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(D HRE (STHRERRRRE 8 5—RERE) MHRIE, AR RE
WRWERETE, SFERRTIWESFKFHE TS ERREALAEER., X
S CuTREEEKE, e kER, FEE, RS RHHERESEE. mE
HIiR 5 B 5 TR S B DA TR R R R U R (5 2 P b SN fE B B A —
B, BYHAAGERKHER.

(2) FHHHARERESRE AL, FARPORENAE. WA, K &E
.

(3) BEEMLRRERA. FEEEWS. BATE, A5 IRYIE 5 RN
PRURE R BT R KRR R, UHEERERSITRETRS, EEFERT TR
BB RILEER.

(4) BIRAREEGRINEEIETHIRE. 7 WiEH. T8RS, ST R

M55 1 T3k 44 7T



N SR E ST E LS aE IR NREE R &M, SR EiA RSB
RE—B, BRI REREH.
(5) BWEHFRXTHIBEIRERAHEINL.
NV EZ T
(D) HRE (STHEEXRIRRE 8 5—FEWRE) MHRHE, WHH: R s e
WRERE S5, SFEARRTTRESHRHE TS, EEREAHAEEH, X8
SH TR, ReikE, FEE, TES) RABEKRESEER. Wi
BB A5 B 5 TR 26 B B DA B4R BE P B I AR A5 R D SE ML SRashasts R B A—
B, WERHAGER KRR,
(=) FEREN R SE S RN BT
IR PRAR Y 5 FE AR I
2. NLE VLR A
3. Gl B vEAL TR
4, BTGBl A
5. WCHEBEHEPEAL TR
6. VFEMEIEREE R
7. Gl B PG R
() PHETEN A
MRHE (LA 554050 H TP pe ) & (At HENN 2 8 5 —— B IdE ) 1R
E > B PRAR TN 2 il T E] S0, SRS R BT Al ) B AT ml < A K B EE
B DAHRE RS KA T IRAE . BRI R A, N AR A so i (e 2 Ak B 2
(R 5 B P PR SR 4 I8 B P B PR TV v T O o
I i N — K B3 2R = /A, R B S 5™ 2 lFics, SR AR
W B I AL B 5% S H A AR T PO AROR I i S I . 456 2 THEN ZRA BB
O, AR (M2 THENEE 8 5 —— B8 lE) TR LLRIIN = b3 557 2T H A SRIN i E
DA PTSC E] e 800, RISR FH T E A SR8 B ) AL SRR Y 2 o e A DG 5 7 2 mT i
[m] <70 o
BARTT AN 00 F
TR AR I () IWAB A 4% R B 7 A R 80l FH o 5 rh b e 28 A B I = A AR TR
SRIARE, & PR AT LA AT I 5 1) SN AR E -

[EEN

Il 255 2 JI3tk 44 T



A Ri: PPAEIEAE OGS | AEBURMBIIT B IR o T i B,
HESHEWT

1. HHENER Ri T

RI=EBIT +4/7IH #4418 Nt A<

EBIT A SBRTANE, HitE AT

EBIT=EE VS WO\ - 378 M0 55 AR E A 4 K B o+ oAt Il 25 )i - 5 b 28 -

Hodr, JEINEAR=Y" EH R +E 18 R
2. PrELE r R S BIETIIBCF AR A (WACC) #ie, AXUWT:

WACCBT = WACC
1 -7
WACC =R, E + R, D @-17)
D+E D+E
AP Re: PGS TEARA; FUREARA; T: SRR,

3. Bl BIA A Re KA BEA B3 2 i B (CAPM) AR, AR

Re=Rf+pBxERP+Rs

b Re NBAUEHRZE; R VTOXEGRIIRE; B WK RE: ERP i KU 4 A
A Rs g2 AR AR AE] 4%

() PHEMER AR BRI T

A — AR

1. RIS S H S PR SR RREE A . RRSEE B BB R TR R 2 B [ =40
oM H 0 S AE F 0 7 A B DLIE B RFEUE R, A B AT UL R 3R S8 e i24F
G2, MNHEITAINE SBARYE.

2. BV PPAl B HE H S RO ST LE AT A DO R 2 A T3
TCERARA, M EE, WRBEIEE B2 . BURMEMENS 2R S SR A0 F I AN R AR AN AT
UL AR

3 MRVl B Uk H 5 7= RO SR RLE B R By SR BEK P s b, TEHA A
JIASTT B H 3 AN B LR o Aol 3 i B KA 52

MR 5 31

=
#

44 3¢



4 EBEPARURER B SE AT AT A ARG RV

5. AR B AIZEFE N SRAL AR DGR R RPN 0 45 R BLS . HERA, 2%

6+ VAl TR A X HE A R ROV 54 32 5 S 4508 S T

B: HFK{ERIX

Lo BRI 255 PR AT PR A 5] (R AR BT R e i B RN R ARRF AR R, A
Sr R BRI OB N B R )

2« VYT 2 5 M BHEH IR AR S 28 ERIE IR RE E# 15T, HAREH
JZREARRHEIEA R R TR, (REFR AP E A

3. RIITTZ b WS B AT IR A W) AR AE #0857 [ SAH IR A E R, Ao I F2mR
O F) R PR S 1Y RS I

4. VR 2 5 BT R ) SR R I 4RI 55 BERHITR AR 23 BOR AEEA T U 3
BT BT R FH ) 43 P HECR b S AR T e B 7 TR A — 3

5. RS IS A A2 3550 KB .

QUPRPERTS 22l

1. RS

i .
T e . o .
TR | o wmE | REm s FirtAk
ST E e S L R SEY s
wre | e | SR ey PR E e an BERT g s
£ N HEES . ABE R HHPUE
2026
493% 104% | 378000 i 7
220 202%2025 £ i5xmy i = e ; = 0%  269% | 1186080 | 1360% = 62000.00
7.14% 332% | 14,636.00 .
R
2025
-0.66% 1055% | 38084.01
2019 | 2020-2024
P o £ 152% i & ES ﬁ}]ﬁ 0% | 1098% | 51649.25 | 1367% | 360,676.39
1152% 11.40% | 53612.92 o
TR
2024
2.19% 12.36% | 45799.28
2018 : 2019-202 W
zﬁs °9$03 £ b = £ EF 0% : 1366% @ 65751.84 @ 1536% = 359,522.99
10.07% 1456% : 69850.25 .
R
2023
967% i 36110.07
- ! 0,
L 418% , %  1450% | 69,026.88 @ 12.50% | 406,083.
2%1;7 201845022 3'239/" 89 ES E ﬁﬁ 09 0% © 69,026.88 | 12.50% @ 406,083.33
7 8% 1450% | 69026.83 o
8% T
2. RESHHNITE
IS5 4 T3k 44 T



HERR: DTSR BN AR RREE WS A E, AFRKVSEEIH
5E T KUK o

2.1 BT

2. L1558 BN IR Tl

(1) J 508 5k 5578 IR S i 4%

i H 20164F 20174 20184F 20194F 20204F
SR s B (I TC)  © 117,627.05 ° 133,701.31 : 149,972.74 : 159,725.12 - 173,612.66
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liiE=S 2.50% 2.34% 3.03% 3.23% 2.97%
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Zh AT 2020 FFELEIURANA AR ASKRALAEIVIE BRI, Al 5005 5 25 14
EDSN T T
i H 2021 4F | 20224 © 20234 | 20244 = 20254F
A A s B (1
- 162,295.31 | 170,410.07 | 178,930.58 | 187,877.11 | 197,270.96
KA GRHD 5% 5% 5% 5% 5%
AR ERY 55 R A S AL
. 779.02 817.97 858.87 901.81 946.90
ERZI=REE S 0.48% 0.48% 0.48% 0.48% 0.48%
B kSN (& Bz T 22.20 23.31 24.48 25.70 26.99
BT ES 2.85% 2.85% 2.85% 2.85% 2.85%
AEBUIN (L78) 20.95 21.99 23.09 24.25 25.46
2.1.2 —Fh AN T
(D Ji = FSl A E N B lis 5 AR W &
i H 2016 £ | 2017 4F | 2018 4F 2019 4F = 2020 4
T SRS A A (ICTT) | 1,160.99 - 870.03 | 77397 | 82458  1093.11
S TP RS (1470) 1 65,000.00 § 58,000.00 ¢ 65000 | 68000 | 73000
RS 1.80% 1.50% 1.19% @ 1.21% 1.86%
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WRGES M AT > B, RN a3 AT B N, ERE A H 2016 4F
NIRRT BRI, PR R S5 SR U E e 4o

(2) fie%

For TR RIS SR e o) | el (J578) ks
2014 4 1,662,500.00 32,696.47 1.97%
2015 4 9,158,429.17 150,541.02 1.64%
2016 4 11,699,900.16 189,854.32 1.62%
2017 4 8,700,292.37 189,256.79 2.18%
2018 4 7,739,654.26 130,131.53 1.68%
2019 4 8,245,847.00 124,934.69 1.52%
2020 4 10,931,124.12 135,874.36 1.32%

R 2R LAWAIRS RN Z BB R AT S A R e 24, R
KEEE RN 2 i T AN E LS AR, BLE T 51T e Sk (8 )
BNL, Rz 5 AE 2007 S AL S R3S  FROUA)R . 13 akaE Fh gt — it
G AR, S TR R RE ST, (ER ) B HoAl FISE AR BTSN, B
THIZHR N, ERITHRFFEE NI, BT 5 RECHUFEE g8, AR
I T 2 ] 4 7 SE A B N K H R T

[ € MmO L N RS MBS TR

i NRMATT
TiH 20214 20224 20234 20244 20254
LYNCIFI 155,754.66  161,037.08 | 168,862.48 @ 177,027.22 | 185587.20
RYIH 4 84,794.16  87,14845  91,41630 9589518 | 100594.11
IREN 2,489.16 2,546.77 2,674.78 2,806.89 2,943.56
PR 2217719 2309649 2426424 2545658 | 26,711.44
Hh L A 2,826.23 2,915.67 3,056.92 3,204.98 3,360.11
il 21,206.75 22,069.50 | 23,186.72 .  24,362.40 |  25593.46
Tz B 1,174.06 1,216.82 1,278.35 1,342.12 1,408.20
UM = 2,257.50 2,319.92 2,413.12 2,511.58 2,613.35
S 5,173.93 5,406.04 5,666.15 5,940.76 6,230.78
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T H 20214 20224 20234 20244 20254

P I 2 )y 7,490.97 7,882.31 8,201.74 8,533.77 8,878.61
L= 52.20

Lz b 3,215.74 3,390.33 3,527.34 3,668.68 3,817.65
AP 1,540.38 1,612.84 1,677.36 1,744.14 1,813.25
M= 90.00 95.00 100.00 105.00 110.00
AN py A 526.04 556.86 586.41 609.51 633.50
HINZ 740.34 780.08 813.06 845.63 879.18
2.1.3 BB Tl

R LB BN SR T BRI AR RS2 38T oLk 55, Hoth 238 A =] BRSNS IE T IR
KBz P AR R B i 55 BATAATIE 25 4 SFBRBBON o5 8 5 WO B EL 31 43 3
47.89%. 53.21%. 56.41%. 64.30%, HKKANELREE K IE— RIS, Tt kEE

I ONE T IS
Hh: ARG
i 2021 4 2022 4 2023 4 2024 4 2025 4
LN 136,144.33 142,951.54 150,099.12 157,604.08 165,484.28
BNZLRON 209,452.81 21992545 | 230,921.73 . 242,467.81 @ 254,591.20
i E 65.00% 65.00% 65.00% 65.00% 65.00%
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MR A B AL BB (KT S FVE AT TS 6 [ A BN B m] TR T 585 BORIR S5 9%

I KRB EBARRS TANIZE & (PR ERP) BORIRS M, 738 & A w) (R a b
BIRAG BRI 55 3 (522 BN 1 EEB BEAT T30

T AR 55 PN SR 2

Hpz: NIRRT

TiH 20214 20224 20234 20244 20254
DRI Ak 12,729.11 . 13,358.83 . 14,019.61  14,713.23 . 15,441.23
PRI AR 2,056.50 2,144.16 2,252.40 2,363.35 2,480.08
A 446.34 466.59 489.73 514.03 539.53
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T H 20214F 20224F. 20234F 20244F. 20254F

KB s 11,550.69 | 11,948.10 . 12,54551 : 13,172.78 | 13,831.42
=an 26,782.64  27,917.68  29,307.25  30,763.40  32,292.26
A BIFRAT, BRSNS &30 2 7] 2 iS5 2 oA T R4 -

2154, &3F0ETF, EIRNTIIR DT

Hpr: ARG
TR B

H 20214 20224 20234 20244 20254
V552K 9 | 528 134.44 | 551,831.75 | 579,190.58 | 607,862.51 | 637,954.94 = 637,954.94
Wi 209,452.81 | 219,925.45 | 230,921.73 | 242,467.81 | 254,591.20 254,591.20
s 155,754.66 | 161,037.08 | 168,862.48 | 177,027.22 | 185,587.20  185,587.20
FEMIAT . 26,782.64 ¢ 27,917.68 1 29,307.25  30,763.40 i 32,292.26 . 32,292.26
3] 136,144.33 | 142,951.54 ' 150,099.12 | 157,604.08 = 165,484.28 = 165,484.28
& IR 162,926.97 - 170,869.22 : 179,406.37 : 188,367.47 : 197,776.54 - 197,776.54
EMINE T | 365,207.47 | 380,962.53 | 399,784.21 | 419,495.03 | 440,178.40 = 440,178.40

2.2 EDIAS ) T
2.2.1 AT BFI RS 47
R R FEN A 20 2 28R BT A w], 5IRYIE b5 BA TH R i A w] 20
FAF], EENLSTBA RN AT . o H O AR FIECHTI S50 S ER AT T, 15
HRIZEAY E T A R P R e R

AN ] HifE({Z7t) PE PB PS ROE (%)
002285.5Z AT 128.93 44.21 2.53 1.87 5.73
000560.5Z WERK 87.39 20.31 0.86 0.94 4.21
300295.57 VAL 19.56 31.67 1.53 3.92 4.82

2048.HK gy JEAE. 103.47 33.06 1.36 1.36 4.10
0733.HK B w IS 14.12 3.74 0.51 0.29 13.68
SFUN.US BRT 7.21 - 0.18 0.53 --

LEJU.US IR JETE I 26.34 23.60 1.46 0.59 6.20
1200.HK FIREE ] 6.38 -- 0.58 0.17 3.47
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AN NG mi1{E (1 7t) PE PB PS ROE (%)

=l

9978.HK | 7[5l AREE A 1.74 10.53 1.34 0.68 12.71

AT AR AU b A F] AR SEHe. AR 19 ROE FE FREEALUE R AR T
M3 AT AR BT it~ DA R AT 2% . it FRE A = A B b
N 2017 2 AR WEAIR G HILI T

4% 2017 £E#R 2018 4E#R 2019 4E3R 2020 £E4R
=NHM 93.39 93.90 93.23 92.39
WERK 26.53 30.20 30.52 26.17
AT 33.00 21.66 12.69 11.92
Y= b 15.60 17.72 18.05 10.39

AJ G2 m ) 22 200 5525 B RZE v = S I B R 2R iy, R Rl =N il
PRALLR L ISCE RIS ELIKIN SRl & MRSk 5, [l AR B HIG: tHERAT (B
TG, FEIEFR AT F R TR H AR5, RERE BRI E s T
BT, BRI TR AR 2R AT &t NS . IR = B BRI,
FEIFEFRRIN S5 ZF ks HHIAR] 45%, —F 55 BRI ZARRT IR I B R Rk

MR R KA 2020 FFIE A, LGN 14%, ENRFEREAS 55%. Xt
CHRIARINZ 5 2020 488 fe S8 B, FFRF T REIREERS /DN, FATWILHWTA] e
PR T B0R A 3000 25K, I HBRZ R 2020 4E =R FFAGHEAT B IR, X4 Il
RS BRA . FZ RF MO KON AR I AL HIX, B BUETH R 2020 4 i At
— e BINEFERGINA LA, BRI FETH AT, RIS 585 2020 4F
FEFIZIKFLN 10.39%, (K FHBATCAAMER 2 11.92%, SEAIRHRYIZ 5 AR
Wt PG,

2.2.2 JJj S FERRAEUE T

i ARMmAIC
I H 2015 4F 2016 4F 2017 4F 2018 4F 2019 4F 2020 4F
A5
232,884.91 | 362,949.63 i 327,404.13 | 297,098.10 | 297,954.93 | 305,466.35
PV PAN
INT]
s 61,617.92 | 167,034.50 | 151,755.00 i 150,447.27 i 174,311.15 | 164,951.83
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i H 2015 4F 2016 4F 2017 4F 2018 4F 2019 4F 2020 4F
—FHE 171,266.99 | 195915.13 i 175,649.13 | 146,650.82 | 123,643.78 : 140,514.52
EEVIES 8.02% 16.76% 15.60% 17.73% 18.03% 10.39%

TE: D SERAS CAIRR I =5 A . ILpR =S EE NI, SIS EH
FEEA S, B EARBNE, &I D RRIR G B = .

BRI i B e A SR T3 R -

2015 SRR =5 0 3, A HEAIG; 2016 FIT ARz hil A, ey feid L,
I HAE 2007 AFTTARREm N A RE, #2016 4R, 2017 4F IEARA BB ECR: 2019 4
B RBLARLE T, 2020 SEZBNGHIREM, ARy 1 RSRE KER 200 01, 8L 53 TN
Sk SR EE T APRIE T A A, AR LN Al AL DS 70 DAt (EL R =N T
O 2 DRI, 2 ] SV S HE N R S5 it 18900 1 RIS A, R ELHR A ] R
R, @Y IR AR T A, BN RR AR S ERE 2020 4EUKF, 2021 SRR
FEARYERF 2020 K

2.2.3 Iz 5 B 4% DL o3 H

IRAERINZ 5 2020 4R 5152 Ja i 55 Ktxs Ft 2020 42 5 2019 SFBA R4 HAT M, A
s
Az NRMS

T H 2020 4 2019 4 AL B

L EENS A 3,054,663,486.03 2,988,051,158.55 66,612,327.48

1. BArERA 2,144,185,707.23 2,138,744,159.20 5,441,548.03

2. [H]5E B A AN 910,477,778.80 849,306,999.35 61,170,779.45

—F s T i A 394,691,355.29 238,349,745.52 156,341,609.77
Ik )i 5 Bl FH e oAty 515,786,423.51 610,957,253.83 -95,170,830.32

T A G PR S I A RS SRR NS, A SRl 554 N B IR
i, AR UM E R 2L AR i E. 2805 AR HEIEMNEE,
FEZMA LN KA EISEN; 35N EENHAE LA RN &1E, H5aidn
A HI20 58 SR B 4 o SRS AR S A B I m AR Aok 2 THEE AR SR SE, N BIA
Ja S DL 4R S H (R 255
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U A IR F2 405, WIREEH Bl B L5, e SR NA%TE —F i AH S
B TR M ERY) o — T [ 2 2 FLRISR S5 B0 E 5 9 P —F R A s OO EL 811 7 e
ff), 2019 45T B LU L 2020 4R, SECT 2R . DA BRI AR S AR .

2020 45 2 O 2019 AE SRSk 2.38 127G, (HA B RAS (BRI A M4 451
&) i EFt 544.15 J5 76, FER KN 2020 4 R4 RO RPN T H & 1 — RS TTHTEL
K20 NIIHRERTT ZE 8N 18T GG 8 i LAEA T 03, 5 B AR T

Iz DTt 2021 SEAYEIRN R 36.52 14, LA 32.84 147G, EFIZ N 10.07%, 15 2020
FEFIFK 10.30%AHE, BFIZ TP 0.32 AN H 5 Ao TR R4 T

(1) EAR BB ISON I 2020 4EHHELIGK 2.43 1470, KR 7.14%, (HFENL A (1R
A (BIEME MRS Tt K 1.74 1270, HKY) 8.15%. B A Kk T4y
TN IS

()N AR R T BB USSR, 2 2020 45 T 2445155 A A AR 45 2
BRI N RSB SRR o BT AN $ G AR 2 A 2020 4119 5 HFFARIN, X 2020 4R (1
SO SR TPAE TR AR, BOR HATBCRIEATE 2021 45 6 4S5, (HARYE H il prtth =2
EA B RE, T EMTI R, ZBURIE 2021 M1 N ARG 2 4k 2 1]
PAT. TR N EE, AT 2021 4 1R SRR LB IR S 1 AN E
B

QBRI HIRARSINA S, HR ALK 2 6200 /3T, 2021 4E[HE
AT K 1950 57, HIBRIE @A K5, Tt abr FNEIE K 4250 7570, BIERIHK
4250 Jit, BHIZEIGKL) 0.5 D 70k

(@) TR, 7 G 28 U R bR vl 2 R H AT AR e R s
R LA (EER AT AIR T 2w R WK I OURE , = 20T 34— SR Use 2 L9 B %2 8%,
TR IR LB T B R 4%, R AR IR R O G {3 P

Zi LR, EAR 2021 FFAHEWNA IR, (HEEE Rk RS, Aa i i
) AT SCRSRIR BB HERAA TR I IR )y AR R 52 AR K Bl AR 77 %20 AT
2021 SR TN, 2 A LR 2020 411 A S5 RN B FH FSC IR A At T o

2.2.4 FENV S RATI

BT T BN AR T B ARG SR AT T8 AR A
G BABTRRERY . HARE R ST SRTIH 2845 . Rk B AR T IB LA T

AL ARG
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T H 2021 4E  20224E 20234 | 20244 20254 KL
TENL A 49135229 1 508,626.21 | 532,652.30 i 556,864.80 i 583,700.09 | 587,853.47
EAEE W -Ah
. 185,947.81 : 193,447.54 | 203,119.92 : 213,275.91 | 223,493.44 223,493.44
H<eFE s - 41,627.60 ¢ 43,406.51 1 4557683 1 47,855.68 ¢ 50,121.12 50,121.12
PRI B 9 476448 500225: 525236: 551498 578147 578147
HL T 300 H -5

900.00 945.00 99225 1,031.94: 107322  1,073.22
idi]
AT 34,885.26 1 36,522.57 . 38,348.69 . 39,690.90 . 41,080.08 41,080.08
B2 563024 590015: 6,19515 644296  6,700.68  6,700.68
LG 9k 38,109.62 | 39,871.25  41,864.82 i 43,539.41; 457280.99 45,280.99
Rz 5458.13 | 2,069.43 584.35 210.00 - 2,846.86
REEN =S 1,60500: 166926 1,752.72  1,82283: 189574  1,895.74
P10 %% 1,596.18 188.23 7.03 60.93 128816  2594.69
P15 X 2% 2 1,30200: 1,35331 142098 1,47781: 153693  1,536.93
GER=SEPIYN
# 4,063.00: 4,231.68: 4,44326  4,621.10 4,806.06  4,806.06
[ E AR 586.00 614.82 645.57 671.39 698.24 698.24
oAt 1,950.00: 253500 3,04200 2,28150: 216743  2,167.43
TGl 7R 26,782.64 1 27,917.68 . 29,307.25: 30,763.40 . 32,292.26 32,292.26
HEE -
" 136,144.33 : 142,951.54 | 150,099.12 : 157,604.08 | 165,484.28 165,484.28
EN R AE T 32842532 1 337,756.99 | 353,245.93 | 368,497.33 | 385,923.55 | 390,076.94
BN G T  365,207.47 | 380,962.53 | 399,784.21 | 419,495.03 | 440,178.40 440,178.40
SEVIIES 10.07% 11.34% 11.64% 12.16% 12.33% 11.38%

2.2.5 F I LA T BN A T
BT IR EM S RAN SR, AT K A w0 EE S A BT AR, TR
23w b 55 R RURE Ay T A R 22 8 5 AR T — T A, W2 48— AR 2K e i) 328
NS5 AT A0 T -
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Az NRMIT6

T B 2021 4F  20224F | 20234F | 20244 2025 4F TKEAE
W 187,202.43 | 195,899.05 | 204,882.64 : 213,728.45 | 223,835.66 | 226,244.62
e 141,222.89 = 141,857.93 | 148,363.29 1 154,768.88 | 162,087.89 | 163,832.31
-G48 H 9% 26,782.64  27,917.68 | 29,307.25 i 30,763.40 | 32,292.26 | 32,292.26
) 136,144.33  142,951.54 | 150,099.12 : 157,604.08 | 165,484.28 | 165,484.28
A N v 491,352.29 | 508,626.21 | 532,652.30 | 556,864.80 | 583,700.09 | 587,853.47

FHRE 162,926.97 | 170,869.22 1 179,406.37  188,367.47 | 197,776.54  197,776.54
EMAS T 32842532 337,756.99 | 353,245.93 | 368,497.33 | 385,923.55 | 390,076.94
EIANG T 365,207.47 380,962.53 | 399,784.21 | 419,495.03 | 440,178.40 : 440,178.40

SEVIIES 10.07% 11.34% 11.64% 12.16% 12.33% 11.38%
RS 10.62% 10.92% 11.28% 11.85% 12.08% 11.13%
—FTREMNE 09.33% 11.91% 12.14% 12.57% 12.66% 11.72%

2.3 ENPA < S PR T
Al 3E PR S8 25 B A PR INEL A : SR R BRI S 7 0 2PN A
FREBLN A NSRRI BN 7%, BRI 3%, HATBEKEN N 2%. AF G ER—
BN, FT LA OB A S A 0 9 DL S N BRSRIBRAE i 44018 2021 5 02
i E IR IR B, AN R8T PR AR A, TR AR R AF P PR M < A BRI 4 »

B ARG
i H 20214 © 2022 4F ¢ 20234 | 2024 4F - 20254F - K&
R 679.42 849,20 890.70 934,07 981.42 = 981.42
Foa ek 291.18 363.94 381.73 400.32 420.61 = 420.61
72 A 194.12 242.63 254.49 266.88 280.41 i 280.41
KT < 2.11 2.21 2.32 2.44 2.56 2.56

ENTERE 112.88 117.92 123.77 129.89 136.32 | 136.32
At 1,279.72 . 157590 165301  1,73359 @ 1,821.31 1,821.31

2.4 BB T

SR T E A TR S R P Sk PR R 25 B BT
W THE, A% MR, MRS, LRI, 2020 LIS, %
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iR PR E R AT b, S 2T, 2021 S EHR RNz s K4z il 1w It
B 2 AT .

2.5 &R AN TN

B BRI AT AV N SRR B il A 28 B AR B B SEEE 03 D 1 E # o ATa]
AR HR Gy P T, [ 5E 2 R BN SN G R B 3T IR, W AR AR s T8, Jp LT
o 25 WA KHPY. BEEEYy. HARSE. 2017 SEOT AR, WA RSN,

Xt T[] 5E B PR HaE AR MV AR R 287 T B3 R AR K S B EREAT 20 M e b AT T s X223

P E— NEER KR, % BB, TRk S R S 2 .
BTG R TR
A NRMAI
}g TiH 2021 4F 2022 4 2023 4F 2024 4F 2025 4F TR B
— | EHEBA 2646454 26,540.04 ¢ 27,959.68 ° 28,24554 ° 28,747.61  27,369.27
1 BHTHM & 16,495.12 ¢ 17,484.83 1 18,533.92 18,904.60 19,282.69  19,280.97
2 . FR#H 266384 2,72831  2,810.15° 2,80446  2,981.29  2,981.29
3 A 894.09 910.61 937.93 966.07 995.05 995.05
4 | SR 509.59 521.79 537.44 553.56 570.17 570.17
5 | ZEgk 157.58 160.25 165.05 170.01 175.11 175.11
6 KHR 557.34 572.00 589.15 606.83 625.03 625.03
T (K] £
7 Eﬁlﬁ%ﬂﬁ 224,50 229.17 236.04 24313 250.42 250.42
AL
HAxTH
8 | HEE LT 1,035.50 - - - - -
IH %%
9 | i@ 249.19 253.58 261.18 269.02 277.09 277.09
AN
10 I f% 34253 351.78 362.33 373.20 384.40 384.40
UAS
11 0 Ak 334.07 341.00 351.23 361.76 372.62 372.62
12 FEH 16.10 16.58 17.08 17.59 18.12 18.12
13 | pipisme 1,785.01F 1,78190: 1,77357  1,749.67 1,749.67 37261
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z i H 2021 4F § 20224F | 20234F | 20244F 2025 4F TKEAE
P
14 HAmZEH 630.09 94514 1,134.16 877.70 800.28 800.71
15 %@%ﬁﬂ 236.05 24313 250.43 257.94 265.68 265.68
16« JERIHE 333.95 - - - - -
— WA 365207.47  380,962.53  399,784.21 | 419,495.03 440,178.40  440,178.40
EHEHRA
= Ak 7.25% 6.97% 6.99% 6.73% 6.53% 6.22%
i
2.6 HF A B F AR T
WHR SR R FR AN STF R FEIUE B AT 3, B4E 05 A%, HriHdk. #
TR, [ AR R R 4T R
Hh: ARG
Fe A 20174 20184 20194 20204
— WA ] 3,553.22 4,997.97 5,445.95 8,552.61
- N 387,895.89  361,13522 = 363,487.86 = 340,868.07
= Wt 2 o RON EAg] 0.94% 1.54% 1.63% 2.51%

AT 2022 5 NP FECR A FTIRS), Tima AR IR, Wit 2022-2023 A n%k
s BB, UMREAFE BF G EIEHIF RIS IS, IMAHENE 2024
FEIHRWIR P USSR TINZE R LT 3R:

Hif: AR
FP 5 TiH 20215 | 20224 | 20234 | 2024 4F 2025 4F 7K B
—  WERH 8,20050 : 9,24177 10,320.38° 8,92206: 9,050.08  9,050.08
— A 365,207.47 : 380,962.53 ' 399,784.21 | 419,495.03 | 440,178.40 ' 440,178.40
IR
= . 2.25% 2.43% 2.58% 2.13% 2.06% 2.06%
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2.7 Ho A 2 ) TG

2019 4 3 Ay, WMEGH. BIELJRE. WRAE KRR O TR (R A R HUR
MAE) (B, B R, W BN 2019 445 39 5) #lE: H20194F4 A 1 HE
2021 £ 12 A 3L H, RV AETEHEIRS AN BE AL 2 nl STt TR AUN 11 1006HK
TSN H AT S0 TR 10% B AT AL SRR EUIR 55 RS IRSs FEAIR 55

BAIRS, RAREISeb . STk, SRR = SR A AR L iRt RS ik
g . AIETERAEAR MRS « 5 REARIRS . SULAIEMRS . iR 5%

BUEE MG T HRALIRSS « T 554 IR S5 AN HA A CARSS
Iz D5 BT g7 7B JE T HABIUACIR S, =32 Ik 1006 /IBK, ki atit

AN Fettfieat, AT LA E 2021 4RIk
AT TR AR A 2 2 F

LB B 57,

He—+

ZEGR, W 2021 SRR H AR RS, S TG

b AR
FFg TH 2021 4F @ 2022 4F - 20234 @ 20244 | 2025 4F | KEHUE
— . HAtwkas | 2,943.00
2.8 S BLHTFNE BT
Hh: ARG
& E| 2021 4F | 20224F | 20234F | 2024 4F | 20254F K B
— EN  365,207.47 £ 380,962.53 | 399,784.21 | 419,495.03 | 440,178.40 = 440,178.40
i ENVEA 32842532 ¢ 337,756.99 | 353,245.93 : 368,497.33 : 385,923.55 | 390,076.94
B 4 K bt
" 1,279.72 ¢ 1,57590: 1,653.01  1,73359: 1,82131  1,821.31
By
EHH] | 26,464.54 1 26,540.04 1 27,959.68 1 28,245.54 . 28,747.61  27,369.27
W2 8,20050 . 9,241.77 ¢ 10,320.38 8,92206: 9,050.08 9,050.08
o HoAdlas 2,943.00
—. EBIT (%
Pl 5 3H . 378039 i 5,847.83 | 6,60521 : 12,096.52 : 14,635.84 | 11,860.80
1)
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2.9 PrlFaIHE
Al 2T AR E , BABE = IRE R ) H 0, TR AR DA i DU BT A
IR 2R 8 2142 2 ke 24 T T3 5% 10 I D47 (R AR P KUK (I BT R 2R o i B e A
ey B E R e i TSR (L BRI . AR VIPER A (TR BLRTHE AT P IR A
A (WACCBT ):

WACCBT =[ KexE/(D+E)+Kd>D/(D+E)]/(1—1)
2.9.1 Blad AR A Ke I €
A VAR P A B8 72 g i R SRR 3 R A AR

2.9.1.1 oSSR % Rf BIfE

] e 24 30 A A A TR - RN A G A SIS B S AT XU AR AN, AT BLZL
WS AN o SR FM AT CORATI A A PR (1P 27K, 3B U 0 R 2P 40K
SR E JO RIS B 2R RE (I, B RF=3.67% (CE RIS F AL EE THD .

2.9.1.2 Beta R ¥ 1 FE

Beta ZRA{ 2 R i 1 717 2 WA X 70 20 KU 3 B 1 T 38 B 4L 1) UL KT 1 S 4
M RA AT Beta RECH 1, W ETA RN IA BEH A REEK, HE4H Beta
FEGERT 1, Wik BT ARG TiA 4 B G IR, T84 3 Beta REUIV/NT 1.

MRIEFE AL FinD V&, "3RS BR 3 SOME BT AR iH%E BL, IFRIE TR
HUTEH BUL CHBIBRIF S AT 1) Beta RED, ik UL LB THE 2% A w) UL T 21H,

R SuE I
EFRAD | IESFEAR | JR4fBeta - D/E - FTAIBEE BRI SATATIL 5 Beta
000560.5Z | #EIHK - 1.0138 | 22.82% 25% 0.9100
002285.5z | HHEAT 1.1738 | 22.34% 25% 1.0036
300295.5Z | =N | 1.1535 | 14.67% 15% 1.0172
FIE 1.1137  19.94% 0.9769

BRI SSATAT L2746 Beta=Ji4f Beta/ (1+ (1-Frf3#i%) x<DIE)

PR AL R % Beta=2 R S5ALAFEE Z R 46 Beta>0.67+0.33

T AT B AR AL, DIE=26.67%, BEAFRIRYIZ S 52 10%0H) Frfg ik ik
S, AR H AR A LM V5L

BL=BUx[1+(1-t)D/E]=1.1523

2.9.1.3 115 ERP T WK i
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2020 ST I AN 26 % ERP 5K

.\ TR
o Vi
o Rm & Rm JL Rf(EE@J ERP=Rm ERP=Rm Rﬁ)i;(:;ﬁiﬂ ERP=Rm ERP=Rm
ot AT T A BARFY © LAY pigig BMARY © LA
1t 1 fﬁsalﬁog {ti-Rf HRE ey RS {-Rf
J\ﬂ_i) /NTF 10
)
1 {2020 | 23.39% : 10.91% 3.94% 19.46% 6.97% 3.42% 19.97% 7.49%
2.9.1.4 'y S RN
ARG FRATT 25 FEFR A A MU A ARG A3 23 e oA R B R 8, A ML R A XU
2K Re N 2.2%.

2.9.1.5 Bl BEA A Ke THEL4E5 R
Ke=Rf1+BetaxVIRP+Rc=13.91%%

2.9.2 55 BEA LA Kd I E

I — 4 IIBE O] % 4.35%

2.9.3 ML B A A WACC HITfiE
WACC=E/(D+E)>Ke+D/(D+E)>(1—1t)>Kd=12.24%
BART ¥ AR A WACC= WACC/(1-t)= 12.24%/(1-10%)=13.60%

(I Ji xS ERDM

1 TSN R AR T KR 22 57, 1 AR A 7 SR A A5 P T SIS NI SRV TR A

2 TSR R A A4, 2020 SRR A FII0YIRE A AL AT 4F KR B
2016-2020 5L FRac IR BNV ARE 53508 7.94%. 8.43%. 10.05%. 9.23%. 0.36%, 2020
O JEE 52 PN RN KA 23 i s b R BRI — P g, Wil sad AN, SEUA T 2020
FLERHUIIREG, AR TSRS & — RS, DN SN S5 A 85
FD A BE (56 40 T, EMEANERIE R A REAK TS IR B 2 0 T, 1
BEAKMZE HbsAas 1, 5 DL AR R ZE 5+

3. PrIRMARSNE T AT IR B, EESHE BN

(2) FHRARERESRKI AR, FARURENIATE. MESE. KiEAke
ik,

(—) AFFE 2020 £ JEFFH KRR HGEU0 T -
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BN A
RIEFEIN s B HT ARV IR CRIPRAEMIIE Y A PRI A X TR
JR bR R B R AR A AR AN 58, 8k EE 2020 4F 12 A 31 H, W= AT AFHALLT 46
TGL5E P9 E A -

Fs5 BMA bay)inss T b IR F AR VEMHE BOHRR
1 W=/ | 11076848 Eﬂ 35 2013.11.07-2023.11.06
2 WP 11076850 Em«gﬁaﬁ 42 2013.11.07-2023.11.06
3 WIIER 11076853 mEm 35  2013.10.28-2023.10.27
4  WYIER | 11076852 nEn 36 2013.10.28-2023.10.27
5  WUIEH 11076851 nEn 42 2013.10.28-2023.10.27
6 RUI=h | 11956281 Cz‘?ﬁﬁ.com 35 2014.06.14-2024.06.13
7 WIERE 1esas  EESIEUTEER 42 2015.08.07-2025.08.06
8 UIIEE  1aeos45 | HSIBUTEER 35  2015.08.07-2025.08.06
o WIIEE 1462546 @ HSIBUTEER 36 2015.08.07-2025.08.06
10  WIl=hs - 13527702 m 42 2015.01.21-2025.01.20
1 WIS 17128496 NSt 35 | 2016.08.21-2026.08.20
12 WIZEHE 17128497 INGFSHI 35  2016.08.21-2026.08.20
13 HWHIZRE 17128498 INQFEE 35  2016.08.21-2026.08.20
14 WYIER 17128499 INQZ{T 35  2016.08.21-2026.08.20

15 Y= 17128500 35 2016.08.21-2026.08.20

16 - R®I=fE 17128502 35 2016.08.21-2026.08.20

17 W= 5 17128503 35 2016.08.21-2026.08.20

18 - W= 17128504 35 2016.08.21-2026.08.20

19 Rz 17128505 35 2016.08.21-2026.08.20

20  IRYI=E B 10420187 36 2013.11.21-2023.11.20

21 RIIE B 10771477 35 2013.10.07-2023.10.06

22 IRII= B 10771478 35 2013.10.07-2023.10.06

23 WI= b 8888478 36 2012.03.21-2022.03.20
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PS5 EBA ey i) bR il AR
24  INEP T 8802084 o%ﬁggf 36 2011.12.07-2021.12.06
25  RII=p5 | 8928235 42 2012.03.07-2022.03.06
26  II=P 0 10771481 35 2013.10.07-2023.10.06
27  WII=P5 - 8888470 36 2012.03.21-2022.03.20
28 WII=P5 | 10771480 /75 P 36 2015.07.21-2025.07.20
29 | RYIptAE 1960921 g"'"" 36 2003.02.28-2023.02.27
30 | WYIEAE 5178084 HEbE 36 2009.09.07-2029.09.06
31 RIS - 10558690 th.cn 36 2013.04.21-2023.04.20
32 ARYIMAE 9264097 ). dt.on 36 2012.04.14-2022.04.13
3 wOiEs o | (GBS 36 -
2025.09.13
34 WIIEE | 12441506 (Rfangoom omm 36 2016.01.07-2026.01.06
35 WYIEH 14828648 :w 42 .
2026.07.27
36 WYIES 14828649 -z 35 R
2026.05.27
57 WER  1osses s QFEEAR 36 2017.09.07-2027.09.06
8 wEE 10ssmee QB SEAR 36 2017.06.28-2027.06.27
39  WI=ER 0 29260779 Q )Jigf 72E é)% 35 2018.12.28-2028.12.27
40  WI=F - 29260777 Q ))t"i E 25,% 36 2018.12.28-2028.12.27
41 - WIl=h - 29260778 Q 5?7 E ?)3 42 2019.01.07-2029.01.06
42 WIIER - 31200871 QIS 15+ 9 2019.06.07-2029.06.06
43 | WIIl=E | 31637908 QIE*1 42 2019.06.07-2029.06.06
44 | WINIEP - 31200873 QIS 115> 43 2020.05.28-2030.05.27
45 | WIIEP 41060175 23_4—: 36 2020.06.14-2030.06.13
46  RINEP 42524041 QIEN 257 43 2020.10.21-2030.10.20
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2. RN bR
MRIERINZ FFIFEA 1) CRARAIHIER ). CRidmEHIE Y, #(% 2020 4F 12 H 31 H,
Gz A LS 9 T SNE MR b

‘ ‘ B B EMAERGH | M
FBs | EMA VLY im=) T b IR [Epas =l
PR Hh X
2015.03.12-
1 WIS | 303327480 ‘.w 35,36,42 T
2025.03.11
2015.03.12-
o | ISR 303327499 (AfAg.com 35,3642 75 s
2025.03.11
o 2015.03.12- ‘
3 WY 5 | 303327507 35,36,42 Tk
2025.03.11
2015.09.14-
4 | WYER Njorsle | (Afaig.com 35 W
2022.09.14
2015.09.14-
5  @WHIER N/ (fang.com 36 W
2022.09.14
o 2015.09.14- |
6 Bl N/97821 35 ]
2022.09.14
o 2015.09.14- |
7 H®IN=Ps | N /97822 36 ]
2022.09.14
2015.09.14-
8 H®IN=Ps © N /97823 QEM 7 35 ]
2022.09.14
2015.09.14-
9 RN | N /97824 QE” 7 36 ]
2022.09.14

() PAERIETTE LR

1. VPRSI

AR YK T BT BEE XS T bR AT A5 5. PP R S5 ¥ 30 R

e ety R PR R A 30 A AR U A 3R SR SR, N OB BN LU 5 TR
B, DLER SN, BOVESEIE; O EIMR U BIRXRIHEBON AT 5T
B WS TR, O SN MR S SARRRE, frHEErsE 4.
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ARVEAE <5 B, BB ST (s A B P A E AR B O s SR 5 e
SR TEHDLE A SRl A (RIS H R4 K55 USONEA T4 B, 73 H BB 2
RIS ZHE VAL AR (K4 SR

HAR A LN:

P=Y [F*lo/ (1+Ke) t]

A P—RbRTAY

F—ASRER t M HRAEEL CENIIRON)

Ke -#r %

t— bR 25 2 A R

To-H %

2. VEA

1) WBEHRARN (2T

2) [AENR iFinD BEiRF- A M EHR 5 B

3) PR ARG B VR

4) FERURF BT PR R H 2 T HR R

5) PR B O =A% R s

6) HHC AL 2 TR 5

7 PR BEGH R

8) JJi U\ BHAH Bk

9) HoAth SR T AHDG Bk o

3. PRl

1) RYITT 2 55 W2 BHS A PR A R EL 8 b BT 149G 1 [ SR 7 TR IRA TV L 1R,
il FE S AL BUR A BB o 5 I T E R AL

2) VYT = BN RHE IR Al IRRERR SR s, JRESE T AL SRR R — 3L

3) EZKIUT BRI B2, BB ECR . RATE DRI DU AR B Ml 2 2%
KR KA

4) ABVAHE B FR AL 1 TR EL S

5) ToH AN FIAN AR K AR TR, P 25 18 B 1 B KA R

6) AR PP B HALAE & HHR R IR B A AR USRS T .

4, PHEERE
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IR SR B B AFAS J7is, VEAI L R R

1) HE &5 5t

AR AN RS RIE B bR A DS HE . AR A BOWBR My 10 48, [R]B R e SRR e
WA SRR, BRI RS IR, W A A F IR PIRE A TE IR . AR VPP Al T Ui 2
IR B E N PR

2) T BN

F2 BT AT

Sy BORTE 2020 FFERETERE I CUARAVE R, H H T A3 T BRI BOR A4 Al R R0
SR, T AE RTINS BRI, (EETOIE A R, BT 2021 AERYE IO 36.52
12, BKL 1%, BEBONE R AT H7KF

% 2022 5E A 2021 AEAHEL, UATIHIEK 2 7%, FHEEE AT

2020 4F 1 ZEEH TS REGE RO, by ™ BSS SORMRAE T %, S2m A w) (AR ik
Ao 4 BUME, A BRI T SRS RIK T, 5. 6 HA4MH TR AT 5 SR 0 H K A BRI
TEANPETERR, J M AS e T, R A SR A B 1k . A W) 32 BT I e,
G 7 A 15 H RA 5135 PRIGECEE , 530 2020 46N 4R 1) 5 H™ B % 40 K 1. 2020
12 A 2021 1, Bl AU RGER B T S R IKRAE L, IRYIAE S R
EMETHOER, 2021 4F 1, 2 3 SHUBUR S SORH B = BRIGECR, Rl SRl /40 ™A
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	2.1.2 二手房佣金收入预测
	2.1.3联动收入预测
	2.1.4技术服务费收入预测
	2.2 营业成本的预测
	2.2.1 同行业毛利率分析
	2.2.2 历史年度成本数据分析
	2.2.3深圳云房毛利率情况分析
	2.2.4 主营业务成本预测
	2.2.5合并口径下主营业成本预测
	基于上述主营业务成本测算过程，我们对各家子公司的主营业务成本进行测算，并按照公司规划的业务类型将成本分别归集至新房成本和二手房成本，则按统一口径分类后的主营业务成本预测表如下：

	2.3 营业税金及附加预测
	2.4 销售费用预测
	2.5 管理费用的预测
	2.6 研发费用的预测
	研发费用是指企业为研究与开发某项目所支付的费用，包括工资、办公费、折旧费、租赁费等。历史年度研发费用明细如下：
	2.7 其他收益的预测
	2.8 息税前利润的预测
	2.9 折现率的确定
	（4）请你公司结合深圳云房所处市场环境、行业趋势、竞争格局等，详细分析说明其在业绩承诺结束期后业绩急速下滑的原因及合理性，与同行业可比上市公司业绩波动情况是否一致，毛利率所处的水平及差异原因。
	深圳市云房网络科技有限公司（以下简称“深圳云房”）的业务区主要集中在华南区域，尤其是深圳及周边的惠州、东莞区域（东莞、惠州区域的业务收入主要靠深圳经纪人带客实现），这三个区域合计年销售收入在20亿元左右，约占公司整体收入的60%，是公司的主要利润来源地。2020年年初，由于新冠的影响，导致2、3月份业务停滞，但4、5月份房地产交易市场快速复苏，企业业绩快速恢复，成交量节节攀升，到4月底已全面回升至疫情前的水平，公司也积极开展业务自救工作，争取全面追回疫情期间所出现的损失。2020年5-7月份，公司...
	由于新房销售毛利率高于二手房销售毛利率，销售占比变化，也是导致毛利率下滑的主要因素之一。2020年，公司加强了对二手房成交的引导，二手房成交量上升。与2019年相比，2020年的新房和二手房的销售比例约为55：45，2019年是64：36。占比的变化也同样导致毛利率下滑。
	公司主要竞争对手贝壳网于2020年8月在美国上市。上市前后，贝壳网在竞争上攻势较为猛烈，采取挖人、补贴加盟门店、对加盟门店减免平台费用等措施，同时，红星美凯龙，恒大（房车宝）也强势进入房产中介市场，用提高分佣比例，授予公司期权等方法挖人，使公司原有的分佣政策丧失优势，公司面临店长、经纪人面临流失的风险。竞争加剧加上深圳新政，造成成交量下滑，导致经纪人收入大幅度下降，经纪人和店长流失风险加大。为留住优秀的店长、经纪人，降低经营风险，公司在2020年7月提高了分佣及提成的比例，导致变动成本增加，更加剧...
	根据我爱我家公告资料，深圳云房与我爱我家经营业务模式接近，具有可比性。我爱我家2018-2020年经纪及新房营业收入、经纪及营业成本毛利率等情况如下（同口径对比）：
	单位：万元
	深圳云房2018-2020年营业收入、营业成本和毛利率情况如下：
	单位：万元
	从上表上看，我爱我家和深圳云房在销售费用归集上不一致，我爱我家的销售费用包括约占收入6%的工资、约占收入2%的广告等其他费用，而深圳云房将该部分均计入营业成本，导致毛利率存在较大差异。
	深圳云房2018年和2019年收入、毛利、利润等变化不大。与上年同期相比，我爱我家毛利率下降了约4.97个百分点，深圳云房毛利率下降约7.66个百分点，相差2.69个百分点，深圳云房毛利下滑幅度大于我爱我家。主要原因是深圳云房的业务主战场是深圳及周边区域，受2020年7.15政策的影响，公司为稳住销售和市场份额，增加了对经纪人和店长级别的补贴及分佣比例。同时，由于销售规模不到我爱我家同类业务的50%，固定成本摊薄的空间较小，公司抗风险能力相对较弱，2020年拓展规模需求迫切，门店数量增长较大，固定...
	综上所述，深圳云房业绩承诺结束期后业绩急速下滑是合理性的，与同行业可比上市公司业绩波动趋势一致。
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