
 

       



   
FY14 results present another disappointment. SOL reported a core net loss of RMB85m 

versus a core net profit of RMB869m in 2013. This is yet another disappointment but as we 

have highlighted before, the market has set fairly low expectations for the stock and so we 

believe the share price reaction should be neutral. Core profit is below our and consensus 

estimate, impacted by a 10% miss in total revenue, a lower-than-expected GP margin (34% vs. 

HSBCe of 39%), exchange losses, the share of losses of associates, and higher-than-expected 

tax due to higher non-deductible offshore borrowing. FY DPS of HKD0.062 was flat y-o-y. 

We believe “Sell-all but Xintiandi” strategy is the right move although execution 

uncertainty lingers. SOL is reformulating its business plan to accelerate the pace of asset 

monetization with an ultimate goal to recapitalize the balance sheet. It has a target to sell 

RMB10bn worth of commercial assets versus RMB3.6bn in 2014. In our view, this is the right 

approach as we have long argued for the need to make a bigger push on sales execution. We 

believe the strategic overhaul is coming on the back of persistent cash flow pressure while 

SOL’s share price has continued to de-rate since 2009. That said, success of the plan is difficult 

to gauge at this preliminary stage as SOL will need to exercise a higher degree of pricing 

flexibility, in our view. 

Balance sheet is getting more stretched. Net gearing (with PCS adj. as debt and ex-MI) 

edged up from 77% in end-2013 to 110% in end-2014. The high leverage is attributable to the 

sales shortfall last year while gross debt continued to swell, up 37% y-o-y to RMB47.9bn. 

Positively, we note that SOL is not under near term refinancing pressure as the next offshore 

bond maturity is in 2017. In our view, whether the company is able to deleverage largely hinge 

on progress with respect to big-ticket en-bloc sales.  

Maintain N rating with new TP of 1.80, based on unchanged target discount of 75% to our 

new12M forward NAV estimate of HKD7.22 (vs. HKD7.26), which is 1 SD below the mean. 

Upside risks include: stronger-than-expected sales and ASP, while downside risks include 

persistently slow sales (particularly commercial) amid shift in strategy, which could lead to 

further deterioration in an already stretched balance sheet.  
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Financial statements 

Year to 12/2014a 12/2015e 12/2016e 12/2017e

Profit & loss summary (RMBm)   

Property sales revenue 8,543 10,380 11,666 14,376 
Property investment & other revenue 1,706 1,830 1,965 2,018 
Cost of sales (6,803) (7,789) (8,715) (10,214)
Gross profit 3,446 4,420 4,916 6,180 
SG&A (1,234) (1,571) (1,733) (1,794)
Other income and gains 14 92 94 70 
Operating profit/EBIT 2,226 2,942 3,277 4,456 
Net interest expense (613) (688) (695) (680)
Share of profit from asso. (173) 2,255 3,028 8 
Non operating profit/loss 2,978 0 0 0 
PBT 4,418 4,509 5,610 3,785 
Taxation (1,933) (3,114) (3,933) (1,875)
Minority interests (172) (553) (728) (843)
Less distribution to perpetual security (535) (548) (548) (548)
Net profit 1,778 293 401 518 
Net impact of ppty rev reserve 1,863 0 0 0 
Core Profit (85) 293 401 518 

Cash flow summary (RMBm)   

Cash flow from operations (7,691) 4,127 2,798 2,477 
Capex (4,019) (4,836) (3,000) (3,000)
Other investing activities (1,280) 2,132 (393) (413)
New shares issued 185 0 0 0 
Dividends paid (496) (372) (148) (197)
Other financing activities 14,591 (129) 1,076 (899)
Net change in cash 1,290 921 333 (2,032)
Cash at the beginning 5,378 6,668 7,589 7,923 
Cash at the end 6,668 7,589 7,923 5,890 

Balance sheet summary (RMBm)   

Shareholders’ funds 43,760 43,682 43,934 44,255 
Long-term liabilities 36,492 37,936 39,115 38,722 
Minority interests 1,162 1,715 2,443 3,287 
Deferred items 6,522 6,926 7,365 7,844 
Total capital employed 87,936 90,258 92,857 94,108 
Fixed assets 59,580 65,192 71,577 77,928 
Other assets 9,003 11,672 15,137 15,607 
Current assets 39,740 33,917 28,528 25,505 
Total assets 108,323 110,781 115,242 119,039  
Ratio, growth and per share analysis 

Year to 12/2014a 12/2015e 12/2016e 12/2017e

y-o-y % change   

Revenue 4% 19% 12% 20%
Operating profit 11% 21% 12% 35%
PBT -8% 2% 24% -33%
Reported EPS -22% -84% 37% 29%
HSBC EPS -109% -445% 37% 29%

Ratios (%)   

ROIC ex-exceptional  0% 0% 0% 1%
ROAE ex-exceptional  0% 1% 1% 1%
ROAA ex-exceptional 0% 0% 0% 0%
Operating margin 25% 25% 25% 28%
Core profit margin -1% 2% 3% 3%
Core margin (after perp. dist.) -6% -2% -1% 0%
Interest cover ex-exceptional (x) 1.5 1.3 1.5 1.1 
Net debt/equity (incl. restricted cash) 84% 87% 88% 88%

Per share data (RMB)   

Reported EPS (diluted) 0.22 0.04 0.05 0.06
HSBC EPS (diluted) -0.01 0.04 0.05 0.06
DPS (HKD) 0.06 0.02 0.02 0.03
   

SOL: NAV breakdown 

(RMBm) (HKD/sh) % of GAV

Development properties
Residential 46,288 7.23 51.0%
Investment properties
Office/Retail 41,205 6.44 45.4%
Others 3,331 0.52 3.7%
GAV 90,823 14.19 100.0%
Net debt (excluding restricted cash) (39,709) (6.20)
Perpetual capital security (5,949) (0.93)
Sunk cost related to relocations 6,000 0.94 
Outstanding LAT (2,689) (0.42)
Potential CB conversion 2,720 
12-mo fwd NAV 51,196 7.22 
Source: HSBC estimates     

NAV discount chart 

Source: Company data, Thomson Reuters Datastream, HSBC estimates    
Price relative 

Source: Thomson Reuters Datastream, HSBC estimates 

Note: Priced at close of 18 March 2015 
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Reformulated game plan for asset monetization  

While there have been many initiatives over the years to speed up asset turnover and revamp the business 

model, little progress has been made thus far given that SOL’s core business focus of large-scale project 

master planning and resident relocation are much more time consuming tasks than a simple build-sell 

approach adopted by most developers in the sector. Together with the focus on building out an investment 

property portfolio, SOL’s balance sheet has also come under more pressure and this is what drove the 

company to reformulate a game plan for faster asset monetization via more decisive sale of its 

commercial property holdings, both mature and non-core assets. Effectively, the company is now willing 

to adopt a “sell-all but Xintiandi” strategy. This is a completely different game plan for the company, 

which previously was constrained to selling non-core assets amid plans to spin-off its commercial 

property portfolio by way of listing China Xintiandi, its wholly-owned subsidiary that own, operates and 

manage a portfolio of core commercial properties. We believe the strategic change highlights the 

company’s recognition of a more challenging physical market landscape and marked determination to 

recapitalize the increasingly stretched balance sheet as gross debt continued to swell. We believe this is 

the right strategic move as we have long argued that the company needs to make a much bigger push to 

offload commercial assets to better manage cash flow. That said, we would also highlight that execution 

of such plan remains somewhat difficult to gauge at this preliminary stage as it requires SOL to be a lot 

more flexible on the pricing front. The fact that SOL’s share price has continued to de-rate since 2009 is 

probably another key reason that has underpinned the strategic overhaul, in our view.  

Not out of the woods

 “Sell-all but Xintiandi” strategy is the right move although 

execution uncertainty lingers 

 Cash flow pressure is still on as gross debt continued to swell; 

positively, there is no offshore bond maturity until 2017 

 Maintain Neutral rating with new TP of HKD1.80 (vs. HKD1.83); 

execution of big-ticket en-bloc transactions is key to recapitalizing 

the balance sheet 
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SOL share price performance  

 
Source: Thomas Reuters Datastream 
 

The en-bloc push – “All but Xintiandi” strategy  

The key strategic change is that SOL is now willing to sell both stabilized and non-core assets, except 

Shanghai Xintiandi which is its landmark project. Previously, the company was more focused on selling 

“non-core” assets given its plan to spin-off the core-assets into a separate commercial platform. The latest 

on this is the company’s intention to sell Corporate Avenue 1&2 for RMB7.5bn, or RMB90k/sqm, 

according to Mintiandi (16 March), an independent source for China real estate intelligence. The asking 

price represents a record-high price tag based on recent transaction records. At the average rent of 

RMB12/sqm/day, the implied yield is 4.8%. In 2015, SOL is targeting to sell RMB10bn worth of 

commercial assets versus RMB3.6bn in 2013. The en-bloc sale represents 55% of the company’s total 

sales target (residential + commercial) of RMB18bn in 2015. 

 

Key office transactions in Shanghai in 2013 & 2014 

Property Precinct Period GFA  
(sqm) 

Unit Rate 
(RMB/sq.m.) 

Vendor Purchaser 

Ocean Tower Puxi 1Q13 46,012 41,837 Ascendas ARA 
Yintong Luwan Expo Project Puxi 1Q13 20,510 58,952 Yintong JV Greenland Group Evergrowing Bank 
Central Plaza Puxi 2Q13 40,227 41,514 Forterra Trust Carlyle
Cross Tower Puxi 3Q13 41,662 39,604 Ascendas China Commercial Fund Gaw Capital 
5 Corporate Avenue* Puxi 4Q13 64,993 51,645 Shui On Group China Life Insurance 

(China Life Trust) 
Ruijin Tower Luwan 2Q14 39,671 41,665 China Orient Asset Management 

Corporation 
BM Holdings 

Suntown Plaza Huangpu 4Q14 73,400 42,589 Shanghai Sunac Greentown 
Investment Holdings 

Gopher Asset 
Management 

Source: JLL 
* For this transaction, the vendor has been given a call option to buy back the Sale Shares and the intercompany loan during the following period of time within seven years of building completion. 
Hence, the unit price is not an appropriate representation of actual market price.  

 

Tag-along complications amid Brookfield’s involvement as a strategic partner 

While we believe SOL’s push on en-bloc sales is a right move, this has nonetheless led to another key 

question relating to the much discussed spin-off plan of China Xintiandi (announced on 28 May 2013) 

given that some of the assets targeted for sale are within the initial property portfolio of China Xintiandi. 
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The added complication is in Brookfield’s partnership and investment in China Xintiandi in the form of 

Convertible Perpetual Securities, which could only be converted upon listing of the commercial vehicle. 

While management indicated that it will continue to pursue the proposed IPO, it also realizes that the 

commercial vehicle will most likely be listed at a larger discount than selling the assets to third parties in 

the open market. With respect to Brookfield’s involvement, SOL said they have yet come to a resolution, 

while stating that one possible outcome is to co-invest with Brookfield in new projects using proceeds 

from asset sales from the initial portfolio. 

Residential sales a secondary focus in the near term 

The company has set a residential sales target of RMB8bn in 2015, up 30% y-o-y from cRMB6bn in 

2014. But given the more back-end loaded pre-sale pipeline, there will be no excitement on residential 

sales until 4Q when the Shanghai projects are launched. SOL is planning to launch Rainbow City 

(RHXC) and Taipingqiao (TPQ) in 4Q with aggregate saleable resources of RMB11bn. These are key 

flagship projects of the company that have achieved fairly strong sales response in the past. Specifically, 

RHXC had achieved a sell-through rate of 100% in the past, while TPQ is a luxury project that outshines 

in terms of profitability with expected GP margin of c50%. 

Cash flow pressure is on 

We relate SOL’s more decisive plan for asset sales to the increasing balance sheet pressure. The 

company’s reported net gearing edged up from 59% in end-2013 to 79% in end-2014. If we reclassify the 

perpetual security as debt, end-2014 net gearing (ex-MI) would be 110% versus 77% a year earlier. The 

increased leverage is mainly attributable to the contracted sales shortfall last year while the company has 

also taken on more new borrowings. Total planned capex in 2014 was RMB13.5bn, while SOL only 

achieved sales of RMB9.75bn during the same period (versus its target of RMB13bn). The company’s 

total borrowing swelled to RMB47.9bn, up 37% y-o-y although we highlight that part of this is due to 

double carrying of bonds that SOL had used for refinancing earlier this year.   

In 2015, net gearing will edge up further based on our negative operating cash flow projection. Total 

estimated cash inflow of RMB16.5bn (of which RMB2bn is carried forward from last year) is insufficient to 

2015 Contracted sales target - RMB18bn (Including general and en-bloc commercial properties sales) 

Residential projects Product type  Under construction (sqm)  Completed (sqm) 

Shanghai Taipingqiao - Lakevilleluxe (Lot 116) High-rises            45,000  - 
Shanghai RHXC -  
The View High-rises -                  300 
Residential Phase 6 High-rises           86,000  - 
Wuhan Tiandi -  
Wuhan Tiandi B14 Low/mid/high-rises           68,200  - 
Chongqing Tiandi - The Rivera Phase II - IV Low/mid/high-rises         155,000            52,100 
Foshan Lingnan Tiandi -  
Legendary Phases 1-2 Townhouses -              5,700 
Regency Phase 2, Lingnan Tiandi - Park Royale and  
Lingnan Tiandi - The Imperial Low/mid/high-rises  -

 
       41,800 

Lingnan Tiandi - The Metropolis High-rises           68,100  - 
Dalian Tiandi Mid/high-rises         130,100            15,400 
 Villas -            13,200 
Sub-total         552,400          128,500 
Total          680,900 

Source: Company data 
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cover total outflow of RMB18.5bn. In our view, the key swing factor to the cash flow projections is 

dependent on SOL’s ability to successfully close the en-bloc transactions. Specifically, sale of Corporate 

Avenue 1&2 would bring in over RMB7bn, which accounts for over 40% of our total expected cash inflow.  

In terms of refinancing needs, we note that SOL has no upcoming offshore bond maturity until 2017.  

Net gearing   Unrestricted cash / gross debt  
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Source: Company data 
Note: Net gearing is calculated excluding restricted cash and minority interests  

 Source: Company data, HSBC estimate  

Note: The ratio is calculated based on un-restricted cash in current assets 
   

What’s changed? 

We are leaving our FY15 and FY16 EPS largely unchanged. While end-2014 gross debt has had a 

meaningful increase, we note that the company has made three bond repayments earlier this year with 

aggregate principal amount of RMB5,150m, which in turn should help lower net finance cost this year. 

We have left our contracted sales forecast unchanged and have not yet factored in the closure of the 

potential sale of Corporate Avenue 1&2, which will be a key swing factor in our earnings projection. En-

bloc sales have historically been very volatile and difficult to gauge and hence we opt for a more 

conservative approach in our financial model. We introduce 2017 EPS of RMB0.06, which represents 

growth of 29% y-o-y. 

Valuation and risks  

Our target price is revised down slightly to HKD1.80, from HKD1.83, based on 1SD below the mean 

(unchanged), or 75% discount to our revised forward NAV estimate of HKD7.22 (from HKD7.26). Under 

our research model, for stocks without a volatility indicator, the Neutral band is 5ppts above and below 

the hurdle rate for China stocks of 9.0%. Our target price implies a potential return of 6.9%, including a 

forecast dividend yield of 1%, within the Neutral band; therefore, we maintain our Neutral rating. 

Potential return equals the percentage difference between the current share price and the target price, 

including the forecast dividend yield when indicated. 

Downside risks include: 1) unexpected slowdown in residential sales momentum and inability to execute 

the planned en-bloc deals may negatively affect future earnings prospects and lead to further deterioration 

in balance sheet strength, and 2) investors’ confidence about execution in general. 

Upside risk includes: significantly stronger-than-expected sales and hence faster-than-expected balance 

sheet recapitalization. Constructive progress with regard to the spin-off plan is another upside.  
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FY14 results review  

SOL reported core net loss of RMB85m versus core net profit of RMB869m in 2013. The company 

declared final DPS of HKD0.40, bringing the full year dividend to HKD0.062 per share, flat y-o-y. The 

key highlights of the results are as follows: 

Higher revenues due to higher ASP offset by lower GFA delivered. Property development revenue 

increased 2% due to an 18% increase in recognised ASP from RMB21,900/sqm in FY13 to 

RMB25,800/sqm in FY14, offset by a 14% decline in GFA delivered to 552,400 sqm in FY14 vs 641,000 

sqm in FY13. 

Slight improvement in GP margin. GP margin was up by 1.5ppts y-o-y to 34%. GP margin of the 

recognized property sales improved from 27% in 2013 to 29% in 2014.  

Higher rental income due to new project additions and positive rental reversion from existing 

projects. FY14 rental income rose by 10% y-o-y to RMB1,578m, driven by positive rental reversion 

mainly from Shanghai Taipingqiao, Shanghai KIC and Wuhan Tiandi, as well as new project completion 

in shanghai, including THE HUB.  

Higher net finance cost due to exchange loss and higher total borrowing. The finance cost of 

RMB921 m in FY14 includes net exchange loss of RMB34m, vs a gain of RMB363m in FY13. Total 

debt increased 37% to RMB47,965m while the cash balanced was up 22% to RMB12,430m. Higher net 

finance cost was also attributable to lower interest capitalization rate which decreased from 81% in 2013 

to 77% in 2014. 

Slight decline in overall SG&A expenses. Selling and marketing expense decreased 23% y-o-y due to 

lower contracted sales during the year. On the other hand, administrative expense increased 5% y-o-y due 

to full integration of the asset management platform for China Xintiandi. SG&A as a percentage of 

turnover was 12% in 2014 versus 13% in 2013.  

Net gearing deteriorated further. The reported net gearing levels (including restricted cash and MI) 

increased 20ppt y-o-y to 79%, as gross debt continues to swell to RMB47,965m (+37% y-o-y), which could 

not be offset by the increase in cash balance (+22% y-o-y) and shareholder’s equity (+5% y-o-y). Note that 

the net gearing level is 110% if we reclassify the perpetual capital security as debt, up 32ppts y-o-y. 
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Shui On Land FY14 results review 

(RMBm) 2013 2014 y-o-y Remarks 

Turnover    
Property Development 8,361 8,543 2% 18% y-o-y increase in recognised ASP offset by a 14% y-o-y decline in 

GFA delivered 
Property Investment 1,440 1,578 10% Driven by positive rental reversion coupled with contribution from 

new completions 
Others 27 128 374%  
Total Turnover 9,828 10,249 4%  
Cost of sales (6,673) (6,803) 2%  
Gross profit 3,155 3,446 9%  
Interest Income 229 308 34%  
Other income 373 14 -96%  
Selling and marketing expenses (328) (253) -23% Decrease in selling and marketing expenses due to fewer contracted sales 

being achieved in FY14. 
General and administrative expenses (938) (981) 5% The increase is due to establishment of the fully integrated asset 

management platform for China Xintiandi Holdings. 
Operating profit 2,491 2,534 2%  
Fair value gain on IP 2,912 2,978 2%  
Share of results of associates (178) (173) -3%  
Finance cost, net of forex gain (448) (921) 106% Due net exchange loss of RMB34m, vs a gain of RMB363m in FY13 
Profit before taxation 4,777 4,418 -8%  
Income & other tax (ex LAT) (1,432) (1,107) -23% Due to lower deferred tax, although effective tax rate increased as a result of 

higher non-deductible offshore borrowing  
LAT (640) (826) 29%  
Less: Minority Interests (266) (172) -35%  
Less: perpetual capital securities (314) (535) 70%  
Net Profit 2,125 1,778 -16%  
Revaluation gain on IP, net of tax (1,446) (1,894) 31%  
Add: Non controlling interests 190 31 -84%  
Core Profit 869 (85) -110%  
Reported EPS (RMB) 0.28 0.22 -22%  
Core EPS (RMB) 0.12 -0.01 -109%  
Full year DPS (HKD) 0.06 0.06 0%  
Weighted number of shares 7,491 8,002 7%  
Contract sales (RMBm) 16,613 9,750 -41%  
Liquidity 2013 2014   
Long-term borrowings 28,776 36,492 27%  
Short-term borrowings 6,315 11,473 82%  
Cash (ex-restricted cash) 8,949 9,959 11%  
Cash (Inc-restricted cash) 10,180 12,430 22%  
Net Debt (ex-restricted cash) 26,142 38,006 45%  
Net Debt (Inc-restricted cash) 24,911 35,535 43%  
Perpetual bond 3,094 5,949 92%  
Shareholder's equity (ex-MI) 36,155 37,811 5%  
Net gearing (ex-restricted cash and 
MI) 

72% 101% 28ppt  

Net gearing (Inc-restricted cash and 
MI) 

69% 94% 25ppt  

Net gearing (Inc-res.cash, ex-MI, and 
adj. perpetual as debt) 

77% 110% 32ppt  

Net gearing reported 59% 79% 20ppt  
Margins 2013 2014 ppt  
SG&A to contract sales ratio 7.6% 12.7% 5.0  
Gross margin 32% 34% 1.5  
NP margin 22% 17% -4.3  
Core profit margin 9% -1% -9.7  
LAT to Property sales revenue 8% 10% 2.0  

Source: Company data, HSBC estimates 
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Our ratings are re-calibrated against these bands at the time of any 'material change' (initiation of coverage, change of volatility 
status or change in price target). Notwithstanding this, and although ratings are subject to ongoing management review, 
expected returns will be permitted to move outside the bands as a result of normal share price fluctuations without necessarily 
triggering a rating change. 
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*A stock will be classified as volatile if its historical volatility has exceeded 40%, if the stock has been listed for less than 12 
months (unless it is in an industry or sector where volatility is low) or if the analyst expects significant volatility.  However, 
stocks which we do not consider volatile may in fact also behave in such a way.  Historical volatility is defined as the past 
month's average of the daily 365-day moving average volatilities.  In order to avoid misleadingly frequent changes in rating, 
however, volatility has to move 2.5 percentage points past the 40% benchmark in either direction for a stock's status to change. 

Rating distribution for long-term investment opportunities 

As of 18 March 2015, the distribution of all ratings published is as follows: 
Overweight (Buy) 41% (30% of these provided with Investment Banking Services) 

Neutral (Hold) 39% (28% of these provided with Investment Banking Services) 

Underweight (Sell) 20% (20% of these provided with Investment Banking Services) 

   

Share price and rating changes for long-term investment opportunities 

Shui On Land Limited (0272.HK) Share Price performance HKD Vs HSBC 

rating history 

 Recommendation & price target history 

From To Date 

Overweight Overweight (V) 28 June 2012 
Overweight (V) Neutral (V) 17 October 2012 
Neutral (V) Neutral 30 January 2013 
Neutral Overweight 20 June 2013 
Overweight Neutral 09 February 2014 
Target Price Value Date 

Price 1 3.41 21 March 2012 
Price 2 3.78 28 June 2012 
Price 3 3.41 24 August 2012 
Price 4 2.86 17 October 2012 
Price 5 3.59 30 January 2013 
Price 6 3.50 01 April 2013 
Price 7 3.50 27 August 2013 
Price 8 2.40 09 February 2014 
Price 9 2.10 20 March 2014 
Price 10 2.30 27 August 2014 
Price 11 1.83 09 February 2015 

Source: HSBC 

 

Source: HSBC 
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HSBC & Analyst disclosures 
Disclosure checklist 

Company Ticker Recent price Price Date Disclosure

SHUI ON LAND LIMITED 0272.HK 1.70 18-Mar-2015 4, 6
Source: HSBC 

1 HSBC has managed or co-managed a public offering of securities for this company within the past 12 months. 
2 HSBC expects to receive or intends to seek compensation for investment banking services from this company in the next 

3 months. 
3 At the time of publication of this report, HSBC Securities (USA) Inc. is a Market Maker in securities issued by this 

company. 
4 As of 28 February 2015 HSBC beneficially owned 1% or more of a class of common equity securities of this company. 
5 As of 31 January 2015, this company was a client of HSBC or had during the preceding 12 month period been a client of 

and/or paid compensation to HSBC in respect of investment banking services. 
6 As of 31 January 2015, this company was a client of HSBC or had during the preceding 12 month period been a client of 

and/or paid compensation to HSBC in respect of non-investment banking securities-related services. 
7 As of 31 January 2015, this company was a client of HSBC or had during the preceding 12 month period been a client of 

and/or paid compensation to HSBC in respect of non-securities services. 
8 A covering analyst/s has received compensation from this company in the past 12 months. 
9 A covering analyst/s or a member of his/her household has a financial interest in the securities of this company, as 

detailed below. 
10 A covering analyst/s or a member of his/her household is an officer, director or supervisory board member of this 

company, as detailed below. 
11 At the time of publication of this report, HSBC is a non-US Market Maker in securities issued by this company and/or in 

securities in respect of this company 
  
HSBC and its affiliates will from time to time sell to and buy from customers the securities/instruments (including derivatives) 
of companies covered in HSBC Research on a principal or agency basis. 

Analysts, economists, and strategists are paid in part by reference to the profitability of HSBC which includes investment 
banking revenues.  

Whether, or in what time frame, an update of this analysis will be published is not determined in advance. 

For disclosures in respect of any company mentioned in this report, please see the most recently published report on that 
company available at www.hsbcnet.com/research. 

Additional disclosures 
1 This report is dated as at 19 March 2015. 
2 All market data included in this report are dated as at close 17 March 2015, unless otherwise indicated in the report. 
3 HSBC has procedures in place to identify and manage any potential conflicts of interest that arise in connection with its 

Research business. HSBC's analysts and its other staff who are involved in the preparation and dissemination of Research 
operate and have a management reporting line independent of HSBC's Investment Banking business. Information Barrier 
procedures are in place between the Investment Banking and Research businesses to ensure that any confidential and/or 
price sensitive information is handled in an appropriate manner. 
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Disclaimer 
* Legal entities as at 30 May 2014  
‘UAE’ HSBC Bank Middle East Limited, Dubai; ‘HK’ The Hongkong and Shanghai Banking Corporation 
Limited, Hong Kong; ‘TW’ HSBC Securities (Taiwan) Corporation Limited; 'CA' HSBC Bank Canada, 
Toronto; HSBC Bank, Paris Branch; HSBC France; ‘DE’ HSBC Trinkaus & Burkhardt AG, Düsseldorf; 
000 HSBC Bank (RR), Moscow; ‘IN’ HSBC Securities and Capital Markets (India) Private Limited, 
Mumbai; ‘JP’ HSBC Securities (Japan) Limited, Tokyo; ‘EG’ HSBC Securities Egypt SAE, Cairo; ‘CN’ 
HSBC Investment Bank Asia Limited, Beijing Representative Office; The Hongkong and Shanghai Banking 
Corporation Limited, Singapore Branch; The Hongkong and Shanghai Banking Corporation Limited, Seoul 
Securities Branch; The Hongkong and Shanghai Banking Corporation Limited, Seoul Branch; HSBC 
Securities (South Africa) (Pty) Ltd, Johannesburg; HSBC Bank plc, London, Madrid, Milan, Stockholm, Tel 
Aviv; ‘US’ HSBC Securities (USA) Inc, New York; HSBC Yatirim Menkul Degerler AS, Istanbul; HSBC 
México, SA, Institución de Banca Múltiple, Grupo Financiero HSBC; HSBC Bank Brasil SA – Banco 
Múltiplo; HSBC Bank Australia Limited; HSBC Bank Argentina SA; HSBC Saudi Arabia Limited; The 
Hongkong and Shanghai Banking Corporation Limited, New Zealand Branch incorporated in Hong Kong 
SAR; The Hongkong and Shanghai Banking Corporation Limited, Bangkok Branch 

Issuer of report 

The Hongkong and Shanghai Banking 
Corporation Limited 
Level 19, 1 Queen’s Road Central 

Hong Kong SAR 

Telephone: +852 2843 9111 

Fax: +852 2596 0200 

Website: www.research.hsbc.com 

This document has been issued by The Hongkong and Shanghai Banking Corporation Limited (“HSBC”) in the conduct of its Hong Kong regulated business 
for the information of its institutional and professional investor (as defined by Securities and Future Ordinance (Chapter 571)) customers; it is not intended for 
and should not be distributed to retail customers in Hong Kong. The Hongkong and Shanghai Banking Corporation Limited is regulated by the Hong Kong 
Monetary Authority. All enquires by recipients in Hong Kong must be directed to your HSBC contact in Hong Kong. If it is received by a customer of an 
affiliate of HSBC, its provision to the recipient is subject to the terms of business in place between the recipient and such affiliate. This document is not and 
should not be construed as an offer to sell or the solicitation of an offer to purchase or subscribe for any investment. HSBC has based this document on 
information obtained from sources it believes to be reliable but which it has not independently verified; HSBC makes no guarantee, representation or warranty 
and accepts no responsibility or liability as to its accuracy or completeness. Expressions of opinion are those of the Research Division of HSBC only and are 
subject to change without notice. HSBC and its affiliates and/or their officers, directors and employees may have positions in any securities mentioned in this 
document (or in any related investment) and may from time to time add to or dispose of any such securities (or investment). HSBC and its affiliates may act as 
market maker or have assumed an underwriting commitment in the securities of companies discussed in this document (or in related investments), may sell 
them to or buy them from customers on a principal basis and may also perform or seek to perform investment banking or underwriting services for or relating 
to those companies.  
HSBC Securities (USA) Inc. accepts responsibility for the content of this research report prepared by its non-US foreign affiliate. All U.S. persons receiving 
and/or accessing this report and wishing to effect transactions in any security discussed herein should do so with HSBC Securities (USA) Inc. in the United 
States and not with its non-US foreign affiliate, the issuer of this report. 
In the UK this report may only be distributed to persons of a kind described in Article 19(5) of the Financial Services and Markets Act 2000 (Financial
Promotion) Order 2005. The protections afforded by the UK regulatory regime are available only to those dealing with a representative of HSBC Bank plc in 
the UK. In Singapore, this publication is distributed by The Hongkong and Shanghai Banking Corporation Limited, Singapore Branch for the general 
information of institutional investors or other persons specified in Sections 274 and 304 of the Securities and Futures Act (Chapter 289) (“SFA”) and 
accredited investors and other persons in accordance with the conditions specified in Sections 275 and 305 of the SFA. This publication is not a prospectus as 
defined in the SFA. It may not be further distributed in whole or in part for any purpose. The Hongkong and Shanghai Banking Corporation Limited Singapore 
Branch is regulated by the Monetary Authority of Singapore. Recipients in Singapore should contact a "Hongkong and Shanghai Banking Corporation 
Limited, Singapore Branch" representative in respect of any matters arising from, or in connection with this report. In Australia, this publication has been 
distributed by The Hongkong and Shanghai Banking Corporation Limited (ABN 65 117 925 970, AFSL 301737) for the general information of its 
“wholesale” customers (as defined in the Corporations Act 2001).  Where distributed to retail customers, this research is distributed by HSBC Bank Australia 
Limited (AFSL No. 232595).  These respective entities make no representations that the products or services mentioned in this document are available to 
persons in Australia or are necessarily suitable for any particular person or appropriate in accordance with local law. No consideration has been given to the 
particular investment objectives, financial situation or particular needs of any recipient. This publication is distributed in New Zealand by The Hongkong and 
Shanghai Banking Corporation Limited, New Zealand Branch incorporated in Hong Kong SAR. 
In Japan, this publication has been distributed by HSBC Securities (Japan) Limited. It may not be further distributed in whole or in part for any purpose. In 
Korea, this publication is distributed by The Hongkong and Shanghai Banking Corporation Limited, Seoul Securities Branch ("HBAP SLS") for the general 
information of professional investors specified in Article 9 of the Financial Investment Services and Capital Markets Act (“FSCMA”). This publication is not a 
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“research”), the Commentary is not an offer to sell, or a solicitation of an offer to sell or subscribe for, any financial product or instrument (including, without 
limitation, any currencies, securities, commodities or other financial instruments). 
© Copyright 2015, The Hongkong and Shanghai Banking Corporation Limited, ALL RIGHTS RESERVED. No part of this publication may be reproduced, 
stored in a retrieval system, or transmitted, on any form or by any means, electronic, mechanical, photocopying, recording, or otherwise, without the prior 
written permission of The Hongkong and Shanghai Banking Corporation Limited. MICA (P) 157/06/2014, MICA (P) 136/02/2015 and  MICA (P) 
041/01/2015 
 

 



 

 

abc

 

  
Banks 
Europe 
Robin Down 
Analyst, Global Sector Head, Banks 
+44 20 7991 6926 robin.down@hsbcib.com 

Peter Toeman 
+44 20 7991 6791 peter.toeman@hsbcib.com 

Iason Kepaptsoglou 
+44 20 7991 6722 iason.kepaptsoglou@hsbcib.com 

Lorraine Quoirez 
+331 5652 4312 lorraine.quoirez@hsbcib.com 

Nitin Arora 
+44 20 7991 6844 nitin2.arora@hsbcib.com 

Johannes Thormann 
Global Head of Exchanges 
+49 211 910 3017 johannes.thormann@hsbc.de 

CEEMEA 
Andrzej Nowaczek 
+44 20 7991 6709 andrzej.nowaczek@hsbcib.com 

Aybek Islamov 
+971 44 236 921 aybek.islamov@hsbcib.com 

Vikram Viswanathan 
+971 4 423 6931 vikramviswanathan@hsbc.com 

Tamer Sengun 
+90 212 376 46 15  tamersengun@hsbc.com.tr 

Henry Hall 
+27 11 676 4476  henry.hall@za.hsbc.com 

Latin America Financials 
Carlos Gomez-Lopez, CFA 
+1 212 525 5253 carlos.gomezlopez@us.hsbc.com 

Asia 
Michael Chang 
+852 2996 6555 michaelpchang@hsbc.com.hk 

York Pun 
+852 2822 4396 yorkkypun@hsbc.com.hk 

Michael Chu 
+852 2996 6926 michaelwschu@hsbc.com.hk 

Alice Li 
+852 2822 2981 alicezli@hsbc.com.hk 

Anthony Lam 
+852 2822 4202 anthony.t.y.lam@hsbc.com.hk 

Sinyoung Park 
+822 3706 8770 sinyoungpark@kr.hsbc.com 

Sachin Sheth 
+91 22 2268 1224 sachinsheth@hsbc.co.in 

Tejas Mehta 
+91 22 2268 1243 tejasmehta@hsbc.co.in 

Kar Weng Loo 
+65 6658 0621 karwengloo@hsbc.com.sg 

Xiushi Cai 
+65 6658 0617 xiushicai@hsbc.com.sg 

Jane Liu 
+8862 6631 2869 jane.l.liu@hsbc.com.tw 

Insurance 
Europe 
Kailesh Mistry 
Analyst, Head of European Insurance 
+44 20 7991 6756 kailesh.mistry@hsbcib.com 

Dhruv Gahlaut 
+44 207 991 6728 dhruv.gahlaut@hsbcib.com 

Steven Haywood 
+44 207 991 3184 steven.haywood@hsbcib.com 

Thomas Fossard 
+33 1 56 52 43 40 thomas.fossard@hsbc.com 

Abilash P T 
+44 207 9914475 abilash.p.t@hsbc.com 

Asia 
James Garner 
Analyst, Head of Asian Insurance 
+852 2822 4321 james.e.garner@hsbc.com.hk 

Jianwei Yang 
+852 2914 9575 jianwei.yang@hsbc.com.hk 

Bolun Tang 
+852 2822 2895 bo.lun.tang@hsbc.com.hk 

Sinyoung Park 
+822 3706 8770 sinyoungpark@kr.hsbc.com 

Real Estate 
Europe 
Stephen Bramley-Jackson 
Head of Real Estate, Europe 
+44 20 7992 3102 stephen.bramley-jackson@hsbcib.com 

Thomas Martin 
+49 211 910 3276 thomas.martin@hsbc.de 

Stéphanie Dossmann 
+33 1 56 52 43 01 stephanie.dossmann@hsbc.com 

Asia 
Derek Kwong 
Head of Real Estate Equity Research, Asia 
+852 2996 6629 derekkwong@hsbc.com.hk 

Jenny Lai 
Head of Research, Taiwan 
+8862 6631 2860 jennylai@hsbc.com.tw 

Ashutosh Narkar 
+91 22 2268 1474 ashutoshnarkar@hsbc.co.in 

Puneet Gulati 
+91 22 2268 1235 puneetgulati@hsbc.co.in 

Michelle Kwok 
+852 2996 6918 michellekwok@hsbc.com.hk 

Perveen Wong 
+852 2996 6571 perveenwong@hsbc.com.hk 

Pratik Burman Ray 
+65 6658 0611 pratikray@hsbc.com.sg 

Frank Lee 
+852 3941 7008 frankcclee@hsbc.com.hk 

Albert Tam 
+852 2822 4395 albert.p.h.tam@hsbc.com.hk 

CEEMEA 
Levent Bayar 
+90 212 376 46 17 leventbayar@hsbc.com.tr 

LatAm 
Jonathan Brandt 
+1 212 525 4499 jonathan.l.brandt@us.hsbc.com 

Ivan Enriquez 
+52 55 5721 2397 ivan.enriquez@hsbc.com.mx 

Fred Mendes 
+55 11 3847 5436 frederico.p.mendes@hsbc.com.br 

 
Credit Research 
Banks and Insurance 
Asia 
Dilip Shahani 
Analyst, Head of Global Research, Asia-Pacific 
+852 2822 4520 dilipshahani@hsbc.com.hk 

Devendran Mahendran 
Sovereigns and Financial Institutions 
+852 2822 4521 devendran@hsbc.com.hk 

Specialist Sales 
Nigel Grinyer 
+44 20 7991 5386 nigel.grinyer@hsbcib.com 

Martin Williams 
+44 20 7991 5381 martin.williams@hsbcib.com 

Juergen Werner 
+49 211 910 4461 juergen.werner@hsbc.de 

Matthew Robertson 
+44 20 7991 5077 matthew.robertson@hsbcib.com 

Cecilia Luras 
+44 20 7991 5493 cecilia.luras@hsbc.com 

Global Financial Institution Group Research Team 
Carlo Digrandi 
Global Head of Financial Institutions Research 
+44 20 7991 6843 carlo.digrandi@hsbcib.com 

mailto:iason.kepaptsoglou@hsbcib.com
mailto:lorraine.quoirez@hsbcib.com
mailto:johannes.thormann@hsbc.de
mailto:aybek.islamov@hsbcib.com
mailto:tamersengun@hsbc.com.tr
mailto:michaelpchang@hsbc.com.hk
mailto:yorkkypun@hsbc.com.hk
mailto:alicezli@hsbc.com.hk
mailto:sinyoungpark@kr.hsbc.com
mailto:sachinsheth@hsbc.co.in
mailto:xiushicai@hsbc.com.sg
mailto:dhruv.gahlaut@hsbcib.com
mailto:thomas.fossard@hsbc.com
mailto:james.e.garner@hsbc.com.hk
mailto:sinyoungpark@kr.hsbc.com
mailto:derekkwong@hsbc.com.hk
mailto:michellekwok@hsbc.com.hk
mailto:perveenwong@hsbc.com.hk
mailto:pratikray@hsbc.com.sg
mailto:frankcclee@hsbc.com.hk
mailto:leventbayar@hsbc.com.tr
mailto:martin.williams@hsbcib.com
mailto:juergen.werner@hsbc.de
mailto:matthew.robertson@hsbcib.com

	Front Page (Page View)
	Financials & valuation
	Not out of the woods
	Reformulated game plan for asset monetization
	The en-bloc push – “All but Xintiandi” strategy
	Tag-along complications amid Brookfield’s involvement as a strategic partner
	Residential sales a secondary focus in the near term

	Cash flow pressure is on
	What’s changed?
	Valuation and risks
	FY14 results review

	Disclosure appendix
	Analyst Certification
	Important disclosures
	Equities: Stock ratings and basis for financial analysis

	Rating definitions for long-term investment opportunities
	Stock ratings

	Rating distribution for long-term investment opportunities
	As of 18 March 2015, the distribution of all ratings published is as follows:

	Share price and rating changes for long-term investment opportunities
	HSBC & Analyst disclosures
	Additional disclosures

	Disclaimer



<<
  /ASCII85EncodePages false
  /AllowTransparency false
  /AutoPositionEPSFiles true
  /AutoRotatePages /All
  /Binding /Left
  /CalGrayProfile (Dot Gain 20%)
  /CalRGBProfile (sRGB IEC61966-2.1)
  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)
  /sRGBProfile (sRGB IEC61966-2.1)
  /CannotEmbedFontPolicy /Warning
  /CompatibilityLevel 1.5
  /CompressObjects /Tags
  /CompressPages true
  /ConvertImagesToIndexed true
  /PassThroughJPEGImages true
  /CreateJobTicket false
  /DefaultRenderingIntent /Default
  /DetectBlends true
  /DetectCurves 0.0000
  /ColorConversionStrategy /sRGB
  /DoThumbnails false
  /EmbedAllFonts true
  /EmbedOpenType false
  /ParseICCProfilesInComments true
  /EmbedJobOptions true
  /DSCReportingLevel 0
  /EmitDSCWarnings false
  /EndPage -1
  /ImageMemory 1048576
  /LockDistillerParams false
  /MaxSubsetPct 100
  /Optimize true
  /OPM 1
  /ParseDSCComments true
  /ParseDSCCommentsForDocInfo true
  /PreserveCopyPage true
  /PreserveDICMYKValues true
  /PreserveEPSInfo true
  /PreserveFlatness true
  /PreserveHalftoneInfo false
  /PreserveOPIComments false
  /PreserveOverprintSettings true
  /StartPage 1
  /SubsetFonts true
  /TransferFunctionInfo /Apply
  /UCRandBGInfo /Preserve
  /UsePrologue false
  /ColorSettingsFile ()
  /AlwaysEmbed [ true
  ]
  /NeverEmbed [ true
  ]
  /AntiAliasColorImages false
  /CropColorImages true
  /ColorImageMinResolution 300
  /ColorImageMinResolutionPolicy /OK
  /DownsampleColorImages true
  /ColorImageDownsampleType /Bicubic
  /ColorImageResolution 300
  /ColorImageDepth -1
  /ColorImageMinDownsampleDepth 1
  /ColorImageDownsampleThreshold 1.50000
  /EncodeColorImages true
  /ColorImageFilter /DCTEncode
  /AutoFilterColorImages true
  /ColorImageAutoFilterStrategy /JPEG
  /ColorACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /ColorImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000ColorACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000ColorImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasGrayImages false
  /CropGrayImages true
  /GrayImageMinResolution 300
  /GrayImageMinResolutionPolicy /OK
  /DownsampleGrayImages true
  /GrayImageDownsampleType /Bicubic
  /GrayImageResolution 300
  /GrayImageDepth -1
  /GrayImageMinDownsampleDepth 2
  /GrayImageDownsampleThreshold 1.50000
  /EncodeGrayImages true
  /GrayImageFilter /DCTEncode
  /AutoFilterGrayImages true
  /GrayImageAutoFilterStrategy /JPEG
  /GrayACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /GrayImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000GrayACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000GrayImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasMonoImages false
  /CropMonoImages true
  /MonoImageMinResolution 1200
  /MonoImageMinResolutionPolicy /OK
  /DownsampleMonoImages true
  /MonoImageDownsampleType /Bicubic
  /MonoImageResolution 1200
  /MonoImageDepth -1
  /MonoImageDownsampleThreshold 1.50000
  /EncodeMonoImages true
  /MonoImageFilter /CCITTFaxEncode
  /MonoImageDict <<
    /K -1
  >>
  /AllowPSXObjects false
  /CheckCompliance [
    /None
  ]
  /PDFX1aCheck false
  /PDFX3Check false
  /PDFXCompliantPDFOnly false
  /PDFXNoTrimBoxError true
  /PDFXTrimBoxToMediaBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXSetBleedBoxToMediaBox true
  /PDFXBleedBoxToTrimBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXOutputIntentProfile (None)
  /PDFXOutputConditionIdentifier ()
  /PDFXOutputCondition ()
  /PDFXRegistryName ()
  /PDFXTrapped /False

  /CreateJDFFile false
  /Description <<
    /CHS <FEFF4f7f75288fd94e9b8bbe5b9a521b5efa7684002000500044004600206587686353ef901a8fc7684c976262535370673a548c002000700072006f006f00660065007200208fdb884c9ad88d2891cf62535370300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c676562535f00521b5efa768400200050004400460020658768633002>
    /CHT <FEFF4f7f752890194e9b8a2d7f6e5efa7acb7684002000410064006f006200650020005000440046002065874ef653ef5728684c9762537088686a5f548c002000700072006f006f00660065007200204e0a73725f979ad854c18cea7684521753706548679c300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c4f86958b555f5df25efa7acb76840020005000440046002065874ef63002>
    /DAN <>
    /DEU <>
    /ESP <>
    /FRA <>
    /ITA <>
    /JPN <>
    /KOR <FEFFc7740020c124c815c7440020c0acc6a9d558c5ec0020b370c2a4d06cd0d10020d504b9b0d1300020bc0f0020ad50c815ae30c5d0c11c0020ace0d488c9c8b85c0020c778c1c4d560002000410064006f0062006500200050004400460020bb38c11cb97c0020c791c131d569b2c8b2e4002e0020c774b807ac8c0020c791c131b41c00200050004400460020bb38c11cb2940020004100630072006f0062006100740020bc0f002000410064006f00620065002000520065006100640065007200200035002e00300020c774c0c1c5d0c11c0020c5f40020c2180020c788c2b5b2c8b2e4002e>
    /NLD (Gebruik deze instellingen om Adobe PDF-documenten te maken voor kwaliteitsafdrukken op desktopprinters en proofers. De gemaakte PDF-documenten kunnen worden geopend met Acrobat en Adobe Reader 5.0 en hoger.)
    /NOR <>
    /PTB <>
    /SUO <>
    /SVE <>
    /ENU (PDF settings file for CGI Printers - Produces High Definition print ready PDF's. 26/06/06 - Craig Brown)
  >>
  /Namespace [
    (Adobe)
    (Common)
    (1.0)
  ]
  /OtherNamespaces [
    <<
      /AsReaderSpreads false
      /CropImagesToFrames true
      /ErrorControl /WarnAndContinue
      /FlattenerIgnoreSpreadOverrides false
      /IncludeGuidesGrids false
      /IncludeNonPrinting false
      /IncludeSlug false
      /Namespace [
        (Adobe)
        (InDesign)
        (4.0)
      ]
      /OmitPlacedBitmaps false
      /OmitPlacedEPS false
      /OmitPlacedPDF false
      /SimulateOverprint /Legacy
    >>
    <<
      /AddBleedMarks false
      /AddColorBars false
      /AddCropMarks false
      /AddPageInfo false
      /AddRegMarks false
      /ConvertColors /NoConversion
      /DestinationProfileName ()
      /DestinationProfileSelector /NA
      /Downsample16BitImages true
      /FlattenerPreset <<
        /PresetSelector /MediumResolution
      >>
      /FormElements false
      /GenerateStructure true
      /IncludeBookmarks false
      /IncludeHyperlinks false
      /IncludeInteractive false
      /IncludeLayers false
      /IncludeProfiles true
      /MultimediaHandling /UseObjectSettings
      /Namespace [
        (Adobe)
        (CreativeSuite)
        (2.0)
      ]
      /PDFXOutputIntentProfileSelector /NA
      /PreserveEditing true
      /UntaggedCMYKHandling /LeaveUntagged
      /UntaggedRGBHandling /LeaveUntagged
      /UseDocumentBleed false
    >>
  ]
>> setdistillerparams
<<
  /HWResolution [2400 2400]
  /PageSize [612.000 792.000]
>> setpagedevice


