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COMPANY NOTE

AP

PHANNARAI TIYAPITTAYARUT

Ex 1: AP’s New Launches

(Btm) .
70.000 - m Low-rise houses Condos
’ 65,000
60,000 A
50,000 A
41,820
40,000 A
30,000 A 28,090
24,940 27,100
4,70 20,760
10,000 { Bo, 75 I140
0 -
2014 2015 2016 2017 2018 2019 2020 2021 2022F
Sources: Company data, Thanachart estimates
Ex 2: 2022 New Launches By Quarter Ex 3: 2022 New Launches By Product
Total Bt78,000m
1022 2022 3022 4Q22  Total |
SDH 4 3 13 6 26 Upcountry
0,
TH 7 12 4 6 29 5%
CD 1 2 - 2 5
Upcountry - 1 2 2 5
Total 12 18 19 16 65
Value (Bt m) 10,790 24,200 24,590 18,420 78,000
Source: Company data Source: Company data
Ex 4: AP’s Presales
(Bt m) )
40,000 - u Low-rise houses Condos
37,000
35,000 A 32,841
30,000 A 28,156 27,831
25,000 1 21,646
20,000 - 19,652 18,419
14,959
14,822 4.4
15000 11 2c) 13205 12331 38
10,000 A 0,927
5,000 A 208
0 A
2014 2015 2016 2017 2018 2019 2020 2021  2022F

Sources: Company data, Thanachart estimates
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COMPANY NOTE AP PHANNARAI TIYAPITTAYARUT

Ex 5: Presales — Seven Firms

Presales (Bt m) AP LH LPN PSH QH SIRI SPALI Total ‘
2016 22,365 23,908 9,897 44,414 15,300 31,140 24,132 171,156
2017 42,978 26,304 17,899 47,537 14,000 38,565 30,777 218,060
2018 41,298 28,788 15,526 51,101 12,380 48,344 33,343 230,780
2019 32,856 25,356 6,703 35,601 7,491 20,806 22,324 151,137
2020 31,655 26,602 10,339 21,968 8,667 26,156 24,376 149,763
2021F 35,049 28,632 8,893 25,367 7,541 26,079 24,069 155,630
Sources: Company data, Thanachart estimates
Ex 6: Presales Market Share
(%) AP LH LPN PSH (o] SIRI SPALI
2016 13.1 14.0 5.8 25.9 8.9 18.2 14.1 100.0
2017 19.7 121 8.2 21.8 6.4 17.7 141 100.0
2018 17.9 12,5 6.7 221 5.4 20.9 14.4 100.0
2019 21.7 16.8 4.4 23.6 5.0 13.8 14.8 100.0
2020 21.1 17.8 6.9 14.7 5.8 17.5 16.3 100.0
2021F 22.5 18.4 5.7 16.3 4.8 16.8 15.5 100.0
Increase/decrease (+/-) + + - - - - +

Sources: Company data, Thanachart estimates

Ex 7: Our Key Assumption Changes

2021F

2022F 2023F

Presales (Bt m)

New 35,049 45,000 47,250 48,668 50,128 51,632 53,181 54,776 56,419 58,112 59,855 61,651

Old 38,500 42,000 44,099 45422 46,785 48,189 49,634 51,123 52,657 54,237 55,864 57,540

Change (%) 9) 7 7 7 7 7 7 7 7 7 7 7
Property sales (Bt m)

New 30,519 35,597 38,105 40,575 41,049 42,844 44,199 45545 47,164 47,196 48,091 49,125

Old 31,125 34,490 36,243 38,550 38,857 40,607 41,761 42,508 43,901 44,531 45368 45,849

Change (%) 2 3 5 5 6 6 6 7 7 6 6 7
Normalized profit (Bt m)

New 4,378 5,008 5,402 5,510 5,809 5,076 5,326 5,575 5,863 6,142 6,325 6,512

Old 4,425 4,888 5,184 5,110 5,399 4,597 4,830 5,021 5,295 5,453 5,607 5,723

Change (%) (1) 2 4 8 8 10 10 11 11 13 13 14

Source: Thanachart estimates
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PHANNARAI TIYAPITTAYARUT

Ex 8: AP’s Market Segmentation

ANG " : - ' S0
) KNG pyRyz0  SOUL  CITY — CENTRO e
L RUIMNG
. IDDRESS RHYTHM L]fe aspire
- c L ."\ SSE ﬂ'lu@‘w:ﬁad FJIEH 1.85-20 MB
“ drunanadiod 420 MB
THE EDITiON
UPCOUNTRY L i
ann-!uu 1 35 -4++ BB
Source: Company data
Ex 9: 12-month DCF-based TP Calculation, Using A Base Year Of 2022F
(Bt m) 2022F 2023F 2024F 2025F 2026F 2027F 2028F 2029F 2030F 2031F 2032F Terminal
Value
EBITDA 5,206 5,746 6,393 6,682 6,982 7,215 7,447 7,716 7,991 8,156 8,343
Free cash flow (5,724) (2,594) 769 5,643 6,535 7,678 8,125 8,247 6,207 10,174 8,475 103,913
PV of free cash flow (5,709) (2,168) 587 3,941 4,085 4,369 4,207 3,887 2,663 3,974 2,876 35,261

Risk-free rate (%) 2.5
Market risk premium (%) 8.0
Beta 1.3
WACC (%) 9.4
Terminal growth (%) 2.0
Enterprise value - 57,973
add investments

Net debt 18,663
Minority interest (18)
Equity value 39,328
# of shares (m) 3,146
Equity value/share (Bt) 12.50

Sources: Company data, Thanachart estimates
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COMPANY NOTE AP PHANNARAI TIYAPITTAYARUT

Valuation Comparison

Ex 10: Valuation Comparison With Regional Peers

EPS growth —PE— —P/BV — EV/EBITDA Div yield
Name BBG Code Country 21F 22F 21F 22F 21F 22F 21F 22F 21F 22F
(%) (%) (x) (x) (x) (x) (x) (x) (%) (%)
Poly Real Estate Group 600048 CH China (5.4) 6.1 6.4 6.1 1.0 0.9 9.9 9.4 4.4 4.6
Agile Property Holdings 3383 HK China 32) (1.9 1.9 1.9 0.3 0.2 5.0 438 15.4 14.9
Country Garden Holdings 2007 HK China (17.4) 7.5 4.2 3.9 0.7 0.6 4.7 4.6 7.1 7.5

China Overseas Land & Invest 688 HK Hong Kong 7.0 6.5 6.2 5.8 0.8 0.7 5.9 54 4.8 5.1

China Resources Land 1109 HK Hong Kong 8.3 13.0 10.0 8.9 1.2 1.1 7.0 6.3 3.7 41
Hang Lung Properties 101 HK Hong Kong 8.0 10.7 16.0 14.4 0.5 0.5 17.2 15.4 4.7 4.8
Henderson Land Development 12 HK Hong Kong (1.6) 0.9 11.6 11.5 0.5 0.5 20.9 20.4 5.3 53
Shimao Property Holdings 813 HK Hong Kong (4.2) 4.3 1.6 1.6 0.2 0.2 5.7 5.6 17.8 20.3
Sun Hung Kai Properties 16 HK Hong Kong 0.0 3.2 9.0 8.8 0.5 0.5 9.3 8.7 5.3 53
Sino Land 83 HK Hong Kong  105.8 (24.9) 74 9.9 0.5 0.4 3.7 5.0 6.4 5.6
CapitaLand CAPL SP Singapore 30.5 11.2 na na na na na na na na
City Developments CIT SP Singapore 324 168.9 313 11.7 0.8 0.7 271 18.2 1.8 23
Asian Property Devt * AP TB Thailand 3.6 14.4 7.3 6.4 1.0 0.9 11.2 10.8 4.8 5.5
Land and Houses * LHTB Thailand 6.9 19.9 16.6 13.8 23 22 23.0 20.4 5.1 6.1
LPN Development * LPN TB Thailand (50.5) 11.7 21.0 18.8 0.7 0.7 23.8 19.9 29 3.2
Pruksa Holding * PSH TB Thailand (17.5) 11.8 13.9 124 0.7 0.7 13.7 11.6 4.3 48
Quality Houses * QH TB Thailand (10.6) 17.0 13.3 11.4 0.9 0.9 48.6 48.9 4.5 5.3
Sansiri * SIRITB Thailand (11.6) 12.3 15.4 13.7 0.6 0.6 22.9 22.7 2.6 2.9
Supalai * SPALITB  Thailand 36.2 13.3 8.4 74 1.2 1.1 10.1 8.8 4.8 54
Average 6.1 16.1 11.2 9.4 0.8 0.7 15.0 13.7 5.9 6.3

Sources: Bloomberg consensus, *Thanachart estimates
Based on 31 January 2022 closing prices

1 ¥ 6 ¥ [
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APPENDIX AP PHANNARAI TIYAPITTAYARUT

COMPANY DESCRIPTION COMPANY RATING
USHN Tou wIawwesa dnasathaiuy dine (uwaw) duuSen Industry Rating Scale
weu}nwagmﬂﬁlugywlww Immml% Fudiulassmsdszianednag Dutlook Excellent 5
stk Tassnmanmaiidd molduusud Biztown, ﬂmnmanga, 114 Analyst Business
naN9Liad, The Pleno uaz District; lassmsthwdsy awlduusud REC. Outlook Good 4
The City, The Centro, The Palazzo, Soul 8z Mind; wazlasens Fair 3
naula MeldluTud The Address, The Rhythm, The Life, The Aspire cG Manage
rating® ment
waz Co. g Weak 2
Very Weak 1
Financials Operating
None 0
Source: Thanachart Source: Thanachart; *CG Rating
THANACHART’S SWOT ANALYSIS
S — Strength W — Weakness
. ﬁmmﬁwgiu"lumiﬂ%’umﬁmﬁ'mﬂﬁga . m@mﬁué’uusu@i“uaaNﬁmﬁ'wﬁﬁmumﬁu
» dudinluamanmakidrdlwiios uazaaula P Rt RO PRV GT)
»  JnAansinnaInRane
O — Opportunity T — Threat
» magedvaInduilming ussnlmand = MsudsiuTeInanla CBD
" 19ZARNAIEAY mid-to-low end . mﬁﬁﬁuua:ﬁaﬂ@aﬁﬂ%ﬂ
CONSENSUS COMPARISON RISKS TO OUR INVESTMENT CASE
Consensus Thanachart Diff
" ewgnanidauuaninga Wnlyldnazsanansznudanine
Target price (Bt) 10.78 12.50 16% dasnsfiagends uazmadulaluewiae
i 9 A A ° ° a
Net profit 21F (Bt m) 4,368 4,378 0% B §l2997n# backlog lassmsaaula Jvs Suiuann mlsieanan
Net profit 22F (Bt m) 4,590 5,008 9% aazldiduluaufimena  wndnseniEnwseinuanisaing
L®SIRTIN IR Ua
Consensus REC BUY: 18 HOLD: 3 SELL: 0

HOW ARE WE DIFFERENT FROM THE STREET?

= ﬂs:mmmsﬁw"liqﬂ%maam‘luﬁ 2022F gamﬁcﬂmm 9% 1184310
. A ol A X ; o
ml%auumgm presales WAz laMANIY  LNOF=HOULHUNNT
Dadalasimslugenuesnisng

= santhwangy ENLT]%GI;!\‘]H’J"]"U AR 16%

Sources: Bloomberg consensus, Thanachart estimates Source: Thanachart
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FINANCIAL SUMMARY AP PHANNARAI TIYAPITTAYARUT
INCOME STATEMENT
FY ending Dec (Bt m) 2019A 2020A 2021F 2022F 2023F
Sales 23,802 29,888 31,478 36,410 38,949
Cost of sales 15,627 20,458 21,337 24,636 26,181
Gross profit 8,176 9,430 10,141 11,774 12,768
% gross margin 34.3% 31.6% 32.2% 32.3% 32.8%
Selling & administration expenses 5,443 6,160 5,823 6,736 7,206
Operating profit 2,732 3,270 4,317 5,039 5,562
% operating margin 11.5% 10.9% 13.7% 13.8% 14.3%
Depreciation & amortization 118 269 207 228 245
EBITDA 2,851 3,540 4,524 5,267 5,808
% EBITDA margin 12.0% 11.8% 14.4% 14.5% 14.9%
Non-operating income 88 70 194 81 87
Non-operating expenses (13) (6) 0 0 0
Interest expense (247) (367) (297) (327) (366)
Pre-tax profit 2,560 2,968 4,214 4,792 5,283
Income tax 566 690 885 1,006 1,110
After-tax profit 1,994 2,278 3,329 3,786 4,174
% net margin 8.4% 7.6% 10.6% 10.4% 10.7%
Shares in affiliates' Earnings 1,009 1,948 1,048 1,222 1,228
o Minority interests 4 1 0 0 0
Record profit in 2020 and . .
o ) ) Extraordinary items 61 0 0 0 0
delivering new highs in
NET PROFIT 3,068 4,227 4,378 5,008 5,402
2021-23F Normalized profit 3,006 4,227 4,378 5,008 5,402
EPS (Bt) 1.0 1.3 1.4 1.6 1.7
Normalized EPS (Bt) 1.0 1.3 1.4 1.6 1.7
BALANCE SHEET
FY ending Dec (Bt m) 2019A 2020A 2021F 2022F
ASSETS:
Current assets: 51,470 49,897 49,522 59,998 67,313
Cash & cash equivalent 570 2,740 752 985 1,000
Account receivables 169 80 431 499 534
Inventories 49,715 46,140 47,351 57,371 64,557
Balance sheet looks well Others 1,016 938 988 1,143 1,223
under control with net Investments & loans 5,453 6,462 6,462 6,462 6,462
D/E of less than 1x Net fixed assets 468 409 399 370 325
Other assets 1,403 1,955 2,027 2,202 2,265
Total assets 58,794 58,724 58,410 69,033 76,365
LIABILITIES:
Current liabilities: 17,057 13,256 12,469 15,563 17,082
Account payables 1,753 1,824 2,046 2,362 2,511
Bank overdraft & ST loans 8,180 3,113 2,912 3,831 4,327
Current LT debt 4,500 4,600 3,796 4,993 5,639
Others current liabilities 2,623 3,719 3,715 4,377 4,606
Total LT debt 14,927 15,221 12,707 16,716 18,879
Others LT liabilities 514 983 1,009 1,053 1,053
Total liabilities 32,498 29,461 26,185 33,332 37,015
Minority interest (17) (18) (18) (18) (18)
Preferreds shares 0 0 0 0 0
Paid-up capital 3,146 3,146 3,146 3,146 3,146
Share premium 89 89 89 89 89
Warrants 0 0 0 0 0
Surplus (0) 0 0 0 0
Retained earnings 23,078 26,046 29,008 32,484 36,133
Shareholders' equity 26,313 29,281 32,243 35,720 39,369
Liabilities & equity 58,794 58,724 58,410 69,033 76,365

Sources: Company data, Thanachart estimates
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FINANCIAL SUMMARY

AP PHANNARAI TIYAPITTAYARUT

Undemanding PE vs. peers’
on our forecasts, and below
7.1x five-year average from
2015-19

CASH FLOW STATEMENT

FY ending Dec (Bt m) PLRET. 2020A 2021F 2022F 2023F
Earnings before tax 2,560 2,968 4,214 4,792 5,283
Tax paid (633) (683) (850) (981) (1,083)
Depreciation & amortization 118 269 207 228 245
Chg In w orking capital (8,457) 3,736 (1,341) (9,772) (7,072)
Chg In other CA & CL / minorities 597 2,594 625 1,377 939
Cash flow from operations (5,816) 8,884 2,855 (4,355) (1,687)
Capex (152) (172) (100) (100) (100)
Right of use 0 (555) (55) (6) (6)
ST loans & investments 0 0 0 0 0
LT loans & investments (956) (1,009) 0 0 0
Adj for asset revaluation 0 0 0 0 0
Chg In other assets & liabilities 469 953 247 102 256
Cash flow from investments (639) (783) 91 (4) 150
Debt financing 7,332 (4,673) (3,519) 6,125 3,305
Capital increase 0 0 0 0 0
Dividends paid (1,258) (1,258) (1,416) (1,532) (1,753)
Warrants & other surplus (0) 0 0 0 0
Cash flow from financing 6,074 (5,931) (4,934) 4,592 1,552
Free cash flow (5,968) 8,712 2,755 (4,455) (1,787)

VALUATION

FY ending Dec

Normalized PE (x) 10.7 7.6 7.3 6.4 5.9
Normalized PE - at target price (x) 13.1 9.3 9.0 7.9 7.3
PE (x) 10.5 7.6 7.3 6.4 5.9
PE - at target price (x) 12.8 9.3 9.0 7.9 7.3
EV/EBITDA (x) 20.7 14.8 11.2 10.8 10.3
EV/EBITDA - at target price (x) 23.3 16.8 12.8 12.1 11.6
P/BV (x) 1.2 1.1 1.0 0.9 0.8
P/BV - at target price (x) 1.5 1.3 1.2 1.1 1.0
P/CFO (x) (5.5) 3.6 11.2 (7.4) (19.0)
Price/sales (x) 1.3 1.1 1.0 0.9 0.8
Dividend yield (%) 3.9 4.4 4.8 5.5 5.9
FCF Yield (%) (18.6) 271 8.6 (13.9) (5.6)
(Bt)

Normalized EPS 1.0 1.3 1.4 1.6 1.7
EPS 1.0 1.3 1.4 1.6 1.7
DPS 0.4 0.5 0.5 0.6 0.6
BV/share 8.4 9.3 10.2 11.4 12.5
CFO/share (1.8) 2.8 0.9 (1.4) (0.5)
FCF/share (1.9) 2.8 0.9 (1.4) (0.6)

Sources: Company data, Thanachart estimates
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FINANCIAL SUMMARY AP PHANNARAI TIYAPITTAYARUT

FINANCIAL RATIOS
FY ending Dec 2019A 2020A 2021F 2022F 2023F
Growth Rate
Sales (%) (12.7) 25.6 5.3 15.7 7.0
Net profit (%) (22.6) 37.8 3.6 14.4 7.9
EPS (%) (22.6) 37.8 3.6 14.4 7.9
Normalized profit (%) (24.0) 40.6 3.6 14.4 7.9
Normalized EPS (%) (24.0) 40.6 3.6 14.4 7.9
Dividend payout ratio (%) 41.0 33.5 35.0 35.0 35.0
Operating performance
o Gross margin (%) 34.3 31.6 32.2 32.3 32.8
Maintaining good Operating margin (%) 1.5 10.9 13.7 13.8 14.3
profitability for its owned EBITDA margin (%) 12.0 11.8 14.4 14.5 14.9
projects and JVs Net margin (%) 8.4 7.6 10.6 10.4 10.7
D/E (incl. minor) (x) 1.0 0.8 0.6 0.7 0.7
Net D/E (incl. minor) (x) 1.0 0.7 0.6 0.7 0.7
Interest coverage - EBIT (x) 11.0 8.9 14.6 15.4 15.2
Interest coverage - EBITDA (x) 11.5 9.6 15.2 16.1 15.9
ROA - using norm profit (%) 5.6 7.2 7.5 7.9 7.4
ROE - using norm profit (%) 11.8 15.2 14.2 14.7 14.4
DuPont
ROE - using after tax profit (%) 7.8 8.2 10.8 1.1 1.1
- asset turnover (x) 0.4 0.5 0.5 0.6 0.5
- operating margin (%) 11.8 1.2 14.3 14.1 14.5
- leverage (x) 2.1 2.1 1.9 1.9 1.9
- interest burden (%) 91.2 89.0 93.4 93.6 93.5
- tax burden (%) 77.9 76.8 79.0 79.0 79.0
WACC (%) 9.4 9.4 9.4 9.4 9.4
ROIC (%) 4.9 4.7 6.9 7.8 7.3
NOPAT (Bt m) 2,128 2,510 3,411 3,980 4,394
invested capital (Bt m) 53,350 49,476 50,907 60,274 67,213

Sources: Company data, Thanachart estimates
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