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MOLAND 11.8 22 (YTM ~9%), MOLAND 11.5 22 (YTM ~10.2%) 

    

Modern Land China (MOLAND, B2/B by Moody’s/Fitch) announced stable full 

year result, featuring revenue of RMB15.7bn (+8.2% yoy), EBITDA of RMB2.5bn 

(flat yoy), normalized gross margin of 24% (-1.5ppts), improved liquidity (Cash/ST 

debts: 1.4x), and higher net gearing of 95% (+12ppts). The company stepped into 

yellow camp under the “three-red-line” guidance, from orange camp. We view the 

company as a slightly improving credit story with active liabilities management 

and unique land acquisition channel. We see better risk-reward in the 

MOLAND 22s (9.5-10.5% YTM), compared with DEXICN 22s (9.4%-10.7% 

YTM), REDPRO 22s (10% YTM), thanks to its land investment flexibility that 

supports its business operation.  

 

Resilient 2020 operational and financial result: In 2020, Modern Land 

recorded contracted sales of RMB42.2bn (+16.6% yoy) with attributable ratio of 

60% (flat vs 2019) and cash collection of 71% (2019: 76%). ASP remained at 

RMB10.4k per sqm (2019: RMB10.7k). Sell-through ratio maintained stable at 70% 

(2019: 70%). The company spent RMB12bn for sale-able resources of 

~RMB43bn (21 projects, 4.6mm sqm), through public auction (47%) and 

industrial cooperation model (53%).  

 

2020FY result showed growth in topline (+8.7% yoy to RMB15.7n) and 

normalized gross margins at 24% (2019: 25.5%). EBITDA remained flat at 2.5bn. 

On balance sheet side, total debts rose to RMB18.5bn (2019: RMB15.9bn), while 

liquidity improved as cash / ST debts improved to 1.4x (2019: 1.2x). Debt maturity 

profile improved as ST debts / total debts reduced to 39%, but the debt structure 

slightly weakened, as more trust loans are utilized (19% of total debts vs. 15% in 

2019). 

 

2021 management guidance: Company targets contracted sales of RMB47bn 

(+12% yoy) with RMB67bn saleable resources (sell-through: 70%). For 2021 full-

year booking revenue, management expects to recognize 3mm sqm GFA 

(~RMB30bn in top line). This indicates ~100% growth in recognized revenue, 

gross margin is expected to remain stable.  
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Shorter-than-peer land bank lifespan, but partly mitigated by some sale-able resources secured under 

industry collaboration channel.  

By the end of 2020, company’s total land bank value was RMB170bn (including 86bn sold but unrecognized). As 

such, the unsold land bank covers ~2x of 2020’s pre-sales. We view such land span shorter than the market peers. 

Having that said, the company has ~RMB100bn resources locked and to be confirmed land use right in 1-2 years 

with local government through its industry collaboration model. We believe such land acquisition model alleviates the 

firm’s investment pressure, under the centralized land supply mechanism. In addition, Industrial cooperation model 

allows Modern Land to provide better costs efficiency by cooperating with industrial companies. This is evidenced by 

its relatively low cost/ASP of 27% for industrial cooperation (public auction: ~35%). 
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Important Disclosures 

There are risks involved in transacting in any securities.  The information contained in this report may not be suitable for the purposes of all investors.  CMBIS does 

not provide individually tailored investment advice. This report has been prepared without regard to the individual investment objectives, financial position or special 

requirements.  Past performance has no indication of future performance, and actual events may differ materially from that which is contained in the report.  The value 

of, and returns from, any investments are uncertain and are not guaranteed and may fluctuate as a result of their dependence on the performance of underlying assets 

or other variable market factors.  CMBIS recommends that investors should independently evaluate particular investments and strategies, and encourages investors 

to consult with a professional financial advisor in order to make their own investment decisions. 

This report or any information contained herein, have been prepared by the CMBIS, solely for the purpose of supplying information to the clients of CMBIS and/or its 

affiliate(s) to whom it is distributed.  This report is not and should not be construed as an offer or solicitation to buy or sell any security or any interest in securities or 

enter into any transaction.  Neither CMBIS nor any of its affiliates, shareholders, agents, consultants, directors, officers or employees shall be liable for any loss, 

damage or expense whatsoever, whether direct or consequential, incurred in relying on the information contained in this report.  Anyone making use of the information 

contained in this report does so entirely at their own risk. 

The information and contents contained in this report are based on the analyses and interpretations of information believed to be publicly available and reliable. CMBIS 

has exerted every effort in its capacity to ensure, but not to guarantee, their accuracy, completeness, timeliness or correctness. CMBIS provides the information, 

advices and forecasts on an "AS IS" basis.  The information and contents are subject to change without notice. CMBIS may issue other publications having information 

and/ or conclusions different from this report.  These publications reflect different assumption, point-of-view and analytical methods when compiling. CMBIS may make 

investment decisions or take proprietary positions that are inconsistent with the recommendations or views in this report. 

CMBIS may have a position, make markets or act as principal or engage in transactions in securities of companies referred to in this report for itself and/or on behalf 

of its clients from time to time. Investors should assume that CMBIS does or seeks to have investment banking or other business relationships with the companies in 

this report. As a result, recipients should be aware that CMBIS may have a conflict of interest that could affect the objectivity of this report and CMBIS will not assume 

any responsibility in respect thereof. This report is for the use of intended recipients only and this publication, may not be reproduced, reprinted, sold, redistributed or 

published in whole or in part for any purpose without prior written consent of CMBIS. 

Additional information on recommended securities is available upon request. 
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For recipients of this document in the United States 
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shall not distribute or provide this report to any other person. Any U.S. recipient of this report wishing to effect any transaction to buy or sell securities based on the 

information provided in this report should do so only through a U.S.-registered broker-dealer. 

For recipients of this document in Singapore 

This report is distributed in Singapore by CMBI (Singapore) Pte. Limited (CMBISG) (Company Regn. No. 201731928D), an Exempt Financial Adviser as defined in 

the Financial Advisers Act (Cap. 110) of Singapore and regulated by the Monetary Authority of Singapore. CMBISG may distribute reports produced by its respective 

foreign entities, affiliates or other foreign research houses pursuant to an arrangement under Regulation 32C of the Financial Advisers Regulations. Where the report 

is distributed in Singapore to a person who is not an Accredited Investor, Expert Investor or an Institutional Investor, as defined in the Securities and Futures Act (Cap. 

289) of Singapore, CMBISG accepts legal responsibility for the contents of the report to such persons only to the extent required by law. Singapore recipients should 

contact CMBISG at +65 6350 4400 for matters arising from, or in connection with the report. 

 


