward profile as balanced relative to our broader coverage. Since we added
Greentown to our Buy list on Jan 15, 2023, its share price has fallen by 50%, vs. MSCI
China’s -3%, and slightly more resilient than the coverage average of -52%, though
underperforming other Buy-rated names.

Land bank quality & reinvestment

Greentown’s land bank has good geographic positioning, with over 80% of TH26 land
bank value located in tier-1/2 cities, and 67%/47% in YRD/4 core YRD cities (Hangzhou,
Shanghai, Nanjing and Suzhou). However, we note 1) sizable portion of aged inventory,
whereby land acquired prior to 2022 /during 2022-23 accounted for 48%/4% of
Greentown’s TH26 unsold inventory, around half of which are still raw land; and 2)
limited land banking headroom alongside the transition to the completed property sales
model following the depletion of the company’s inventory, which would not be affected
by the new sales model, given Greentown’s above-peer-average leverage ratio and small
recurring income portfolio, and we estimate new investments of ~-Rmb36bn in
2027E-29E,or equivalent to average 18% of contract sales, vs. average 41%in
2023-26E.
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Profitability & return

We forecast Greentown’s core margin and underlying ROE to both improve by 1pp from
2026E-29E (vs. stronger SOE developers average of +2pp/+3pp), mainly alongside a
recovering DP GPM to 14% by 2029E, from average 10% in 2025-26E, as a result of 1)
booking higher-margin projects since late 2024, and we estimate average high-teen %
project-level GPM for Greentown’s new land acquisitions in FY25/YTD 26 per our
tracker; 2) high ASP potential given Greentown’s competitive product positioning amid
the supply gap as well as sizable exposure to core cities such as Shanghai; yet 3)
potential adverse margin impact from intensified efforts to sell-through aged completed
unsold inventory to buffer the saleable resource shrinkage. Keeping our dividend payout
steady at 50% against lower underlying profit forecasts for upcoming years, we expect
Greentown to generate steady shareholder returns with a 3.2% dividend yield in 2029E
(vs. Buy-rated coverage average of 4.8%). Our forecasts already factor in Rmb bond
repayment, but not FX bond repayment as we think the company may want to keep its
FX bond quota, per our discussion with the company.

Forecasts, TP changes & valuation

We lower our 2026 E-28E underlying profits by average 46% to factor in lower DP
contract sales/margins and revenue booking schedule; we also introduce our 2029E
underlying profit (Rmb890mn, implying +10% yoy) and end-27E NAV estimate of
HK$9.6 (-14% from prior end-26E NAV). We revise our 12m NAV-based target price for
Greentown by -24% to HK$7.2, based on a 25% TP NAV discount (vs. prior 15%,
reflecting balance sheet constraints in weathering the transition to the new sales model).
Greentown trades at a 38% discount to end-27E NAV, 0.4X 2027E P/B and 2.7% 2027E
dividend yield vs. stronger SOE coverage average of 32%/0.5X/2.7%. Our 2026E-28E
topline/underlying profit estimates for Greentown are on average 20%/10% below
Bloomberg consensus, respectively.

Investment Thesis

Greentown, a state-owned enterprise, is ranked among the top-10 developers by
contract sales (No.5/7 in 2025/9M26, per PTI). We are Neutral rated on Greentown.
While we have constructive views on Greentown’s land bank footprint (80%+ in tier-1/2
cities by TH26 land bank value, including 37% in Hangzhou and Shanghai), strong
brand/product positioning especially in the Yangtze River Delta region, and positive
profitability impact from higher-margin projects acquired in recent years, we are
cautious on the vintage year structure of the company’s unsold inventory, nearly half of
which (by 1H26) could be traced back before 2022, and limited land bank strength to
sustain investment and scale in the mid-to-longer run. With an uninspiring profit and
return trajectory ahead, we see Greentown’s risk-reward profile as balanced relative to
the broader coverage.

Price Target Risks & Methodology
Our 12m target price of HK$7.2 is based on a 25% discount to end-2027E NAV/share.

Key risks: (+) DP sales and margin beat due to an upbeat property market in Greentown’s
concentrated core cities, especially in YRD, or (-) sales and margin miss dragged by
execution slippages for key projects located in core cities, challenges in aged inventory
de-stocking and prolonged property weakness, leading to (+/-) balance sheet
improvement or deterioration and hence the re-acceleration/deceleration of investment
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scale; (+/-) stronger resources synergies or diminishing support from parent China

Communications Construction Group.

Exhibit 24: Summary of key financials and operation metrics - Greentown
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Exhibit 25: Summary of financials - Greentown
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Growih & margine {%} 2025 maeE 20ITE mam nmE
Sales grows % -1 T B LY -5 Ratios. 20284 2OME NITE picl 3 2ONE
EBSTOA growin 1% S % 3% % ROE (%) ™ LY % Fa Y Py
EBT growth A% -E% % -B% . ROA (b ™ L] "™ ™ ™
Maticome goat % JaEN 3% % ™ Feaniony dagk s T4 s 5™ T4
EPS gowh ) 3am% 13N % % Racehabios dav EL] % = B B
Gooss magn LFY 0% T 1% 4% Payabe day 134 150 150 o0 "wo
EBTDA mangin -~ Fal £ % ™ et debilequity (%) L1 L % % L2 Y
EBT masgn ~ ™ ~ R L. Tokal Kabilhie n/aal assets (%) ™ % % % 1%
Lngeriying profl meegin ™ % ™ "~ ™
Ewadarg payaut b % % s o [
Cash flow 20254 I 2TE H2E 2020E
] s e e E E ET [T3 0
LA add-hack -r w15 LF] 51 L]
Abnotes nemsts a0 back ns5 L2 1.660 Ll 16
Mt nciidec worung capdal a2 1352 L X (22,688 .218)
Ot ofmeating canh fow 348 135 6636 597 5375
Cash Mow Wom operations 5819 27 8.155 [1a.381) a.m7
Captl expenitures 6 11,3508 (AR L] #71] 41y
Acgusitony 14.515) o a o o
Chhrwrtd o a o Q o o
har, 13.704) (L) =) (=7 (=
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Source: Company data, Goldman Sachs Global Investment Research
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Poly (600048.5S): Deleveraging limits reinvestment, eroding scale advantage and leading to slower
earnings recovery; Neutral

20 October 2026

600048.55 12m Price Target: Rmb6.1 Price: Rmb5.52 Upside: 10.5%
[T o Forecast
12125 12/26E 1212TE 12/28E
Market cap: Rmb66.1bn / $9.9bn Revenue (Rmb mn) New 308,144.2 253,755.9 2140468 1889661
Enterprise value: Rmb440.3bn / $65.9bn Revenue (Rmb mn) Old 308.144.2 2571651 216.252.8 1896395
3m ADTV :Rmb994.7mn/ $148.0mn EBITDA (Rmb mn) 22,3626 147785 13,0532 115788
China EPS (Rmb) New 0.09 (0.08) (0.07) (0.06)
" China Property EPS (Rmb) Old 0.09 {0.06) {0.06) (0.06}
PIE (X) 92.0 NM NM NM
MBARank:3  P/B (X) 0.5 0.3 0.3 03
Leases incl. in net debt & EV?: No Dividend yield (%) 0.4 0.0 0.0 0.0
CROCI (%) 208 2.2 19 1.7
6/26 9/26E 1226E 3127TE
EPS (Rmb) 0.09 (0.02) {0.22) (0.02)

Source: Company data_ Goldman Sachs Research essmates. FaciSet Price as of 16 Oct 2026 close

Land bank quality & reinvestment

We estimate Poly has the largest land bank across our coverage, but the quality is
relatively weaker with T1/lower-tier exposure at 12%/44%, the lowest/highest among
covered stronger SOE developers (respective peer average of 25%/34%), suggesting
lower profitability and less benefit from T1 recovery. Given its deleveraging needs with
relatively high leverage (70% in 2026E vs. c.50% for leading peers), we expect Poly to
fund land investment solely from new capital generated from property sales. We
forecast cumulative land investments of c.Rmb75bn over 2027E-29E compared to
c.Rmb400/250bn for COLI/CRL, which have greater capacity to deploy existing capital.
This leads to shrinking saleable resources that will fall below the aforementioned two
players by end-29E, eroding its scale advantage. We project contract sales to decline by
€.20% p.a. in 2027E-28E before recovering 6% yoy in 2029E as projects under the new
presales model become available for sale; the rebound is smaller than our c.30%
projection for COLI/CRL reflecting Poly’s much lower land investment. With shrinking DP
revenue and lack of recurring income support, we expect the company’s cash flow to fall
short of debt repayment requirements, particularly in 2027E-28E. However, Poly’s SOE
background should support continued access to relatively lower-cost funding; therefore,
we assume Poly would roll over the majority of maturing debt in 2027E-28E despite
being able to repay debts due in 2029E, and its total leverage would fall to 57% by
2029E, narrowing the gap with leading peers.

Profitability & return

We expect Poly’s earnings recovery to remain slow due to contracting DP revenue and
limited offset from the non-DP business, despite a relatively stable GPM of low-teen %.
We therefore forecast modest core losses of Rmb0.7-1.0bn in 2026E-28E, followed by a
return to profit of Rmb1.9bn in 2029E alongside modest contract sales recovery,
restoring ROE to 1% from ¢.0.4%. Meanwhile, we assume Poly to resume dividend
payout at 40% in 2029E, implying a 1.2% dividend yield.
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Forecasts, TP changes & valuation

We keep our topline forecasts largely unchanged while expanding estimated losses in
2026E-28E by 16% on average, to reflect slightly lower DP GPM (-0.1pp vs. prior) and
higher SG&A expense ratio (+0.5pp vs. prior). We also introduce our 2029E underlying
profit forecast of Rmb1.9bn and end-27E NAV of Rmb6.8 per share (largely unchanged
compared to prior end-26E NAV). As a result, our 12m NAV-based target price for Poly is
unchanged at Rmb6.1, still based on a 10% TP NAV discount. Poly trades at a 19%
discount to end-27E NAV, 0.3X 2027E P/B and nil 2027E dividend yield vs. stronger SOE
coverage average of 32%/0.5X/2.7%. Maintain Neutral. Our current 2026E-28E topline
estimates for Poly are on average 11% below Bloomberg consensus, and we expect net
losses vs. consensus net profits.

Investment Thesis

Poly A, a state-owned enterprise, ranks 1st on both the 2025/9M26 Chinese property
developers lists (in terms of sales, ranked by PTI). We are Neutral rated on Poly as its
over-diversification of land bank projects in terms of acquisition vintage, low-tier cities
exposure, and non-residential composition make it less favorably positioned in terms of
our sell-through and margin estimates, and we expect a more strenuous deleveraging
path for Poly compared to central SOE peers considering the wider contract sales deficit
to satisfy normal capex/opex needs and marginal support from its IP portfolio to assist
net debt repayment. That said, we are positive on management’s enhanced focus on
financial safety through better-budgeted operational plans and dedicated efforts to
optimize the balance sheet with access to low-cost financing channels. We see relatively
balanced valuation risk-reward in our scenario analysis.

Price Target Risks & Methodology
Our 12m target price of Rmb6.1 is based an a 10% discount to end-27E NAV.

Key risks: Stronger or weaker execution for inventory projects especially those acquired
before the current downturn or located in lower-tier markets potentially leading to
fast/slow asset turnover and drain on liquidity; Better/weaker-than-expected margin
performance due to the impact of the booking of high-land-cost projects;
Earlier-than-expected price recovery in focused markets or prolonged price weakness
despite policy easing; Faster or slower land banking expansion pace amid property
market recovery/tighter liquidity conditions and physical market weakness.
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Exhibit 26: Summary of key financials and operation metrics - Poly

Poly (600048.5S) Contract sales (Rmb bn)
Rating Neutral 225
End-27ENAV (Rmb) 6.8 184 » - 165
12-m TP {Rmb) 6.1 ™
TP implied upside (%) 11% As of Oct 16, 2026
2026E 2027E 2028BE 2029E
Scale 2026E 2027E 2028€ 2029€ 2030E 2031E
Revenue booking (Rmbbn) 254 214 189 185 Total saleables breakdown
DP (Rmb bn) 229 150 164 160
P (Rmb bn} n.a. na. n.a. na
Others (Rmb bn) 24 24 25 25 = Raw land
Core profit {Rmb bn) -0.8 -0.8 0.7 1.9 WIP [new presales model )
fitahilit WIP [old presales model |
GPM (%) 10% 11% 11% 11% B P ——
DP (%) 12% 12% 12% 12% Outer -
P (%) n.a na n.a na. Snane: New acq since 2027
e e " . Rmb3gzbn
Others (%) 13% 13% 13% 13%
Core margin (%) 0.4% -0.4% -0.4% 1.0% Bond maturity (Rmb bn)
Return mRmbbond  FXbond
Underlying ROE (%) -0.5% -0.4%: -0.4% 1.0% 18
Cash flow & leverage 1n
Total leverage (%) 70% 67% 64% 61%
FCF {Rmb bn) 51 42 14 395 " i 11
Dividend (Rmb bn) 0.0 0.0 00 0.8 -
Div. yield (%) 0.0% 0.0% 0.0% 1.2% 2026E (4Q) 077E 2028F 2029E
Source: Datastream, Goldman Sachs Global Investment Research
Exhibit 27: Summary of financials - Poly
Profit model (Rmb mn) 20I5A 026E W2TE 20ME WINE Balance sheet (Rmb mn | 20I5A E I0ITE I8E H0E
Total revenus 308 144 naTee 24T pLLE ) 184,813 Cash & equrvalants. 12 908 WX s 65 883 81190
Cost of goods sokd 1274987 (2284681 191.227) (168.877) 11851204 Accounts et 137 946 nariz 98520 BEETE BSDES
SOAA 1148 (104784 19.641) 18.387) LK<} Irventory 608.175 @2, 581.301 54487 8570
NP Cument pesats T3.RE TAETS Mz 67395 4025
ERITOA 12363 “"me 11,083 1,579 11.aM Total current assets 1,007 633 N 430 088 Tesm 25849
Deproc son & amortabon (2.064) 12,1434 1.9600 11.942 n..n el PPAE 7.8 G965 4.503 1023 2088
EBIT 20.200 12,64 11.083 837 162 et nangibbes a7 585 435 308 178
Wbt $ 87 60 T 5 461 Talal imesiments 146 526 M6 84T 147 366 Ha0s? 15o118
el @pansa 2k -= ] {amrp 4 =) 4815 4818} Char bong-bamn assals 2 e FET LT 25 ma 25884 75854
Incomaifices) fram uncom:. cubx 44 T (i) 108 1818 Total assets 1188 2 1001 42 1,008, 289 942 488 YL
Oahers o845 13,600+ (2.900) 42500 (2.000)
Prrtan profits *n7 4 an 3w I Actunts (m stde 126,679 wsw 150.876 41200 137977
nonme L [TRLT {20324 (1.67E) .z n.4any Shet- e lans. me LR - s [LRiL] L el ]
Mroeies =k {3, 7E8} A2 12804 [7.ma) O currant | ibes. 86 E5 Do . 5 138 656 T2AT4
Total current liabilrties 551790 %1308 411 854 340588 mesTe
et income pre-preberred dividends. 1.035 LLE % (L E] T4y 193 Long-erm debt 70.535 62805 754 805 251205 1205
Prefored dvadends. a L] Q L] 0 P long-tem Rabilhes 42z 463 4829 4623 4629
Nl inccuma (p re-su coplionals | 1035 @30} =3y T4y 193 Total liabBities a58 857 ATQ 87088 0547 5704
Poxt tay ecaplonak. [] o a o o
Met incame 1035 w0 (LE] T4 199 Prefermed shares a7 a ar - ar
Underiying profit 1035 L2 % 13 T4y 193 Total commeon equity LU Mz 190109 189,386 180521
Wity o faraed AX7 4T TS 145045 14TEM T RS2
Basx EPS (Rmb) om 008 aor -0.06 oS Total labsites & aquity 1188 87 1081428 1,008 289 942 469 L RFL]
Undarkyang £PS (Rmb) [T 008 07 0.0 0.1 BVPS (Rmib) wal 1808 1984 e 1582
DP3 (Ramb) 00 0.00 0.00 ¢00 0.06 RMAY {Rmb mnj 159
RMAVPS (Rmb) LRt
Growth & %) 20ISA TO2EE WITE T0ME 229E
Salec growh % -1 -1E% 1% 7% Ratios. pr-1Y 2028E WITE 2UINE BWE
EBTDA growin 1% Y -12% A% A% ROE %) 1% LY % (Y 1%
EBIT geowih -14% -30% -12% A% % ROA %} 0% ™ % ™% ™
et sncama g -m% 190 By -T% LY Inmniney days B8 a5 1.908 1177 =
EPS gowh -Ta% - 190 -14% ™ Bl Y Rl watien days "\ "% . 58 wa
Gooas masgn 1% W 1% 1 1% Payatio days 301 ET W5 W W
EBTDAmagn ™ % % LY 6% et dubtfeguity (% 6% TN % % %
EBT magn ™ Y % ™ 5% Tolsl letebestown) assels (%) 2% El % 4% 1%
Linclartying pim mesgin o L. o% ™ =
v durd payout % ™ o% o s
Cash flow } 2UI5A 2026E MITE Z02BE I
Wt e 0 o0 b o) b e rate 1036 a0} (L5 a3 1859
DAA add back 2054 2,143 1560 1,842 1387
Mot N EBeEls ait-back 31587 Arms 1248 P 20M
Mat (i idec workang captal (18781 42288 L EE ] 7,662 w2
Oafws ofmeating cash Nome 11.480 5163} 42.218) 41,582 (657500
Cash Mow Wom operations 16728 {4,348} P ) a1.8m
Capfal exporotures (L 1] 0 iy [l [sH)
At 2.7
Dversiin o 0
Ohar. 1258 an 1515 e | 7.0856)
Cazh fiow from imastmants nmn nz) (T4 hs) (2,38
Dividerets pead (warmmon & praft 113,300 (81734 85421 18.38 A.214)
g anc in et 6.741) (832} (LA 13500 (10,000}
Common Slock msuance {Rpurthace)
s fnancing cash fows (5.960
Cash flow rom financing [F-% F.] 17,805} 118,542} L) 8.4}
Totsl conh fow 1.2 [@reme} 120.735) 13412) "

Source: Company data, Goldman Sachs Global Investment Research
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Longfor (0960.HK): Near-term DP headwinds to intensify; leading deleveraging progress provides
potential reinvestment headroom around 2029E; Neutral

20 October 2026

0960.HK 12m Price Target: HK$6.3 Price: HK$5.05 Upside: 24.9%
T s Forecast
12125 12/26E 1212TE 12/28E
Market cap: HK$35.5bn / $4.5bn  Revenue (Rmb mn) New 97,308.6 74,3438 54,811.2 49,7268
Enterprise value: HK$261.4bn / $33.3bn  Revenue (Rmb mn) Old 97.308.6 74,4831 69.938.8 68.394.8
3m ADTV :HK$132.8mn/ $16.9mn  EBITDA (Rmb mn) 6,926.0 39376 6,196.2 8,186.2
China EPS (Rmb) New (0.24) (0.38) 0.09 0.28
- China Property EPS (Rmb) Old 0.24) {0.33) 0.16 0.34
PIE (X) NM NM 46.7 153
MBARank:3  P/B (X) 0.4 0.2 0.2 02
Leases incl. in net debt & EV?: No Dividend yield (%) 08 0.0 0.6 20
CROCI (%) NM N 0.6 08
6/26 12/26E 627TE 12127E
EPS (Rmb) 0.09 (0.48) 0,04 006

Source: Company data_ Goldman Sachs Research essmates. FaciSet Price as of 16 Oct 2026 close

Land bank quality & reinvestment

We estimate only 63% of Longfor’s inventory will be developed to saleable level before
end-2031E, assuming limited raw land development (only 30% to be constructed). This
is partly due to the company’s deleveraging focus, partly due to low-margin for such raw
land where we expect the company has low intention to develop and sell amid the
ongoing downcycle. We expect based on our current contract sales estimate, combined
with cash flow from its IP business, the company will have sufficient liquidity to meet its
bond repayment needs and reduce leverage further to 48% by end-2029E, the lowest
among our coverage universe and also leave headroom for the company to start
reinvestment around 2029E. In addition, potential capital recycling of its mall assets
(~Rmb260bn book value at end-1H26) through REITs channel will also provide
headroom for it to resume land banking, though the management doesn’t have a plan to
do so in the near-term.

Profitability & return

With contracting DP revenue booking and thus less drag to its overall profitability, we
estimate the company’s underlying profit will turn positive in 2027E and steadily
increase in 2028E-2029E, leading to gradual ROE recovery to 3.1%. Meanwhile, we
assume Longfor will resume dividend payout (30% payout ratio for 2027E-2029E),
implying a 3.7% dividend yield by 2029E.

Forecasts, TP changes & valuation

We widen our 2026E net loss forecast by 36% and revise down 2027-28E net profit
estimates by 44%/18%: 1) we cut the 2027-28E contract sales by c.50%, projecting the
contract sales to drop significantly in 2027E (given only 7% inventory applicable for the
old presale model and a massive volume of completed unsold projects remains relatively
illiquid) before stabilizing in 2028E as we believe Longfor will maintain certain sales
scale, prioritizing cash flow over profitability in the near term to meet debt repayment
needs; 2) as a result, we expect DP GPM to remain under pressure over the coming 2-3
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years and thus revise down 2027-28E DP GPM by 10pp vs. prior. That being said, we
expect the profit recovery trend to remain intact with DP business shrinking and
introduce our 2029E underlying profit of Rmb4bn, implying 149% 27-29E CAGR.

We also introduce our end-27E NAV estimate of HK$9.7 (-2% from prior end-26E NAV)
and expand the TP NAV discount to 35% from 25% previously, to reflect enhanced
difficulty to digest lumpy inventory amid weak demand and continued margin pressure.
As aresult, we cut our 12m NAV-based target price for Longfor by 16% to HK$6.3.
Longfor trades at a 48% discount to end-27E NAV, 0.3X 2027E P/B and 0.6% 2027E div.
yield vs. coverage average of 33%/0.5X/1.7%. Maintain Neutral. Our current 2027E-28E
topline/underlying profit estimates for Longfor are 26%/50% below Bloomberg
consensus respectively.

Investment Thesis

We are Neutral rated on Longfor. While we remain positive on Longfor’s ahead-of-peers
debt pressure peak-out, alongside its stable recurring income outlook from IP/PM
portfolio ramp-up, we remain cautious that a much weaker property sales outlook will
lead to a more strenuous cash flow and earnings recovery outlook compared to
Buy-rated peers in our coverage, and we see these risk-reward as fair at current
valuation.

Price Target Risks & Methodology
Our 12m target price of HK$6.3 is based on a 35% discount to end-27E NAV.

Key risks: 1) Above- or below-policy execution on supply-side liquidity support and
demand-side easing; 2) Better-/weaker-than-expected deleveraging plan execution
leading to stronger/weaker liquidity conditions; 3) Stronger/weaker-than-expected
sell-through; 4) Better-/weaker-than-expected margin especially for old-vintage
projects acquired before the current downturn; 5) Above-/below-expectation rental
growth.
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Exhibit 28: Summary of key financials and operation metrics - Longfor

Longtor {0960.HK) Contract sales (Rmb bn)
Rating Neutral -
End-27E NAV (HK$) 9.7
12-m TP (HKS$) 63 16 18
TP implied upside (%) 25% As of Oct 16, 2026 9 ]
2026E 2027E 2028E 2029E
Scale 2026E 2027E 2028E 2029€ 2030E 2031E
Revenue booking (Rmb bn} 74 55 50 48 Totalsaleables breakdown*
DP (Rmb bn) 46 26 20 17
P (Rmb bn} 15 16 17 18
Others (Rmb bn) 13 i3 13 i3 " = Raw land
Core profit {Rmb bn} 2.7 0.7 20 4.0 WIP [new presales model)
T
Profitability, WIP [old presales model}
GPM (%) %% 20% 26% 30% » Compleied unsold
DP (%) -17% -15% -14% -11% Outer- 3544
End-29E: New acq since 2027
P (%) 73% 73% 73% 73% bt oo .
Others (%) 26% 25% 24% 24% L Mewcl 37% “stuck” land |
Core margin (%) -3.7% 12% 4.0% 8.4%
Bond maturity (Rmb bn)
Beum mAmbbond  FXbond
Underlying ROE %} -2.1% 0.5% 1.6% 3.1%
Cashflow& leverage ’
4
Total leverage %) 57% 53% 50% 48% 3
FCF {Rmb bn) 57 21 12 27 1 2 e
. 2
Dividend (Rmb bn} 0.0 0.2 06 1.2 = A o
Div. yield (%) 0.0% 06% 1.8% 3.7% 2026E (4Q) 027E 028E 2029E
Source: Datastream, Goldman Sachs Global Investment Research
Exhibit 29: Summary of financials - Longfor
Profit model (Rmb mn 202 5A W0IE IITE WIE 20HE Balance sheet (Rmb mnj 20215A 0ME WITE J0INE HIE
Total revenus o308 T4, M4 LEE AL L Rri 403 Caxh & equvaionis arse 22 640 w2 12808 10873
Coat of goods sokd BTET4) (67. 742} WLTHE) (26076 @AATE) Accounts recesable 103z B77e7 T2.081 &1.307 58266
SGAA 06566 {5.5784 4.848) .78 (4.484) nvermory Tary 138332 1% 906 100985 BEBTH
e Curmert aeats - - - - -
ERITOA (%23 pLE 106 [ 81 ] w173 Total cusrent assets. nean marie 207 768 1T408 1“7
Capracaton & amonealion e [ [ ] 2 [£,.7] Nut PPAE 1.8 THYS 1678 1,548 TaNZ
EBIT 4,807 REE ] 4904 8105 0.085 et nlangibes 18X 3835 1835 1835 1835
et 81 GO »5 17 " 5 §1 Total inesatmants %0221 6319 mmr 2680405 A1 78I
e @panss (L] (1) i) 2| =) O g darm assat [ERE ] 13288 ora 1278 12804
Incomaifices) Fam Uncons. Ut 1.2 .= 11 263) (=1 40 Total assets. S95A62 1T A T ATisaT -
Others 1041 (M4} Q L] ]
Protas profits 5.4 1602 4858 LAl S L AL Actousts pryable TE.140 64250 A5 555 MHaM 35142
ncame s 4.9 Py 1987) HETSI (5708 Shot-fer m I 15795 15854 15 854 15854 15854
Menoeiss (k1] 177 21E) L) (amE) Cihar et kabilbies ST LEHL] a5 550 321 24328
Total current liabbites 186708 148240 106989 an T8N
et income pre-preberred dividen ds. 1022 .y 51 198 4043 Long-tenm deta 13715 12rms 1S 11415 MeD1s
Preferrad dividends. a L] Q L] o Other longderm Eabdbes 35136 35136 %136 35138 35136
el inc.cumes | pre—as Coptio nats | 1082 1.m.3 51 1988 4043 Total Kabillies Isasm 0830 63,909 735573 meat
Post-@x axcaptonats. a ] a L] o
Met income 1,022 .29y L) 198 4043 Preterred shares . . . . .
Underiying profit i1.700) @.ms 51 1998 4043 Tote common squity 162810 W17 181872 161262 186092
MAnOridy il T4 TAD6E 4285 TATH THAST
Bamc EPS (Rmb) o oam o om oar Total kabilies & equity 05862 1T A T ATisaT L AR
Undemyng EPS (Rmb) 0.4 o LT5) o aar BVPS (Rmb) nn 2282 nw nmn 2188
DP3 (Ramb) 007 0.00 003 o.08 a7 RMAY (Rmb mn} 41,205
RMAVPS (Rb] B
Growth & marging |} T025A F026E 20ITE 0 29WE
St QITwen 2% -2a% 25 E LY - Ratios. 0788 E HITE IUINE HBWE
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EBT geuwth % 4% % % 2% ROA (%) ™ ™ L ™ ™
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Seazen (1030.HK): Most impacted (negative) from the new sales model; Sell

20 October 2026

1030.HK 12m Price Target: HK$1.22 Price: HK$1.39 Downside: 11.9%
GS Forecast

12125 12/26E 12127E 12/28E
Market cap: HK$9.80n / $1.2bn  Revenue (Rmb mn) New 53,135.9 39,763.1 33,301.6 28,858.3
Enterprise value: HK$108.7bn / $13.9bn  Revenue (Rmb mn) Old 53,1359 39,763.1 32,8926 27,1947
3m ADTV :HK$30.2mn/ $3.8mn  EBITDA (Rmb mn) 74207 6,578.5 5,632.1 53276
China EPS (Rmb) New 0.05 0.03 0.02 0.05
China Property EPS (Rmb) Old 0.05 0.03 008 012
PIE {X) a3 34.0 60.2 221
¥ MBA Rank: 3 P/B (X) 03 0.2 0.2 02
Leases incl in net debt & EV?: No Dividend yield (%) 0.0 0.0 0.0 00
CROCI (%) 06 25 286 23
6/26 12/26E 627TE 12127E
EPS (Rmb) 0.09 (0.05) 0.01 (0.07)

Source: Company data, Sachs FactSel. Price as ol 16 Ocl 2026 close.

Land bank quality & reinvestment

Seazen has the smallest and weakest landbank among companies our coverage, with
high exposure to lower-tier cities (c.60% vs. 1/3 of coverage average, alongside only 1%
exposure in Tier 1 cities) and aged inventory due to a prolonged pause inland
replenishment, making destocking challenging. We expect Seazen to prioritize cash
collection over profitability, similar to other liquidity-constrained POEs, maintaining
annual contract sales of around Rmb10bn over the next few years. However, the
internally generated cash remains insufficient to cover debt repayment requirements
under our assumptions, leaving refinancing availability a key determinant of liquidity. We
assume Seazen’s debt to be rolled over when matured and the company facing
challenges to resume land investment during our forecast period, as balance sheet
remain stretched with low cash/S-T debt ratio at 40%+, despite total leverage declining
from 67% in 2026E to 60% in 2029E.

Profitability & return

With cash collection taking priority, we expect continued price concessions on remaining
inventory to weigh on DP profitability. We forecast DP GPM to decline from 10%in
2026E to -2%in 2029E, alongside a c.50% reduction in DP revenue. Meanwhile, IP
revenue is projected to remain broadly stable at around Rmb7bn annually, with a 70%
GPM, providing a cushion to group earnings and helping both core margin and
underlying ROE stabilizing at around 1% by 2029E. With FCF remaining negative and
debt service taking priority, we assume no dividends during the forecast period.

Forecasts, TP changes & valuation

We leave 2026E forecasts largely unchanged while cutting 2027-28E net profit
estimates by 66% on average to reflect lower DP margin (-6pp vs. prior estimates) as
well as higher SG&A expenses with enhanced marketing efforts. We introduce our 2029E
net profit forecast of Rmb0.3bn, -22% yoy as we expect contract sales to pick up
moderately with projects under new presale model gradually completing, and leading to
loss expansion under negative DP GPM assumption.
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We also introduce end-27E NAV estimate of HK$3.04 per share (-2% vs. prior end-26E
NAV due to higher net debt) and widen our TP NAV discount by 10pp to 60% to reflect
deteriorated earnings outlook and heightened balance sheet constraints. As a result, we
lower our 12m NAV-based target price for Seazen by 21% to HK$1.22, implying 12%
downside against the October 16 closing price. Seazen trades at a 54% discount to
end-27E NAV and 0.3X 2027E P/B plus nil dividend yield vs. coverage developers
average of 33%/0.5X/1.7%. Maintain Sell. Our current 2026 E-28E topline/underlying
profit estimates for Seazen are respectively 5% above/75% below Bloomberg consensus
mainly driven by lower DP margin forecasts.

Investment Thesis

Seazen is a developer of residential complexes and shopping malls in Tier 2/3 citiesin
the Yangtze River Delta (YRD) in China, and as of TH26 it owned a mall portfolio of 212
Wauyue Plazas across 147 cities (No.2 ranked by scale). We are Sell-rated on Seazen.
Despite the support of recurring income from the company’s nationwide renowned
commercial portfolio comprising 200+ malls, we see Seazen’s landbank as aged and
unfavorably positioned. We expect the persistent negative impact from the sharply
declining DP sales and margins on earnings/cash flow and un-alleviated debt service
stress to remain an overhang on Seazen’s business operation outlook and continue to
weigh on Seazen’'s near-term valuation recovery potential.

Price Target Risks & Methodology
Our 12m target price of HK$1.22 is based on a 60% discount to end-27E NAV.

Key upside risks: 1) Rental performance beat supported by stronger-than-expected
commercial operation expertise and/or higher-than-expected retail sales in Seazen’s
malls; 2) Faster-than-expected recovery in the housing market, leading to contract sales
and margin beats for property development business; 3) Better-than-expected access
to funding at lower financing costs, so as to help mitigate the funding gap for the
company; 4) Unexpected IP revaluation gains that could lead earnings to exceed our
forecasts.
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Exhibit 30: Summary of key financials and operation metrics - Seazen

Seazen (1030.HK) Contract sales (Rmb bn)
Rating Sell 12 5 12 12
10
End-27E NAV {HK$) 3.04 &
12-m TP (HKS$) 1.22
TP implied upside (%} -12% As of Oct 16, 2026
2026E 2027E 2028E 2029E
Scale 2026E 2027€ 2028E 2029 2030E 2031E
Revenue booking (Rmb bn} 40 33 29 29 Totalsaleables breakdown*
DP (Rmb bn) 26 19 14 i4
P {Rmb bn) 7 7 7 7 ’
Others [Rmb bn) 7 7 8 a = Raw land
Core profit {Rmb bn} 0.2 0.1 04 0.3 WIP [new presales model)
i - WIP [old presales model}
1%
GPM (%) 26% 27% 30% 28% » Completest usold
DP (%) 10% 6% 2% -2% Oute -
End-23E: MNew acqsince 2027
P (%) 70% 70% 70% 70% M. B )
Others (%) 39% 40% 2% 42% | rexct 3% *stuck” land |
Core margin (%) 0.6% 0.4% 1.3% 1.0%
Bond maturity (Rmb bn)
Betum mRmbbond  FXbond
Underlying ROE (%) 0.7% 0.4% 1.0% 0.8%
4
Total leverage (%) 67% 64% 62% 60% z 2
1
FCF {Rmb bn) 15 0.3 02 0.1 1 R -
Dividend (Rmb bn) 0.0 0.0 00 0.0 =u = —
Div. yield (%} 0% 0% 0% 0% 2026E (4Q) 2027E 2028 2029E
Source: Datastream, Goldman Sachs Global Investment Research
Exhibit 31: Summary of financials - Seazen
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Source: Company data, Goldman Sachs Global Investment Research
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Vanke (000002.57/2202.HK): Deteriorating DP earnings and persistent balance sheet constraints; Sell

20 October 2026

000002.5Z 12m Price Target: Rmb2.9 Price: Rmb3.66 Downside: 20.8%
Gs Forecast

12125 12/26E 1212TE 12/28E
Market cap: Rmb43.7bn / $6.5bn Revenue (Rmb mn) New 231,309.9 149,230.0 117981.0 116,356.4
Enterprise value: Rmb437.4bn / $85.4bn  Revenue (Rmb mn} Old 2313099 1492300 1178016 1166161
3m ADTV :Rmb@52.1mn/ $141.8mn  EBITDA (Rmb mn) (57,6092) (192279) (11,737.0) (12,1236)
China EPS (Rmb) New (7.45) (2.47) (1.63) (1.50)
China Property EPS (Rmb) Old (7.45) {2.47) (1.37) (0.95)
P{E {X) NM NM NM NM
& MEA Rank:3  P/B (X) 07 05 086 09
Leases incl in net debt & EV?: No Dividend yield (%) 00 0.0 0.0 00
CROCI (%) 44 NM NM NM
6/26 9/26E 12126E 327TE
EPS (Rmb) (0.75) {0.37) (0.85) (0.25)

Source: Company data, Sachs FactSel. Price as ol 16 Ocl 2026 close.

2202.HK 12m Price Target: HK$2.2 Price: HK$2.43 Downside: 9.5%
Gs Forecast

12/25 12/26E 12127E 12/28E
Market cap: HK$29.0bn / $3.7bn - Revenue (Rmb mn) New 231,309.9 149,230.0 117,981.0 116,356.4
Enterprise value: HK$491.0bn / $62.6bn  Revenue (Rmb mn) Old 231,3099 1492300 1178016 1166161
3m ADTV ‘HK$83.4mn/ $10.6mn EBITDA (Rmb mn) (57.6092) (192279) (11.737.0) (12,123.6)
China EPS (Rmb) New (7.45) (2.47) (1.63) (1.50)
China Property EPS (Rmb) Old (7.45) (2.47) (1.37) (0.95)
P/E {X) NM NM NM NM
MBARank: 3 P/B (X) 05 03 04 05
Leases incl in net debt & EV?:- No Dividend yield (%) 00 0.0 0.0 00
CROCI (%) 26 NM NM NM
6/26 12/26E 627TE 12127E
EPS (Rmb) (1.25) {1.22) {0.49) (1.14})

Source: Company data_ Sachs Ry FactSel Price as of 16 Ocl 2026 close.

Land bank quality & reinvestment

Vanke has a sizable land bank, but we estimate that only 56% of its end-26E inventory
will be developed due to relatively weak landbank quality (c.50% located in lower-tier
cities, compared with 1/3 of coverage average) and the resulting low margin.
Nevertheless, we expect Vanke to focus on maintaining stable contract sales despite
weak demand, prioritizing cash flow generation over profitability to meet debt
repayment needs. We assume Vanke will repay all debt at maturity, given refinancing
difficulties (especially for offshore bonds) and its deleveraging objectives. However, we
believe debt repayment could be insufficient to offset the shrinking equity on continued
losses. We therefore project the leverage ratio to edge up to 78% by 2029E, the highest
among our coverage.

Profitability & return
With cash-driven inventory sales, we expect Vanke's DP GPM to deteriorate from 8% in
2026E to -4%in 2029E, keeping core margins deeply negative (around negative
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mid-teens) in 2027E-2029E. Continued losses and a shrinking equity base would drive
underlying ROE lower, from c.-30% in 2026E to c.-50% by 2029E. We expect no
dividends throughout the forecast period as net losses persist.

Forecasts, TP changes & valuation

We leave our topline forecasts largely unchanged but widen our 2026E-2028E net loss
forecasts by 26% on average due to lower DP GPM and higher marketing expenses to
support sales amid sluggish demand. We also introduce our 2029E net loss forecast of
Rmb19bn, broadly in line with the 2027E-2028E average, as well as an end-27E NAV
estimate of Rmb3.6 per share (+3% from our previous end-26E NAV estimate). We widen
our TP NAV discount by 10pp each to 20%/45% for A/H shares reflecting heightened
balance-sheet constraints. Accordingly, we lower our 12m NAV-based target prices for
Vanke A/H by 9%/12% to Rmb2.9/HK$2.2, implying -21%/-9% downside against
October 16 closing prices. Vanke A/H trade at +2%/-38% premium/discount to end-27E
NAV and 0.7X/0.4X 2027E P/B vs. coverage developers average of -33%/0.5X. Retain
Sell on both. Our current 2026E-28E topline/net losses estimates for Vanke are 19%
below/37% larger than Bloomberg consensus, respectively, which we believe is driven by
lower contract sales and weaker DP GPM forecasts.

Investment Thesis

We are Sell rated on Vanke A/H givenits behind-peers deleveraging progress, strenuous
liquidity condition vs. coverage peers, and heightened earnings downside from inventory
impairment, and we see limited visibility for turnaround given incrementally challenging
destocking for its remaining inventory and disposable assets, and margin and inventory
write-down pressure to persist until ASP stabilization is restored, which should continue
to weigh on Vanke’s near-term valuation recovery potential.

Price Target Risks & Methodology

Our 12m target price for Vanke A/H of Rmb2.9/HK$2.2 is based on a 20%/45% discount
to end-27E NAV.

Key upside risks: 1) targeted all-rounded funding support from government; 2)
well-executed asset disposal and refinancing plan to facilitate debt reduction; 3)
stronger-than expected physical market recovery especially in higher-tier cities that
leads to stronger-than-expected sell-through and ASP for its remaining inventory.
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Exhibit 32: Summary of key financials and operation metrics - Vanke

Vanke (A/H} 000002.5Z 2202.HK Contract sales (Rmb bn)
. (=) Eet
Rating, Sell Sell 52 &0 &7
End-27ENAV (Rmb/HK$) 36 38
a7
12-mTP (Rmb/HKS) 29 22
TP implied upside (%) -21% -O% As of Oct 16, 2026
2026E 2027E 2028E 2029E
Scale 2026E 2027 2028 2029 2030 2031E
Revenue booking (Rmbbn) 149 118 116 125 Total saleables bre akdown*
oP (Rmb bn) 107 73 69 74
P (Rmb bn} n.a. na. n.a. na ‘
Others (Rmb bn) 42 45 48 51 = Raw land
. 2™
Core profit {Rmb bn) -28.9 -19.5 -179 -19.3 Inner - WIP [new presales model)
iy End-26E:
Rmb310bn WIP [old presales model}
GPM (%) 4% 2% 0% -2% 1% » Compleied unsold
DpP (%) 8% 4% 0% -4% Outer -
P % End-29E: New a g since 2027
%) na. na. n.a. na R 230 )
Others (%) n.a. na, n.a. na. :
Core margin (%) -19.3% -16.5% -15.4% -15.4%
Retumn mAmbbond  FXbond
Underlying ROE %) -28.2% -25.1% -30.3% -47. 7% -
Cash flow & leverage N
Total leverage %) 76% 76% TT% 78%
FCF (Rmb bn) -25 126 -11 25 3 3
Dividend (Rmb b} 0.0 0.0 0.0 0.0 KN _—— -
Div. yield () 0% 0% 0% 0% — —_— —
Source: Datastream, Goldman Sachs Global Investment Research
Exhibit 33: Summary of financials - Vanke
Profit mode! (Rmb mn) 20258 WIE WTE WIE 202E Balance sheet (Rmb mn} W54 ME. HWITE 2020 HIWE
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Source: Company data, Goldman Sachs Global Investment Research
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