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Table 1: Valuation Assumptions of DCF Methodology

Valuation 2004F
Risk free rate (%) 3.50%
Market risk (%) 20.00%
WACC (%) 11.22%
Present value of free cash flows (Bt,mn) 1,501
Present value of terminal value (Bt,mn) 22,568
Total present value of FCF (Bt,mn) 24,069
Less: debt as at end-2003 (Bt,mn) (1,948)
Plus: S-T investment & cash (Bt,mn) 125
Total equity values (Bt,mn) 22,246
No. of fully-diluted shares outstanding (mn) 1,473
Equity value/share (Bt) 15.10

Source: CNS
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Consolidated Financial Summary

Year NP EPS EPS Growth PER P/BV EBITDA EBITDA EV/EBITDA DPS Div. Yield
Dec. 31 (Btmn) (Bt) (%) (X) (X) (Btmn) Growth (%) (X) (Bt) (%)

2544 (89) (0.32) -112% (42.57) 6.41 11 -107% 64.39 0.00 0%

2545 49 0.10 -132% 133.26 2.00 143 1178% 55.87 0.00 0%
2546F 613 0.69 584% 19.48 2.99 679 374% 23.00 0.26 2%
2547F 1,976 1.34 94% 10.07 2.33 2,517 271% 10.15 0.57 4%
2548F 2,031 1.38 3% 9.79 2.07 2,961 18% 8.41 0.69 5%
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Fig 1: ROE vs ROA
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Table 2: SIRI’s Sales Progress and Projected Revenue in 2003F and 2004F

Summary of Projects on hand as of 2003 Bt'mn No. of Pirce Sales Revenue Revenue
units Junit progress (03F) (04F)

Projects in 2002
1. Narasiri - Watcharapol 500 75 6.67 100% 100
2. Narasiri - Pinklao 330 37 8.92 100% 175

Total 830
Proiects in 2003
SDHs:
1. Narasiri - Sathorn Wonwan 2,100 157 13.38 43% 1,057 936
2. Narasiri - Patthanakarn 3,683 177 20.81 4% 312 2,185
3. Narasiri - Sukhumvit 67 3,283 96 34.20 7% 342 2,736
4. Narasiri - Sanambinnam 2,796 299 9.35 2% 140 1,169
5. Sretthasiri - Panyaindra 1,052 143 7.36 1% - 736
6. Saransiri - Rangsit Klong2 1,278 240 5.33 3% 27 320
Condo:
7. Sirisathorn Condo - Yen Arkard(51%) 529 169 3.13 100% 379 150
8. Suanplu Condo - (Sathon Nang Linchi) 335 75 4.47 84% 134 201
9. Sirisukhumvit 13 Condo (51%) 315 72 4.38 97% 197 118
10. Ratchadamri condo 926 32 28.94 94% 405 463
11. Baan Sanpeon Condo - Hua Hin 729 129 5.65 100% - 339
12. Siriruedee Condo - Soi Ruam Rudee 484 68 7.12 100% - 214
13. Nanthasiri condo - Sathorn Jusmag 1,043 76 13.72 68% - 549
14. Siriyenakat Condo (51%) - new 350 79 4.43 68% - 186
15. Sirisukhumvit10 Condo (New) 603 125 4.82 0% - 145
16. Sirisukhumvit24 Condo (New) 1,227 160 7.67 0% - 498
17. Sirisilom Condo (New) 735 125 5.88 0% - 353
Commercial bldgs:
18. Sun Square Silom (51%) - n.a. n.a. - 10

Total 21,468 3,267 11,307

Source: CNS
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Fig 2: Debt—-to—Equity Ratio
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Table 3 Financial statement

Profit & Loss (Btmn) 'I§$v Statistics & Ratios

FY Ended December 2001 2002 2003F  2004F  2005F Ended December 2001 2002 2003F 2004F 2005F
Sales 511 1.273 4223 12472 14.343 Per/Share Data (Bt)
Costs of Sales (386) (962) (2,870) (8,320) (9,490) EPS (0.32) 0.10 0.69 1.34 1.38
Gross Profit 125 311 1,353 4,152 4,853 DPS 0.00 0.00 0.26 0.57 0.69
Depreciation Expense 59 94 146 114 119 BV 2.11 6.76 4.52 5.79 6.52
EBITDA 11 143 679 2,517 2,961 EV 13.43 13.85 15.07 14.74 14.30
SG&A Expense (173) (262) (820) (1,750) (2,012) Multiplier (X)
EBIT (48) 49 533 2,402 2,842 PE (42.57) 133.26 19.48 10.07 9.79
Interest Expense (27) (43) (98) (91) (129) P/BV 6.41 2.00 2.99 2.33 207
Other Income (Expense) 15 15 38 60 69 EV/EBITDA 335.79 47.04 19.61 8.63 7.11
Pre-tax Profit (59) 21 473 2,371 2,782 Dividend yield (%) 0% 0% 2% 4% 5%
Corporate Tax (1) (5) (74) (847) (870) Percentage Growth (%
Pre-exceptional Profit (61) 16 400 1,525 1,911 Sales Growth 185% 149% 232% 195% 15%
Forex Gain (Loss) 0 0 0 0 0 EBITDA Growth -107% 1178% 374% 271% 18%
Extraordinary ltems (31) 24 160 300 0 Normalized Profit Growth -70% -152% 1575% 238% 21%
Gn (Ls) from Affiliates 0 (0) (0) 0 0 Net Profit Growth -112% -155% 1143% 223% 3%
Minority Interest 3 9 52 151 120 EPS Growth -112% -132% 584% 94% 3%
Net Profit (89) 49 613 1,976 2,031 Profitability Ratio (%)
Normalized Profit (58) 25 452 1,676 2,031 Gross Margin 245% 24.4% 32.0% 33.3% 33.8%
EPS (Bt) (0.32) 0.10 0.69 1.34 1.38 EBITDA Margin 22% 11.2% 16.1% 20.2% 20.6%
No. of shares outstandina 280 486 884 1.473 1.473 EBIT Marain -9.4% 3.9% 12.6% 19.3% 19.8%
ROE -15.1% 1.5% 15.3% 23.2% 21.1%
Balance Sheet (Btmn) ROA -2.6% 0.9% 4.8% 10.1% 10.0%
FY Ended December 2001 2002F 2003F  2004F  2005F ROCE -8.4% 14% 9.9% 23.2% 26.4%
Cash & S - T Investments 175 1.416 372 125 12 Asset Utilization (X)
Current Assets 687 5,017 7,539 16,313 16,192 Fixed Asset Turnover 0.4 0.6 1.3 3.7 4.2
Fixed Assets 1,086 3,160 3,366 3,457 3,370 Receivable Turnover 29.4 41.3 36.3 42.6
Total Assets 1,773 8,177 10,905 19,770 19,561 Inventory Turnover 1.0 0.6 0.7 11 0.9
Short-term Loan and 13 1,347 1,361 4,197 2,803 Payable Turnover 20.0 17.8 18.6 18.8
Current Portion of Debt 17 133 77 77 77 LIQUIDITY RATIOS (X)
Current Liabilities 274 1,909 2,539 7,556 6,539 Current Ratio 25 2.6 3.0 2.2 25
LT Debt 159 2,229 3,278 2,278 1,978 Quick Ratio 1.0 1.0 0.5 0.4 0.5
Total Liabilities 1,183 4,889 6,913 11,237 9,957 LEVERAGE RATIOS (X)
Paid-up Capital 2,800 8,670 7,557 7,365 7,365 Liabilities/Equity 2.01 1.49 1.73 1.32 1.04
Retained Earnings (2,320) (2,275) 582 2,328 3,520 Interest-beaning Debt/Equity ~ (0.03) 0.05 0.35 0.21 0.12
Minority Interests (1) 64 12 (139) (259) Interest Coverage 0.42 3.34 6.90 27.52 22.90
Total Equity 590 3,288 3,992 8,533 9,605 Debt Service Coverage 0.26 0.81 3.88 14.96 14.37
Cash Flow Statement (Btmn) Profit & Loss (Btmn)
FY Ended December 2001 2002  2003F  2004F  2005F Interim Profit & Loss 2Q/02 3Q/02 40Q/02 1Q/03 2Q/03
Net orofit (89) 49 613 1.976 2.031  Sales 156 368 583 429 593
Foreign exchange adjustments 0 0 0 0 0 Gross Profit 39 83 147 133 206
Depreciation and amortization 27 62 114 73 78 EBITDA 6 85 55 68 141
Changes in WC & Others (37) (2,152) (2,443) (5,996) 690 SG&A Expense (49) (73) (80) (104) (101)
Net operating cash flow (99) (2,040) (1,717) (3,948) 2,798 EBIT (10) 10 67 29 105
Net capital expenditure 119 (2,211) (425) (701) (145) Interest Expense (3) (13) (25) (21) (26)
Free cash flow 20 (4,251) (2,142) (4,649) 2,654 Other Income (Expense) 2 4 7 7 9
Other items (76) (615) (52) (151) (120) Pre-tax Profit (11) 1 49 15 88
Dividends paid 0 0 0 (230) (840) Corporate Tax (1) (1) (3) (5) (12)
Equity issued 0 2,586 144 2,946 0 Pre-exceptional Profit (11) 1 46 9 76
(Inc)/dec in net debt (56) (2,280) (2,050) (2,083) 1,694 Extraordinary ltems 1 0 (0) 39 122
Minority Interest 0 3 6 7 (24)
Net cash/(debt) at beg.of the 43 (14) (2,294) (4,344) (6,427) Net Profit (10) 4 52 54 173
(Inc)/dec in net debt (56) (2,280) (2,050) (2,083) 1,694 Normalized Profit (11) 4 52 16 52
Net cash/(debt) at end of the (14) (2,294) (4,344) (6,427) (4,733) EPS (Bt) (0.04) 0.01 0.11 0.06 0.20
Source: CNS
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