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FYE Dec (THB m) FY20A FY21A FY22E FY23E FY24E
Revenue 29,244 28,311 32,948 33,955 35,081
EBITDA 4,655 4,013 4,481 4,731 4,975
Core net profit 2,771 2,353 2,749 2,898 3,026
Core EPS (THB) 1.27 1.07 1.26 1.32 1.38
Core EPS growth (%) (48.3) (15.1) 16.9 5.4 4.4
Het DPS (THB) 0.96 0.96 0.96 0.98 1.00
Core P/E (x) 9.9 12.1 10.0 9.5 9.1
P/BV (x) 0.6 0.7 0.6 0.6 0.6
Het dividend yield (%) 7.7 7.3 7.6 7.7 7.9
ROAE (%) 6.4 5.4 6.3 6.5 6.7
ROAA (%) 3.4 341 3.7 3.8 3.9
EV/EBITDA (x) 11.5 11.3 10.9 10.3 9.8
Met gearing (%) (incl perps) 57.7 37.0 45.3 44.2 43.1
Consensus net profit - - 2,771 3,046 2,849
MKE vs. Consensus (%) - - (0.8) (4.9) 6.2
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Share Price THB 12.60
12m Price Target THB 10.50 (-17%)
Previous Price Target THB 12.60

Company Description

Pruksa Holding is a residential developer specialized
in the affordable segment. Recently it has diversified
into the hospital business

Statistics
52w high/low (THB) 15.00/12.10
3m avg turnover (USDm) 0.3
Free float (%) 28.3
Issued shares (m) 2,233
Market capitalisation THB27.7B
USD754M
Major shareholders:
Vijitpongpun Family 75.5%
Social Security Office 2.8%
Thai NVDR 1.9%
Price Performance
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Pruksa Holding

Value Proposition

A holding company that used to be Thailand’s largest
developer by presales.

Specialised in affordable residential development for mid to
low-income earners in densely populated areas.

Using precast technology since 2004 to enhance productivity,
reduce time and costs.

Penetration into the mid to high-end segment several years
ago to tap potential buyers with high purchasing power.
236-bed Vimut Hospital is set to start commercial operation
in mid-2021.

Presales trend

THBEm

60,000
50,000
40,000
30,000
20,000
10,000

. -30%
Hit by YoY
big floods

YoY

+22%
YoY

-38% yov

0

2011 2014 2017 2020 2022F

Landed property Condominium

Source: Company

Financial Metrics

5-year presales CAGRs of 4% for 2014-18, before declining 3
years in a row in 2019-21.

Gross/net margins declined to its record low of 29%/8.3% in
2021, from a 5-year average of 34.5%/12.3%.

ROE declined to 5-6% in 2020-21, from an average 16% in
2015-19.

Net gearing dipped to 0.37x in 2021, from a 5-year average
of 0.6x.

Revenue breakdown and net margin
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Price Drivers

Historical share price trend
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Source: Company, Maybank IBG Research

1. Pruksa started its premium residential business in 2017
aiming to tap high purchasing power client base.
Stricter new LTV rules effective 2Q19.

Lockdown in Thailand to control the spread of Covid-19.
Vimut hospital commenced operation in May-21.

Sharp rebound in 4Q21 earnings.

L5 3 [ N O R )

Swing Factors
Upside

= Recovery of macro outlook and property stimulus
measures should help to spur demand and boost market
sentiment.

= Relaxing of bank lending measures.

= Structuring of its products portfolio to add more mid to
high end homes.

Downside

= Stricter bank lending measures amid high household
debts and weak affordability.

= Oversupply situation.

=  Weak economic and consumer confidence.
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Business Model & Industry Issues

Risk Rating & Score’ 19.2
Score Momentum? 0.0
Last Updated 30 Jul 2021
Controversy Score? None
(Updated: 13 Jan 2022)

All of PSH’s property projects need to pass environment impact assessment (EIA) before they can be sold. This helps to reduce
the impact on the environment and nearby communities. Warranties and after-sale services are value-added.

PSH employs the concept of Heart to home (caring for quality of life and well-being), Heart to earth (caring for the environment
impact) and Heart to society into its operation. The synergy between residential and healthcare adds value to its business in

the long term.

The company received an “Excellent” Level from an assessment of Thai listed companies’ corporate governance for the year
2020 from the Thai Institute of Directors Association. The company has been obtaining a score of over 90 for the fourth

consecutive year from 2017 to 2020.

Other awards: Thailand Sustainability Investment award from the SET for 5 consecutive years, ASEAN CG Scorecard Award 2019
and Sustainability Disclosure Awards for 2 consecutive years from Thaipat Institute.

Material E issues

PSH conducts environmental impact studies based on
guidelines issued by the Office of Natural Resources and
Environmental Policy and Planning, and the Ministry of
Natural Resources and Environment. PSH strictly adheres to
the ElA reports to reduce the impact on the environment. It
also strictly complies with relevant laws.

Innovations for environmental care include: i) fresh air
system in landed properties to help reduce temperature and
energy consumption and generate house ventilation; ii)
Green building; iii) Green solar cell system; and iv) Vertical
green.

CO2 emission decreased 888,252 kgCO2e/year with waste
reduction of 126,307kg/year, 100% water treatment, and
energy saving 1m KWh/year.

Material S issues

Projects initiated by PSH include Pruksa scholarship for less
fortunate students, knowledge sharing by its top
management to vocational school students and interested
public, happy home/career creation for disable people, and
volunteer blood donation.

PSH, in collaboration with Ban Mor Vimut Clinic, organised
free health check-up for residents at Plum condo
Rangsit/Changwattana and free flu vaccine shot for
government officers at the Phayathai district office.

Under Covid-19 situation, Ban Mor Vimut clinic and Vimut
hospital provide assistance and necessary medical supplies
such as facial mask, alcohol gel, UV sterilizer and Covid-19
vaccination of 138,681 shots to employees and the public.
Average training hours per person per year for employees
were at 8.95 in 2021.

Key G metrics and issues

The 10-member board of directors (BOD) are 9 males, 1
females and 7 are independent. Total BOD compensation
for 2021 was THB25.4m or 1.1% of the reported net profit.
For the top management team the total compensation for
2021 was ¢.THB53.8m, equivalent to 2% of the reported
profit.

Salaries and wages for 2021 was THB1.2bn or 51% of the
reported net profit. Other welfare and benefits include a
proper provident fund, group health, life, accident-
insurance for employees and a special discount on the
company’s products, etc.

The company has 5 sub-committees; the Audit Committee,
the Corporate Risk Management Committee, the Corporate
Governance Committee, The Executive Committee and the
Nomination and Remuneration Committee, to take into
account its business-related matters and report directly to
BOD.

All executives and employees are prohibited to receive any
benefits from the business partners and counter parties
either directly or indirectly. Also, PSH employs no-gift
policy.

Auditor: KPMG Phoomchai for the past 5 years. Audit fees
ranged THB5.3-5.5m per year.

No member of the BOD or the executive team has
committed a criminal act or faced bankrupt or
receivership.

PSH has been sued by other companies and persons on
alleged violation of agreements, prosecution claims and
other cases with liabilities totalling THB1078m in 2021,
which is up from THB818m in 2020. Presently, these cases
are still going through court process.

'Risk Rating & Score - derived by Sustainalytics and assesses the company’s exposure to unmanaged ESG risks. Scores range between 0 - 50 in order of increasing
severity with low/high scores & ratings representing negligible/significant risk to the company’s enterprise value, respectively, from ESG-driven financial impacts. 2Score
Momentum - indicates changes to the company's score since the last update - a negative integer indicates a company’s improving risk score; a positive integer indicates
a deterioration. *Controversy Score - reported periodically by Sustainalytics in the event of material ESG-related incident(s), with the impact severity scores of these
events ranging from Category 0-5 (0 - no reports; 1 - negligible risks; ...; 5 - poses serious risks & indicative of potential structural deficiencies at the company).
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Fig 1: PSH’s quarterly presales

Fig 2: PSH’s 1H22E presales = 38% of full-year target
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Likely to miss full-year presales and new launch guidance

2Q22E presales likely rose 18% QoQ but declined 13% YoY to THB6.3b, driving 1H22E
numbers to THB11.6b (-18% YoY) or 38% of its full-year guidance of THB31b. PSH
also launched new projects worth THB3.6b in 2Q22, higher than only one project
worth THB9m in 1Q22. Note that value of new launches for 1H22 accounted for
only 22% of its full-year guidance of THB16.3b.

PSH’s 1H22 performance looks likely to be disappointing and substantially below
its guidance. Given the gloomy macro outlook, it will be hard for the company to
boost its performance in 2H22. Therefore, PSH is likely to miss this year’s guidance.

Fig 3: PSH’s value of new launches
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Fig 4: PSH’s backlog

THEm THBm
70,000

20,000

60,000 . 18,000

16,000

50,000 . 14000

12,000

40,000 . [ | 10,000

30,000 . +345% B 8,000

. 625 yoy  23% 6,000

20,000 . YoY o YoY 4,000

2,000

10,000 [ -] 0

0 _
2017 2018 2019 2020 2021  2022F  6M22F

Townhouses ® Detached houses = Condo-value = Condo-premium

Total backlog at

end-1022 at THB20.2bn
Revenue realized from baklog

2022F 2023F 2024F 2025F

Landed property Condominium

Source: Company, M5T

2Q22E/1H22E results preview

Despite a pick-up in presales, we estimate 2Q22 residential revenue at THB5.5b,
down both YoY and QoQ. Note that 1Q22 residential revenue also included
THB643m of raw land sales. Nonetheless, hospital revenue should have remained
stable QoQ at around THB250m. Gross/net margins will likely remain at +30%/9%,
on par with 1Q22 but up from 2Q21 at 29%/5.5%. We estimate 2Q22E earnings at
THB513m, down 7% QoQ but up 20% YoY from a low base in 2Q21. 1H22E earnings
therefore may be around THB1.0-1.1b (+3% YoY), or 39% of our full-year forecast.

OQutlook

July 26, 2022
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We expect 2H22 revenue/earnings to be stronger than 1H22 as the majority of its
backlog worth THB18.7b (Figure 4) will be realized as revenue upon the completion
of seven projects in 3Q-4Q22. Moreover, we expect PSH to launch fewer new
projects than planned. As for its hospital business, Vimut hospital launched in May-
21 still incurred losses and this trend will continue at least over the next 3-5 years,
similar to other full-scale hospitals. But Theptarin hospital, its associate, already
turned profitable since 4Q21. For the full year, we expect PSH’s earnings at
THB2.75b (+17% YoY).

For FY23E-24E, we forecast earnings to grow at around 5% pa YoY given only a tiny
backlog and few new launches in FY20-22E (Fig 3-4).

Fig 5: Quarterly sales, earnings, net margins Fig 6: Quarterly sales and gross/net margins
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Balance sheet strength

PSH’s net gearing of 0.37x is one of the lowest among Thai developers, therefore,
it has substantial room for future investments. It has an average cost of debt of
2.2% and its THB14.7b of debentures is rated A stable by Tris Credit agency. This
implies that the interest rate upcycle will not have much impact on PSH.

Fig 7: PSH’s leverage ratio Fig 8: PSH’s loans breakdown
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Valuations

We lower our TP to THB10.5 from THB12.6. We apply a lower FY22E P/E of 7.5x
(previously 10x), -15D below its mean, to derive THB9.5/share for its core property

business and another THB1 for its investment in the hospital business (50% discount
to THB5.7b worth of investments).

Fig 9: PSH’s SD and PE band
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FYE 31 Dec FY20A FY21A FY22E FY23E FY24E
Key Metrics

P/E (reported) (x) 9.4 12.2 9.9 9.4 9.0
Core P/E (x) 9.9 12.1 9.9 9.4 9.0
P/BV (x) 0.6 0.7 0.6 0.6 0.6
P/NTA (x) 0.6 0.7 0.6 0.6 0.6
Net dividend yield (%) 7.7 7.3 7.7 7.9 8.0
FCF yield (%) 25.1 38.6 nm 8.3 8.2
EV/EBITDA (x) 11.5 11.3 10.8 10.2 9.7
EV/EBIT (x) 12.7 12.8 12.1 11.6 1.1
INCOME STATEMENT (THE m)

Revenue 29,244.4 28,310.9 32,948.4 33,954.6 35,081.0
EBITDA 4,654.6 4,013.0 4,481.2 4,731.4 4,974.7
Depreciation (454.6) (464.8) (498.4) (570.9) (643.4)
Amortisation 0.0 0.0 0.0 0.0 0.0
EBIT 4,200.0 3,548.2 3,982.9 4,160.6 4,331.4
Net interest income /(exp) (515.0) (549.5) (359.4) (346.5) (354.8)
Associates & JV 0.0 109.6 15.0 20.0 25.0
Exceptionals 0.0 0.0 0.0 0.0 0.0
Other pretax income 0.0 0.0 0.0 0.0 0.0
Pretax profit 3,684.9 3,108.3 3,638.5 3,834.1 4,001.6
Income tax (858.2) (704.9) (833.4) (877.2) (914.6)
Minorities (56.1) (50.7) (55.8) (58.7) (61.2)
Discontinued operations 0.0 0.0 0.0 0.0 0.0
Reported net profit 2,770.6 2,352.6 2,749.3 2,898.1 3,025.8
Core net profit 2,770.6 2,352.6 2,749.3 2,898.1 3,025.8
BALANCE SHEET (THE m)

Cash & Short Term Investments 1,336.5 3,348.0 864.0 865.9 1,446.9
Accounts receivable 0.0 0.0 0.0 0.0 0.0
Inventory 66,863.2 56,756.7 60,999.6 61,016.3 61,277.8
Property, Plant & Equip (net) 6,728.3 7,940.5 8,892.7 9,771.8 10,578.5
Intangible assets 0.0 0.0 0.0 0.0 0.0
Investment in Associates & JVs 107.5 834.6 834.6 834.6 834.6
Other assets 3,237.6 3,171.8 3,301.4 3,359.4 3,424.4
Total assets 78,2731 72,051.6 74,892.3 75,848.0 77,562.2
ST interest bearing debt 8,572.0 10,022.1 10,000.0 10,000.0 10,000.0
Accounts payable 1,277.3 1,349.6 1,576.7 1,609.3 1,649.2
LT interest bearing debt 18,033.5 9,639.2 11,139.2 11,000.0 11,500.0
Other liabilities 6,604.0 6,968.0 7,445.0 7,663.0 7,907.0
Total Liabilities 34,486.8 27,979.2 30,160.8 30,272.5 31,056.3
Shareholders Equity 43,046.5 43,324.2 43,927.5 44,712.8 45,581.9
Minority Interest 739.8 748.2 804.0 862.7 924.0
Total shareholder equity 43,786.3 44,072.4 44,731.5 45,575.5 46,505.9
Total liabilities and equity 78,273.1 72,051.6 74,892.3 75,848.0 77,562.2
CASH FLOW (THB m)

Pretax profit 3,684.9 3,108.3 3,638.5 3,834.1 4,001.6
Depreciation & amortisation 454.6 464.8 498.4 570.9 643.4
Adj net interest (income)/exp (515.0) (549.5) (359.4) (346.9) (354.8)
Change in working capital 5,934.3 9,862.1 (3,159.9) 171.7 (47.2)
Cash taxes paid (976.7) (831.3) (916.1) (956.9) (996.2)
Other operating cash flow 0.0 0.0 0.0 0.0 0.0
Cash flow from operations 8,108.4 12,670.7 (341.1) 3,703.8 3,687.6
Capex (1,233.2) (1,677.0) (1,450.5) (1,450.0) (1,450.0)
Free cash flow 6,875.2 10,993.6 (1,791.6) 2,253.8 2,237.6
Dividends paid (2,757.5) (2,090.0) (2,101.0) (2,111.9) (2,155.7)
Equity raised / (purchased) 0.0 0.0 0.0 0.0 0.0
Change in Debt (4,494.6) (6,944.1) 1,477.9 (139.2) 500.0
Other invest/financing cash flow (61.3) (16.3) (0.9) (0.9) (0.9)
Effect of exch rate changes 0.0 68.3 (68.4) 0.0 0.0
Net cash flow (438.2) 2,011.4 (2,484.0) 1.8 581.0
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FYE 31 Dec FYZ0A FYZ1A FY22E FY23E FYZ4E
Key Ratios

Growth ratios (%)

Revenue growth (26.7) (3.2) 16.4 3.1 3.3
EBITDA growth (40.2) (13.8) 1.7 5.6 5.1
EBIT growth (42.8) (15.5) 12.2 4.5 4.1
Pretax growth (47.5) (15.6) 17.1 5.4 4.4
Reported net profit growth (48.3) (15.1) 16.9 5.4 4.4
Core net profit growth (48.3) (19.1) 16.9 5.4 4.4
Profitability ratios (%)

EBITDA margin 15.9 14.2 13.6 13.9 14.2
EBIT margin 14.4 12.5 12.1 12.3 12.3
Pretax profit margin 12.6 11.0 11.0 11.3 1.4
Payout ratio 75.8 88.8 76.4 73.6 72.0
DuPont analysis

Met profit margin (%) 9.5 8.3 8.3 8.5 8.6
Revenue/Assets (x) 0.4 0.4 0.4 0.4 0.5
Assets/Equity (x) 1.8 1.7 1.7 1.7 1.7
ROAE (%) 6.4 5.4 6.3 6.5 6.7
ROAA (%) 3.4 3.1 3.7 3.8 3.9
Leverage & Expense Analysis

Asset/Liability (x) 2.3 2.6 2.5 2.5 2.5
Net gearing (%) (incl perps) 57.7 37.0 45.3 44.2 43.1
Net gearing (%) (excl. perps) 57.7 37.0 45.3 44.2 43.1
Net interest cover (x) 8.2 6.5 11.1 12.0 12.2
Debt/EBITDA (x) 5.7 4.9 4.7 4.4 4.3
Capex/revenue (%) 4.2 5.9 4.4 4.3 4.1
Net debt/ (net cash) 25,268.9 16,313.3 20,275.2 20,1341 20,053.1

Source: Company; Maybank IBG Research
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Historical recommendations and target price: Pruksa Holding (PSH TB)

22 Jul
Buy : 230.0

21 Sep
Sell : 9.2

23 Feb
Sell : £10.0

10 Aug
Sell : 10.7

22 Feb
Sell : £12.6
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Definition of Ratings

Maybank IBG Research uses the following rating system

BUY Return is expected to be above 10% in the next 12 months (including dividends)
HOLD Return is expected to be between 0% to 10% in the next 12 months (including dividends)
SELL Return is expected to be below 0% in the next 12 months (including dividends)

Applicability of Ratings

The respective analyst maintains a coverage universe of stocks, the list of which may be adjusted according to needs. Investment ratings are only applicable
to the stocks which form part of the coverage universe. Reports on companies which are not part of the coverage do not carry investment ratings as we do
not actively follow developments in these companies.
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