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What’s new? 
The executive committee of BTS and the board of SIRI resolved to 
establish a 50:50 joint venture company (not yet named) to develop 
condos, according to filings to the SET yesterday. The venture will build 
projects located within a radius of 500 meters of existing and future mass 
transit stations operated by BTS with a minimum per-development value 
floor Bt3bn. The first development will be a Bt5.3bn condo with 873 units 
near BTS Mo Chit station. The land plot belongs to BTS and will be sold to 
the JV for Bt1.4bn. The condo is expected to launch in March 2015 and be 
completed and transferred within three years.  

8-9% value accretion to SIRI from the first JV condo 
Assuming a net margin of 10-12% for the Mo Chit condo, we estimate EPS 
accretion of Bt0.02 for SIRI and Bt0.02-0.03 for BTS (Figure 1). Pegged to 
a 10x PER (a 10% discount to our ResDev sector mean of 11.0x), the 
project may add value of Bt0.18-0.22/share to SIRI (8-9% upside to our 
target price) and Bt0.22-0.27/share to BTS (2% upside to our target price). 
Note that it won’t contribute any earnings till FY18. In the interim, BTS is 
expected to realize a net-tax Bt360m gain from selling the land plot, 
implying 16% upside to our FY14 net profit forecast.  

Bt30bn in JV projects targeted over five years 
BTS and SIRI target for the JV to develop Bt30bn in projects during the 
next five years—about two launches per annum. BTS will unlock the value 
of land plots it owns by selling them to the venture. SIRI will benefit in terms 
of expanded financial capacity. Note that SIRI will account for the JV under 
the equity method (so there is no debt consolidation from the JV firm). SIRI 
will also charge management fees of 4-5% to the venture.  

No surprise at diminished FY14 business plan 
In line with our expectation, SIRI cut its FY14 launch plan from Bt33bn to 
Bt17bn by rescheduling till FY15 one SDH project, one TH and seven 
condos. The condo launches were delayed because of SIRI’s new policy of 
getting EIA certification before launch. As such, the firm has cut its FY14 
presales target from Bt30bn to Bt12bn. It has also trimmed its top-line 
guidance from Bt33bn to Bt29bn. SIRI intends to boost its net margin from 
9.9% in FY13 to 12.0% in FY14 and 13% thereafter. Despite its downsized 
FY14 business plan, launches and presales will peak for the year in 4Q14 
(Bt6.7bn in launch value in 4Q14 against none in 3Q14; Bt5.2bn in 
presales in 4Q14, up by 5% YoY and 111% QoQ).  

More aggressive plan for FY15 

Management guides that launches will jump 98% YoY to Bt33bn in FY15 
(19 projects in total). The presales target is Bt32bn (50% condo and 50% 
low-rise), up 167% YoY. SIRI expects an FY15 top-line of Bt36bn, up 24%, 
and net margin of 13%, up 1% YoY. Note that for FY15, our top-line 
forecast is Bt35bn and our net margin assumption is 11.3%, both 
somewhat lower than the company’s guidance.  
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Share price perf. (%) 1M 3M 12M
Relative to SET 6.4      (9.1)     (15.1)   
Absolute 3.9      (9.4)     (10.9)   

 Key statistics 
 Market cap Bt21.7bn USD0.7bn

12-mth price range Bt1.7/Bt2.5
12-mth avg daily volume Bt188m USD5.8m
# of shares (m) 10,220              
Est. free f loat (%) 84.8                  
Foreign limit (%) 39.0                   

 Consensus 
rating 

BLS Target price  
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BLS earnings 
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 Financial summary 
 FY Ended 31 Dec 2013 2014E 2015E 2016E

Revenues (Btm) 28,597 30,702 34,908 38,339
Net profit (Btm) 1,929 3,228 3,067 3,420
EPS (Bt) 0.20 0.22 0.21 0.24
EPS grow th (%) -45.7% +10.7% -5.0% +11.5%
Core profit (Btm) 1,911 2,356 3,067 3,420
Core EPS (Bt) 0.20 0.16 0.21 0.24
Core EPS grow th (%) -44.9% -18.5% +30.1% +11.5%
PER (x) 8.8 9.5 10.0 8.9
PBV (x) 1.0 1.2 1.1 1.1
Dividend (Bt) 0.1 0.1 0.1 0.1
Dividend yield (%) 5.6 5.3 5.5 6.2
ROE (%) 11.9 15.2 11.7 12.3  

CG rating                             
  
  

 Narumon Ekasamut 
Securities Fundamental Investment Analyst 
narumon.e@bualuang.co.th 
+66 2 618 1345 
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SIRI : Financial Tables – Year  
PROFIT & LOSS (Btm) 2012 2013 2014E 2015E 2016E
Revenue 29,821 28,597 30,702 34,908 38,339
Cost of sales and services (19,903) (19,268) (20,506) (23,281) (25,565)
Gross profit 9,918 9,329 10,196 11,626 12,774
SG&A (6,033) (6,808) (6,962) (7,431) (8,068)
EBIT 3,885 2,522 3,234 4,195 4,706
Interest expense (328) (616) (678) (752) (821)
Other income/exp. 266 390 390 390 390
EBT 3,823 2,295 2,945 3,833 4,275
Corporate tax (954) (384) (589) (767) (855)
After-tax net profit (loss) 2,869 1,911 2,356 3,067 3,420
Minority interest 0.0 0.0 0.0 0.0 0.0
Equity earnings from affiliates 0 0 0 0 0
Extra items 70 18 872 0 0
Net profit (loss) 2,939 1,929 3,228 3,067 3,420
Reported EPS 0.37 0.20 0.22 0.21 0.24
Fully diluted EPS 0.37 0.20 0.22 0.21 0.24
Core net profit 2,869 1,911 2,356 3,067 3,420
Core EPS 0.36 0.20 0.16 0.21 0.24
EBITDA 4,145 2,741 3,601 4,590 5,127
KEY RATIOS
Revenue grow th (%) 45.2 (4.1) 7.4 13.7 9.8
Gross margin (%) 33.3 32.6 33.2 33.3 33.3
EBITDA margin (%) 13.9 9.6 11.7 13.1 13.4
Operating margin (%) 13.0 8.8 10.5 12.0 12.3
Net margin (%) 9.9 6.7 10.5 8.8 8.9
Core profit margin (%) 9.6 6.7 7.7 8.8 8.9
ROA (%) 7.1 3.6 5.0 4.4 4.7
ROCE (%) 8.4 4.2 5.7 4.9 5.2
Asset turnover (x) 0.7 0.5 0.5 0.5 0.5
Current ratio (x) 2.3 2.7 3.3 3.5 3.6
Gearing ratio (x) 1.6 2.0 1.4 1.4 1.3
Interest coverage (x) 11.9 4.1 4.8 5.6 5.7

BALANCE SHEET (Btm)
Cash & Equivalent 3,460 2,156 1,725 2,147 2,228
Accounts receivable 41 45 46 53 58
Inventory 34,267 45,621 54,665 57,040 59,009
PP&E-net 2,992 3,297 3,491 3,793 4,096
Other assets 5,735 8,922 8,922 8,922 8,922
Total assets 46,495 60,040 68,849 71,955 74,314
Accounts payable 1,800 2,251 1,128 1,280 1,406
ST debts & current portion 11,586 11,854 12,000 12,000 12,000
Long-term debt 12,419 22,816 24,293 25,793 26,293
Other liabilities 5,465 6,052 6,052 6,052 6,052
Total liabilities 31,270 42,972 43,473 45,126 45,752
Paid-up capital 8,434 10,201 15,426 15,426 15,426
Share premium 584 657 1,532 1,532 1,532
Retained earnings 5,704 6,173 8,381 9,834 11,568
Shareholders equity 15,224 17,067 25,376 26,829 28,562
Minority interests 1 0 0 0 0
Total Liab.&Shareholders' equity 46,495 60,040 68,849 71,955 74,314
CASH FLOW (Btm)
Net income 2,939 1,929 3,228 3,067 3,420
Depreciation and amortization 260 219 367 395 421
Change in w orking capital (25,737) (30,170) (10,169) (2,229) (1,849)
FX, non-cash adjustment & others 19,805 18,433 0 0 (0)
Cash flows from operating activities (2,733) (9,589) (6,574) 1,233 1,992
Capex (Invest)/Divest (622) (815) (562) (697) (724)
Others 0 0 0 0 0
Cash flows from investing activities (622) (815) (562) (697) (724)
Debt f inancing (repayment) 3,462 9,169 1,624 1,500 500
Equity f inancing 1,440 1,352 6,100 0 0
Dividend payment (1,001) (1,425) (1,020) (1,614) (1,687)
Others 0 0 0 0 0
Cash flows from financing activities 3,899 9,093 6,704 (114) (1,187)
Net change in cash 543 (1,311) (431) 422 82
Free cash flow (Btm) (3,355) (10,404) (7,135) 536 1,268
FCF per share (Bt) (0.43) (1.09) (0.49) 0.04 0.09
KEY ASSUMPTIONS 2012 2013 2014E 2015E 2016E
Total presales (Btm) 40,000 48,000 57,600 69,120 82,944
YoY change in presales 84% 20% 20% 20% 20%
Housing revenue (Btm) 28,954 27,724 29,824 34,000 37,400
YoY change in housing revenue 46% -4% 8% 14% 10%
Secured revenue by backlogs (Btm) - - 25,491 23,710 11,389
% of secured revenue by backlogs - - 85% 70% 30%
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SIRI : Financial Tables – Quarter  
QUARTERLY PROFIT & LOSS (Btm) 2Q13 3Q13 4Q13 1Q14 2Q14
Revenue 7,528 6,983 9,049 4,299 6,043
Cost of sales and services (5,081) (4,748) (6,029) (2,881) (4,032)
Gross profit 2,447 2,235 3,020 1,418 2,010
SG&A (1,821) (1,614) (1,712) (1,379) (1,249)
EBIT 626 621 1,308 38 762
Interest expense (123) (181) (179) (155) (136)
Other income/exp. 117 89 122 62 26
EBT 619 529 1,250 (55) 651
Corporate tax (131) (89) (163) 13 (114)
After-tax net profit (loss) 488 440 1,087 (42) 537
Minority interest 0.0 0.0 0.0 0.0 0.2
Equity earnings from affiliates 0 0 0 0 0
Extra items 32 (2) (30) 872 0
Net profit (loss) 521 438 1,057 830 538
Reported EPS 0.06 0.05 0.11 0.09 0.06
Fully diluted EPS 0.06 0.05 0.11 0.09 0.06
Core net profit 488 440 1,087 (42) 537
Core EPS 0.05 0.05 0.11 (0.00) 0.06
EBITDA 933 604 1,478 178 872

KEY RATIOS
Gross margin (%) 32.5 32.0 33.4 33.0 33.3
EBITDA margin (%) 12.4 8.7 16.3 4.1 14.4
Operating margin (%) 8.3 8.9 14.5 0.9 12.6
Net margin (%) 6.9 6.3 11.7 19.3 8.9
Core profit margin (%) 6.5 6.3 12.0 (1.0) 8.9
BV (Bt) 1.7 1.7 1.8 1.9 1.8
ROE (%) 13.4 11.0 24.8 18.5 12.2
ROA (%) 3.9 3.1 7.0 5.1 3.2
Current ratio (x) 2.4 2.6 2.7 2.5 2.3
Gearing ratio (x) 2.0 2.1 2.0 2.1 2.3
Interest coverage (x) 5.1 3.4 7.3 0.2 5.6

QUARTERLY BALANCE SHEET (Btm)
Cash & Equivalent 2,349 1,549 2,156 2,564 2,099
Accounts receivable 50 48 45 49 50
Inventory 38,459 44,165 45,621 51,889 54,490
PP&E-net 4,257 4,540 5,722 5,017 4,992
Other assets 7,646 6,592 6,496 6,186 5,792
Total assets 52,761 56,893 60,040 65,705 67,423
Accounts payable 1,789 2,062 2,251 3,050 2,848
ST debts & current portion 6,043 6,791 6,033 5,906 6,382
Long-term debt 24,419 26,860 28,891 32,586 33,973
Other liabilities 5,001 5,211 5,797 6,232 6,648
Total liabilities 37,252 40,924 42,972 47,774 49,850
Paid-up capital 9,744 10,198 10,201 10,232 10,268
Share premium 638 657 657 0 658
Retained earnings 4,676 5,116 6,173 7,003 6,585
Shareholders equity 15,508 15,969 17,067 17,931 17,573
Minority interests 0.8 0.3 0.2 0.2 0.0
Total Liab.&Shareholders' equity 52,761 56,894 60,040 65,705 67,423

KEY STATS 2Q13 3Q13 4Q13 1Q14 2Q14
Total presales (Btm) 7,706 8,574 4,975 388 3,893
YoY change in presales 6% 6% -69% -98% -49%
Housing revenue (Btm) 7,374 6,826 8,651 4,152 5,863
YoY change in housing revenue 40% 37% -37% -15% -20%
Housing GM 32.4% 32.0% 34.9% 33.4% 33.4%
Rental revenue (Btm) 154 157 398 147 180
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Company profile 

SIRI builds SDHs, THs and condos on a presales model. The company earlier focuses on the upper-mid to high-end of the market. In 2H10, the company 

expands to low-end market particularly for condo. SIIR owned Plus Property Co,Ltd who is the property and asset management, brokerage services and property 

sales management. Residential sales income is the core revenue contribution. Residential portfolio is breakdown to about 60% condo and 40% low-rise. The 

provincial projects account for SIRI’s portfolio.  
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Figure 1 : Value accretion from new project at BTS Mo Chit station to BTS and SIRI 

Btm 10.0% 11.0% 12.0%
Core profit for JV company, Btm 530 583 636
Core profit accreation (Btm)
   SIRI 265 292 318
   BTS 265 292 318
Core EPS accreation, Btm
  SIRI 0.02 0.02 0.02
  BTS 0.02 0.02 0.03
Value accreation (pegged to 10x PER, 10% discount to our ResDev coverage mean), Bt
  SIRI 0.18 0.20 0.22
  BTS 0.22 0.24 0.27
Value accreation to our YE15 target price
  SIRI 8% 8% 9%
  BTS 2% 2% 2%

Core margin 

 
  

Figure 2 :  SIRI’s launch plan  Figure 3 :  SIRI’s presales plan 
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Figure 4 :  Top-line profile  Figure 5 :  Net gearing ratio 
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Figure 6 : % of forecast revenue secured by presales  Figure 7 : % of forecast revenue secured by presales, by firm 
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Sector Comparisons 
Bloomberg Price M arket Cap

Code (local curr.)
(US$  

equivalent) 2014E 2015E 2014E 2015E 2014E 2015E 2014E 2015E 2014E 2015E
Ananda Development ANAN TB THB3.82 393 13.4 10.9 17.0 22.9 1.9 1.7 15.1 16.3 1.5 1.8
AP (Thailand) AP TB THB6.80 600 8.5 7.7 13.7 9.9 1.2 1.1 15.4 15.2 3.8 4.2
Land and Houses LH TB THB9.80 3,320 16.6 14.5 -8.4 13.9 2.6 2.5 18.4 18.1 4.8 5.5
L.P.N. Development LPN TB THB22.10 1,006 14.1 10.4 -0.2 35.7 3.1 2.6 22.7 26.8 3.7 4.8
Pruksa Real Estate PS TB THB33.00 2,266 11.0 9.9 14.4 11.8 2.5 2.1 24.3 23.0 2.9 3.3
Quality Houses QH TB THB4.10 1,161 10.7 8.9 6.5 20.5 1.9 1.7 19.2 20.5 4.2 5.1
Raimon Land RML TB THB2.10 232 5.2 6.4 146.5 -18.7 1.6 1.3 52.5 28.6 6.1 6.0
SC Asset Corporation SC TB THB3.66 419 10.5 8.8 24.3 19.5 1.2 1.1 11.8 13.2 3.9 4.7
Sansiri SIRI TB THB2.12 668 9.5 10.0 10.7 -5.0 1.2 1.1 15.2 11.7 5.3 5.5
Supalai SPALI TB THB24.60 1,302 10.0 8.9 46.7 12.5 2.4 2.0 26.8 25.4 4.2 4.7
Simple average 11.0 9.6 27.1 12.3 2.0 1.7 22.2 19.9 4.0 4.6

PER (x) EPS Growth (%) PBV (x) ROE (%) Div Yield (%)

PER band versus SD (next 12 months)  PBV band versus SD (next 12 months) 

0

5

10

15

20

25

YE05 YE06 YE07 YE08 YE09 YE10 YE11 YE12 YE13 YE14 YE15

x

+0.5.0 SD = 8.4x
LT-average = 6.3x

+1.0SD =  10.6x

-1.0 SD = 2.1x

+2.0SD =  14.8x

 

0.0

0.5

1.0

1.5

2.0

2.5

YE05 YE06 YE07 YE08 YE09 YE10 YE11 YE12 YE13 YE14 YE14

+3.0 SD = 2.2x

+1.0 SD = 1.2x

+2.0 SD = 1.7x

-1.0 SD = 0.3x

x

LT-average = 0.8x

PER band and share price  PBV band and share price 

0.0

1.0

2.0

3.0

4.0

5.0

6.0

YE05 YE06 YE07 YE08 YE09 YE10 YE11 YE12 YE13 YE14

Bt

6x

10x
8x

3x

15x

12x  

0

1

2

3

4

5

6

YE05 YE06 YE07 YE08 YE09 YE10 YE11 YE12 YE13 YE14

Bt

3.0x

0.5x

1.0x

2.0x

0.3x

2.5x

Foreign holding  Management trading activities during past six months 

26.8

25

26

27

28

29

5/14 6/14 7/14 8/14 9/14 10/14

SIRI Property%

 

 

-30.0

-20.0

-10.0

0.0

10.0

5/14 6/14 7/14 8/14 9/14 10/14

Buy

Sell

Btm

 



     
 

 
SIRI - 6 

 

 

 
Bualuang Securities Public Company Limited 

BUALUANG SECURITIES PUBLIC COMPANY LIMITED (BLS) is a subsidiary of BANGKOK BANK PUBLIC COMPANY LIMITED (BBL). This document 
is produced based upon sources believed to be reliable but their accuracy, completeness or correctness is not guaranteed. The statements or 
expressions of opinion herein were arrived at after due and careful consideration to use as information for investment. Expressions of opinion contained 
herein are subject to change without notice. This document is not, and should not be construed as, an offer or the solicitation of an offer to buy or sell 
any securities. The use of any information shall be at the sole discretion and risk of the user. 

BUALUANG SECURITIES PUBLIC COMPANY LIMITED MAY BE IN RELATIONSHIP WITH THE SECURITIES IN THIS REPORT. “Opinions, 
projections and other information contained in this report are based upon sources believed to be accurate including the draft prospectus, but no 
responsibility is accepted for any loss occasioned by reliance placed upon the contents hereof. Bualuang Securities Public Company Limited may from 
time to time perform investment, advisory or other services for companies mentioned in this report, as well as dealing (as principal or otherwise) in, or 
otherwise being interested in, any securities mentioned herein, This report does not constitute a solicitation to buy or sell any securities”. Investors 
should carefully read details in the prospectus before making investment decision. 

BUALUANG SECURITIES PUBLIC COMPANY LIMITED MAY ACT AS MARKET MAKER AND ISSUER OF DWs, AND ISSUER OF STRUCTURED 
NOTES ON THESE SECURITIES. The company may prepare the research reports on those underlying securities. Investors should carefully read the 
details of the derivative warrants and structured notes in the prospectus before making investment decisions. 

BUALUANG SECURITIES PUBLIC COMPANY LIMITED IS OR MAY BE A UNDERWRITER/CO-UNDERWRITER/JOINT LEAD IN RESPECT OF THE 
INITIAL PUBLIC OFFERING (“IPO”) OF SECURITIES. 

Financial Advisor 
Lead underwriter/ 

Underwriter/ 
Co-underwriter 

TSE BA, BGH, TSE 

Score Range   Score Range Description 

90 – 100  Excellent 
80 – 89  Very Good 
70 – 79  Good 
60 – 69  Satisfactory 
50 – 59  Pass 

Below 50   No logo given N/A 
 

CORPORATE GOVERMANCE REPORT DISCLAIMER 
 

This research report was prepared by Bualuang Securities Public Company Limited and refers to research prepared by Morgan Stanley. Morgan Stanley 
does not warrant or guarantee the accuracy or completeness of its research reports. Morgan Stanley reserves copyright and other proprietary rights in 
the material reproduced in this report. Morgan Stanley is under no obligation to inform Bualuang Securities or you if the views or information referred to 
or reproduced in this research report change. 

Corporate Governance Report disclaimer 

The disclosure of the survey result of the Thai Institute of Directors Association (“IOD”) regarding corporate governance is made pursuant to the policy 
of the Office of the Securities and Exchange Commission.  The survey of the IOD is based on the information of a company listed on the Stock 
Exchange of Thailand and the Market for Alternative Investment disclosed to the public and able to be accessed by a general public investor.  The 
result, therefore, is from the perspective of a third party.  It is not an evaluation of operation and is not base on inside information. 
The survey result is as of the date appearing in the Corporate Governance Report of Thai Listed Companies.  As a result, the survey result may be 
changed after that date.  Bualuang Securities Public Company Limited does not conform nor certify the accuracy of such survey result. 
 
BUALUANG RESEARCH – RECOMMENDATION FRAMEWORK 
 
STOCK RECOMMENDATIONS 
 
BUY: Expected positive total returns of 15% or more over the next 12 
months. 
HOLD: Expected total returns of between -15% and +15% over the next 12 
months. 
SELL: Expected negative total returns of 15% or more over the next 12 
months. 
TRADING BUY: Expected positive total returns of 15% or more over the next 
3 months. 

 
SECTOR RECOMMENDATIONS 
 
OVERWEIGHT: The industry, as defined by the analyst's coverage universe, is 
expected to outperform the relevant primary market index over the next 12 months. 
NEUTRAL: The industry, as defined by the analyst's coverage universe, is 
expected to perform in line with the relevant primary market index over the next 12 
months. 
UNDERWEIGHT: The industry, as defined by the analyst's coverage universe, is 
expected to underperform the relevant primary market index over the next 12 
months. 
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