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Financial Highlights 
Y/E 30 Jun  FY16 FY17 FY18E FY19E FY20E 

Revenue (HK$ m) 101,746 89,140 94,351 98,355 103,009 

YoY growth (%) 29.6 (12.4) 5.8 4.2 4.7 

Core profit (HK$ m) 24,170 25,965 30,139 28,110 30,064 

Core EPS (HK$) 8.37 8.97 10.41 9.70 10.38 

EPS growth (%) 18.4 7.2 16.0 (6.8) 6.9 

Vs. Consensus (+/- %)   0.9 (13.6) (15.2) 

P/E (x) 15.5 14.5 12.5 13.4 12.5 

DPS (HK$) 3.850 4.100 4.300 4.500 4.700 

Dividend yield (%) 2.97 3.16 3.31 3.47 3.62 

Source: Company data, BOCOM Int’l estimates 

 Strong headline growth led by Cullinan West. 1HFY18 core profit rose 37% YoY to 
HK$20.0bn, 19% ahead of consensus. The positive surprise came from the early 
booking of Cullinan West. Mainland net rental income also rose 21% YoY, helped by 
contribution from new malls and RMB appreciation. On the other hand, HK net rental 
income only posted a mild ~3% YoY organic growth, with rental reversion staying at 
low teens. Book value increased to HK$181.8/share as of December 2017 (June 2017: 
HK$172.0). Net gearing slightly improved to 8.5% (June 2017: 8.8%). 1HFY18 DPS 
rose 9% YoY to HK$1.2. Above all, we are upbeat on the company’s medium-term 
(MT) target of HK$40bn annual HK property sales. 

 Early recognition of HK property profit. Cullinan West and Victoria Harbour are two 
high-margin projects in SHKP’s landbank. Therefore, the early booking of Cullinan 
West helped to boost property profit by 89% YoY, with EBIT margin expanded to 40%. 
However, other projects’ margins are still capped at ~30%, dragged by higher land 
costs and selling expenses, in our estimate. In addition, 1HFY18 has already 
accounted for 92% of FY18E completion in residential GFA, and the company might 
restate the FY18E booking after adopting HKFRS15. Therefore, we see the heavily 
front-loaded earnings as only an accounting entry. 

 Good track record to override market uncertainty. Nevertheless, we believe the MT 
sales target would help mitigate the uncertainty in property profit outlook, especially 
when SHKP has a good track record in delivering promise regardless of market 
condition. Its current HK residential landbank of 18m sq ft GFA could support such 
target, at least for the next six years, in our view. We believe this can safeguard SHKP 
against potential property market weakness from US rate hike, as we expect it to 
speed up asset turnover to deliver the sales target, even in a property market 
slowdown. This will also help maintain ROE in the event of margin compression, in 
our view. Therefore, we lift our MT forecast of HK property profit to HK$10bn (in 
case of property price correction), which could rise to HK$12bn-14bn (if market stays 
buoyant). We revise up our FY18-20E core profit forecasts by 8-27% accordingly.  

 Continuous rental income growth despite high base. Rental income outlook remains 
positive, as management guided to a steady 3-5% organic rental growth in both HK 
and mainland. In addition, the company still has 1.3m sq ft GFA and 4.0m sq ft GFA 
completing in the next three years in HK and mainland, representing 6% and 33% of 
existing portfolio, respectively. Major upcoming openings include Two Harbour 
Square in Hong Kong and ITC (Xujiahui project) in Shanghai. Together with 
contribution from new malls, we maintain our forecast of 5% 18-20E CAGR in net 
rental income. 

 Upgrade to Buy. Management intends to maintain a progressive DPS in absolute 
terms, supported by continuous rental income growth. Moreover, we believe the MT 
sales target should help to mitigate market concern about HK property market and 
restore investor confidence on the sustainability of SHKP’s property profit, hence 
narrowing the NAV discount. We revise up our NAV estimate to HK$180.7 (from 
HK$171.0), to reflect the higher rents in HK CBD offices and prime shopping malls, as 
well as higher ASP at recent new launches. We lift our target price from HK$120.00 
to HK$145.00, based on a 20% target NAV discount (from 30%), to reflect the faster 
asset turnover. We upgrade the counter from Neutral to Buy. 
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 We believe the medium-term 
annual sales target of HK$40bn 
should help mitigate market 
concern about overall HK 
property market and restore 
investor confidence on the 
earnings sustainability.   
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Stock data 
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52w Low (HK$) 110.8  

Market cap (HK$m) 376,019  

Issued shares (m) 2,897  

Avg daily vol (m) 3.94  

1-mth change (%) (6.15)  

YTD change (%) (0.46)  

50d MA (HK$) 130.10  

200d MA (HK$) 125.32  

14-day RSI 55.19  
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Figure 1: 1HFY18 results summary 
HK$ m 1HFY17 1HFY18 % YoY Remarks 

Total revenue 52,482 60,762 +15.8   

EBIT     

  - HK 6,691 12,671 +89.4  1HFY18 accounted for 92% of FY18 residential G
FA completion 

  - China 1,644 1,224 -25.5  Expect mainland property profit to stay low, with 1
HFY18 contracted sales at only RMB2bn  

  - Singapore 10 - NM  

Property sales 8,345 13,895 +66.5   

  - HK 6,669 6,973 +4.6  Organic rental growth ~3% YoY 

  - China 1,369 1,651 +20.6   

  - Singapore 235 267 +13.6   

Rental income 8,273 8,891 +7.5   

Hotel operation 735 776 +5.6   

Telecommunications 527 453 -14.0   

Transportation, infrastructure and logistics 823 952 +15.7   

Other businesses 894 910 +1.8   

Other income 679 677 -0.3   

Overhead (618) (681) +10.2   

EBIT total  19,658 25,873 +31.6   

IP reval gain 7,137 14,259 +99.8   

Finance cost (1,111) (970) -12.7   

Tax (4,610) (5,683) +23.3   

MI & PCS (415) (448) +8.0   

Net profit 20,659 33,479 +62.1   

Core profit 14,608 19,973 +36.7   

Core EPS (HK$) 5.05 6.90 +36.6   

DPS (HK$) 1.10 1.20 +9.1   

  - payout (%) 21.8 17.4 -4.4ppt  

BVPS (HK$) 164.7 181.8 +10.4   

Net gearing (%) 8.8 8.5 -0.3ppt  

HK Prop sales margin (%) 34.8 39.9 +5.1ppt Est. >45% margin at Cullinan West, versus ~30% at 
other projects 

Mainland Prop sales margin (%) 23.9 43.4 +19.5ppt  

HK net rental margin (%) 77.2 77.4 +0.2ppt  

Mainland net rental margin (%) 74.5 77.1 +2.6ppt  

     

     

     

Source: Company data, BOCOM Int’l 

 

Figure 2: SHKP: Earnings revision 

 
Old New % change 

Core profit - FY18E (HK$ m) 23,753 30,139 26.9  

Core profit - FY19E (HK$ m) 25,960 28,110 8.3  

Core profit - FY20E (HK$ m) 27,539 30,064 9.2  

Core EPS - FY18E (HK$) 8.202 10.409 26.9  

Core EPS - FY19E (HK$) 8.964 9.704 8.3  

Core EPS - FY20E (HK$) 9.509 10.378 9.1  

DPS - FY18E (HK$) 4.3 4.3 - 

DPS - FY19E (HK$) 4.5 4.5 - 

DPS - FY20E (HK$) 4.7 4.7 - 

Source: BOCOM Int’l estimates 
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Figure 3: SHKP: NAV summary 

 
 % of NAV/ 

 
NAV GAV share 

 
(HK$ m) (%) (HK$) 

HK residential 126,577 20.6 43.7 

HK office / retail 321,479 52.3 111.0 

HK hotels 35,910 5.8 12.4 

China residential 15,456 2.5 5.3 

China office / retail 43,229 7.0 14.9 

China hotels 2,581 0.4 0.9 

HK farmland 8,400 1.4 2.9 

Overseas properties 3,838 0.6 1.3 

Smartone (62 HK, 65.2%) 6,207 1.0 2.1 

Other investment 20,232 3.3 7.0 

Cash 31,274 5.1 10.8 

GAV 615,183 100.0 212.4 

Total borrowings (67,326) 
 

(23.2) 

Other borrowings (24,514) 
 

(8.5) 

NAV 523,343 
 

180.7 

NAV (HK$) 180.7 
  

Target price (HK$) 145.0 
  

  - Target discount (%) 20.0 
  

Source: BOCOM Int’l estimates 
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Company background 

Sun Hung Kai Properties (SHKP) is now one of the largest property companies in Hong Kong. It earns it brand name by its 
premium quality, and offers a wide range of product from mass-market to luxury-end. SHKP is also the biggest landlord in 
town with over 29.8m sqft GFA of completed investment properties in Hong Kong, as of December 2017. Landmark buildings, 
e.g. IFC and ICC, mark the most prestige commercial properties in Hong Kong. The company also invests in 
Telecommunications, Information technology and Infrastructure, which accounts for less than 5% of its asset value in our 
estimates, but provide a recurrent income over the long term. 

 

SHKP (16 HK): Financial Statements 
Profit & loss (HK$ m) 
Year ended 30 Jun 2016 2017 2018E 2019E 2020E 

Total revenue 101,746 89,140 94,351 98,355 103,009 

      
Property sales 11,701 11,917 15,498 11,476 11,901 

Rental income 16,481 17,142 18,185 19,794 21,387 

Hotel operation 1,259 1,325 1,462 1,503 1,583 

Other businesses 4,299 4,306 4,667 4,819 4,975 

Other income 763 927 1,143 908 936 

Unallocated expenses (1,320) (1,402) (1,376) (1,431) (1,489) 

EBIT 33,183 34,215 39,579 37,069 39,293 

IP revaluation gain 9,998 18,205 16,773 5,067 5,118 

Finance cost (2,418) (2,096) (1,973) (1,706) (1,493) 

Taxation (7,367) (7,849) (8,472) (7,331) (7,798) 

PCS  (18) (174) (174) (174) 

Minority interests (730) (675) (499) (709) (735) 

Net profit 32,666 41,782 45,234 32,215 34,210 

Core profit 24,170 25,965 30,139 28,110 30,064 

Dividend 11,144 11,292 12,456 13,035 13,615 

 

Balance sheet (HK$ m) 
As of 30 Jun 2016 2017 2018E 2019E 2020E 

Cash and equivalent 30,048 31,274 33,342 36,128 41,091 

Properties for sale 144,844 146,409 146,838 147,173 147,445 

Debtors, prepayments and others 25,024 17,813 25,921 26,442 26,973 

Others 1,714 1,242 888 888 888 

Current asset 201,630 196,738 206,989 210,631 216,397 

Investment properties 318,517 337,980 344,383 347,836 351,323 

Fixed assets 25,446 26,977 33,617 34,975 36,388 

Asso&Jces 60,807 63,841 69,790 72,739 75,729 

Loan receivables 1,035 4,981 4,986 4,986 4,986 

Others 7,080 8,899 8,456 8,456 8,456 

Non-current assets 412,885 442,678 461,232 468,992 476,882 

Total asset 614,515 639,416 668,221 679,622 693,279 

Trade and other payables 27,493 26,908 31,236 32,498 33,811 

Presale deposits 6,976 10,458 6,809 6,995 7,181 

Bank and other borrowings 17,486 5,390 9,666 8,600 7,271 

Taxation 7,116 8,216 8,027 7,699 8,145 

Current liabilities 59,071 50,972 55,738 55,793 56,408 

LT borrowings 63,275 61,936 46,670 37,736 29,065 

Deferred tax liabilities 17,410 18,930 21,028 21,597 22,173 

Others 251 215 188 188 188 

Non-current liabilities 80,936 81,081 67,886 59,521 51,426 

Issued capital 70,384 70,516 70,582 70,582 70,582 

Retained earnings and reserve 390,217 419,592 455,712 474,892 495,487 

Proposed dividend 8,106 8,107 8,980 9,270 9,559 

Shareholders fund 468,707 498,215 535,274 554,744 575,629 

PCS - 3,910 3,910 3,910 3,910 

Minority interest 5,801 5,238 5,413 5,655 5,907 

Total Equity 474,508 507,363 544,597 564,308 585,446 
 

  

Cash flow (HK$ m) 
Year ended 30 Jun 2016 2017 2018E 2019E 2020E 

EBITDA 24,728 25,463 36,679 34,763 36,868 

Change in working capital (9,803) 7,876 2,217 727 767 

Interest paid (2,574) (2,366) (2,146) (1,673) (1,362) 

TAX (5,038) (3,817) (6,004) (6,027) (5,699) 

Others 5,409 5,440 - - - 

CFO 12,722 32,596 30,745 27,790 30,574 

Interest & dividend received 2,862 3,261 2,814 1,520 1,563 

Capex (6,954) (11,699) (8,594) (3,312) (3,367) 

Proceeds from disposal 450 3,187 - - - 

Acquisitions / investments (1,350) (348) - - - 

Other Items (+/-) (578) (3,813) - - - 

CFI (5,570) (9,412) (5,780) (1,792) (1,804) 

Issue of new shares 1,910 112 - - - 

Net new borrowings (1,147) (13,249) (10,990) (10,000) (10,000) 

Dividend paid (9,982) (11,292) (11,583) (12,746) (13,325) 

Others (48) 2,552 (325) (467) (483) 

CFF (9,267) (21,877) (22,898) (23,212) (23,808) 

Change in net cash (2,115) 1,307 2,068 2,786 4,962 

FX (398) (81) - - - 

Total cash 30,048 31,274 33,342 36,128 41,091 

      
(Increase)/decrease in net debt 142 (14,661) (13,058) (12,786) (14,962) 

Net (debt)/cash 50,713 36,052 22,994 10,208 (4,755) 

 

Key ratio  
Year ended 30 Jun 2016 2017 2018E 2019E 2020E 

Revenue growth (% YoY) 29.6 (12.4) 5.8 4.2 4.7 

EBIT growth (% YoY) 20.2 3.1 15.7 (6.3) 6.0 

Core profit growth (% YoY) 21.9 7.4 16.1 (6.7) 6.9 

EBIT margin (%) 32.6 38.4 41.9 37.7 38.1 

Core net margin (%) 23.8 29.1 31.9 28.6 29.2 

ROE (%) 5.3 5.4 5.8 5.2 5.3 

ROA (%) 4.4 4.5 4.9 4.4 4.6 

Core EPS (HK$) 8.370 8.970 10.409 9.704 10.378 

BVPS (HK$) 161.90 172.02 184.78 191.51 198.72 

DPS (HK$) 3.850 4.100 4.300 4.500 4.700 

Payout ratio (%) 46.1 43.5 41.3 46.4 45.3 

Core P/E (x) 15.5 14.5 12.5 13.4 12.5 

P/B (x) 0.8 0.8 0.7 0.7 0.7 

Yield (%) 3.0 3.2 3.3 3.5 3.6 

Net gearing/(cash) (%) 10.8 7.2 4.3 1.8 (0.8) 

NOSH (million) 2,895 2,896 2,897 2,897 2,897 

 

 

Source: Company data, BOCOM Int’l estimates   
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Sell: The stock's total return is expected to be below that of the 
corresponding industry over the next 12 months. 

Not-Rated: The analyst does not have conviction regarding the 
outlook of the stock's total return relative to that of the 
corresponding industry over the next 12 months.  

Trading Buy: The stock's absolute return is expected to be very 
attractive in the near term. This rating can be different from the 
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over the next 12 months. 

Broad market benchmark for Hong Kong is the Hang Seng 
Composite Index, for China A-shares is the MSCI China A Index, for 
US-listed Chinese companies is S&P US Listed China 50 (USD) Index. 

 
Research Team  

 
Head of Research @bocomgroup.com  Deputy Head of Research @bocomgroup.com 

Hao HONG, CFA (852) 3766 1802 hao.hong  Geoffrey CHENG, CFA (852) 3766 1809 geoffrey.cheng 

       

Macro-Strategy  Internet   

Hao HONG, CFA (852) 3766 1802 hao.hong  Yuan MA, PhD (86) 10 8800 9788 - 8039 yuan.ma 

Karen TAN (852) 3766 1825 karen.tan  Connie GU, CPA (86) 10 8800 9788 - 8045 connie.gu 

Grace HUA, CFA  (852) 3766 1837 grace.hua  Mengqi SUN (86) 10 8800 9788 - 8048 mengqi.sun 

Xiao WEN, PhD (852) 3766 1834 xiao.wen  Zhe ZHOU (86) 10 8800 9788 - 8041 zhe.zhou 

       

Banks/ Non-Bank Financials   Property 
Li WAN, CFA, FRM (86) 10 8800 9788 - 8051 wanli  Alfred LAU, CFA, FRM (852) 3766 1807 alfred.lau 

Jaclyn Wang (86) 21 6065 3681 jaclyn.wang  Philip TSE, CFA, FRM (852) 3766 1815 philip.tse 

Hannah HAN (852) 3766 1858 hannah.han  Carmen WONG (852) 3766 1830 carmen.wong 

Jennifer ZHANG     (852) 3766 1850 yufan.zhang     

       

Consumer    Renewable Energy 
Summer WANG, CFA (852) 3766 1808 summer.wang  Louis SUN (86) 21 6065 3606 louis.sun 

       

Environmental Services  Technology 
Wallace CHENG (852) 3766 1810 wallace.cheng  Chris YIM (852) 3766 1803 christopher.yim 

       

Gaming & Leisure  Transportation & Industrials 
Alfred LAU, CFA, FRM (852) 3766 1807 alfred.lau  Geoffrey CHENG, CFA (852) 3766 1809 geoffrey.cheng 

    Fay ZHOU (852) 3766 1816 fay.zhou 

    Luya YOU (852) 3766 1836 luya.you 

       

Healthcare  Automobile & Defense 
Lilian WAN (852) 3766 1849 lilian.wan  Angus CHAN (86) 21 6065 3601 angus.chan 

Grace ZHAO (86) 21 6065 3611 grace.zhao     

http://www.bocomgroup.com/


Download our reports from Bloomberg: BOCM〈enter〉 

Hang Lung Properties (101 HK)  HK Property Sector 28 February 2018 
 

 

 

 

 

 

 

 

 

 

6 

 

 

 

 

 

 
 

Analyst Certification 
The authors of this report, hereby declare that: (i) all of the views expressed in this report accurately reflect their personal views about any 
and all of the subject securities or issuers; and (ii) no part of any of their compensation was, is, or will be directly or indirectly related to the 
specific recommendations or views expressed in this report; (iii) no insider information/ non-public price-sensitive information in relation to 
the subject securities or issuers which may influence the recommendations were being received by the authors. 

The authors of this report further confirm that (i) neither they nor their respective associates (as defined in the Code of Conduct issued by the 
Hong Kong Securities and Futures Commission) have dealt in or traded in the stock(s) covered in this research report within 30 calendar days 
prior to the date of issue of the report; (ii)) neither they nor their respective associates serve as an officer of any of the Hong Kong listed 
companies covered in this report; and (iii) neither they nor their respective associates have any financial interests in the stock(s) covered in 
this report except for one coverage analyst who is holding shares of Shimao Property Holdings Limited. 

Disclosure of relevant business relationships 
BOCOM International Securities Limited, and/or its associated companies, has investment banking relationship with Bank of Communications, 
Guolian Securities Co. Ltd., ,Bank of Zhengzhou Co. Ltd.,  Human Health Holdings Limited,  COFCO Meat Holdings Limited, Hebei Yichen 
Industrial Group Corporation Limited, China Aircraft Leasing Group Holdings Limited,  Orient Securities Company Limited, Wuxi Construction 
and Development Investment Co.China Development Bank Financial Leasing Co., Ltd, Phoenix Healthcare Group ,Co. Ltd, Everbright Securities 
Company Limited, China First Capital Group Limited, Jiayuan International Group Limited, Luzhou Xinglu Water (Group) Co., Ltd., Postal Savings 
Bank of China Co., Ltd., China Merchants Securities Co., Limited, Shandong International Trust Co., Ltd, Guangdong Kanghua Healthcare Co., 
Ltd,  CSC Financial Co., Ltd, BOCOM International Holdings Company Limited, HPC Holdings Limited, Guotai Junan Securities Co., Ltd, 
Zhongyuan Bank Co., Ltd and Sichuan Energy Investment Development Co., Ltd within the preceding 12 months. 
 

BOCOM International Global Investment Limited currently holds more than 1% of the equity securities of Orient Securities Company Limited. 

BOCOM International Global Investment Limited currently holds more than 1% of the equity securities of Everbright Securities Company Limited. 

BOCOM International Global Investment Limited currently holds more than 1% of the equity securities of Guolian Securities Co., Ltd. 

BOCOM International Global Investment Limited currently holds more than 1% of the equity securities of Guotai Junan Securities Co., Ltd.  

BOCOM International Prosperity Investment Limited currently holds more than 1% of the equity securities of China YuHua Education Corporation Ltd. 

Disclaimer 
By accepting this report (which includes any attachment hereto), the recipient hereof represents and warrants that he is entitled to receive 
such report in accordance with the restrictions set forth below and agrees to be bound by the limitations contained herein. Any failure to 
comply with these limitations may constitute a violation of law. 

This report is strictly confidential and is for private circulation only to clients of BOCOM International Securities Ltd. This report is being 
supplied to you strictly on the basis that it will remain confidential. No part of this report may be (i) copied, photocopied, duplicated, stored 
or reproduced in any form by any means or (ii) redistributed or passed on, directly or indirectly, to any other person in whole or in part, for 
any purpose without the prior written consent of BOCOM International Securities Ltd. 

BOCOM International Securities Ltd, its affiliates and related companies, their directors, associates, connected parties and/or employees may own 
or have positions in securities of the company(ies) covered in this report or any securities related thereto and may from time to time add to or 
dispose of, or may be interested in, any such securities. Further, BOCOM International Securities Ltd, its affiliates and its related companies may 
do and seek to do business with the company(ies) covered in this report and may from time to time act as market maker or have assumed an 
underwriting commitment in securities of such company(ies), may sell them to or buy them from customers on a principal basis and may also 
perform or seek to perform investment banking, advisory, underwriting, financing or other services for or relating to such company(ies) as well as 
solicit such investment, advisory, financing or other services from any entity mentioned in this report. In reviewing this report, an investor should 
be aware that any or all of the foregoing, among other things, may give rise to real or potential conflicts of interest. 

The information contained in this report is prepared from data and sources believed to be correct and reliable at the time of issue of this 
report.  This report does not purport to contain all the information that a prospective investor may require and may be subject to late 
delivery, interruption and interception. BOCOM International Securities Ltd does not make any guarantee, representation or warranty, 
express or implied, as to the adequacy, accuracy, completeness, reliability or fairness of any such information and opinion contained in this 
report and accordingly, neither BOCOM International Securities Ltd nor any of its affiliates nor its related persons shall be liable in any manner 
whatsoever for any consequences (including but not limited to any direct, indirect or consequential losses, loss of profits and damages) of any 
reliance thereon or usage thereof. 

This report is general in nature and has been prepared for information purposes only. It is intended for circulation amongst BOCOM 
International Securities Ltd’s clients generally and does not have regard to the specific investment objectives, financial situation and the 
particular needs of any specific person who may receive this report. The information and opinions in this report are not and should not be 
construed or considered as an offer, recommendation or solicitation to buy or sell the subject securities, related investments or other 
financial instruments thereof. 

The views, recommendations, advice and opinions in this report may not necessarily reflect those of BOCOM International Securities Ltd or 
any of its affiliates, and are subject to change without notice. BOCOM International Securities Ltd has no obligation to update its opinion or 
the information in this report. 

Investors are advised to make their own independent evaluation of the information contained in this research report, consider their own 
individual investment objectives, financial situation and particular needs and consult their own professional and financial advisers as to the 
legal, business, financial, tax and other aspects before participating in any transaction in respect of the securities of company(ies) covered in 
this report. The securities of such company(ies) may not be eligible for sale in all jurisdictions or to all categories of investors. 

This report is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or resident of or located in any 
locality, state, country or other jurisdiction where such distribution, publication, availability or use would be contrary to any law, regulation, 
rule or other registration or licensing requirement. 

BOCOM International Securities Ltd is a subsidiary of Bank of Communications Co Ltd. 
 


