
                      
 

  
 

 
  

 

Rating Rationale 
TRIS Rating affirms the company rating of Pruksa Real Estate PLC (PS) and the 

ratings of PS’s senior debentures at “A”. The ratings reflect PS’s leading position in 

the middle- to low-priced townhouse segment, its proven track record in the 

middle- to low-income residential property segment, PS’s cost competitiveness, 

and its large backlog, which partly secures the company’s future revenue stream. 

These strengths are partially offset by the company’s relatively high leverage, the 

cyclical and competitive nature of the property development industry, plus 

concerns over rising project development costs and the labor shortage problem.  

PS is one of the leading residential property developers in Thailand. The 

company was established in 1993 by Mr. Thongma Vijitpongpun and was listed on 

the Stock Exchange of Thailand (SET) in December 2005. As of March 2013, the 

Vijitpongpun family continued to be the company’s largest shareholder, owning a 

74% stake. As of June 2013, PS had a huge project portfolio comprising 234 

residential projects. The value of the remaining unsold units across PS’s project 

portfolio was around Bt61,000 million while the total backlog was around Bt43,000 

million. The project portfolio consists of townhouse (51% of the total value of the 

remaining unsold units), single-detached house (SDH, 26%), condominium (22%), 

and overseas (1%) projects. The average unit price across the entire portfolio was 

Bt1.9 million.  

PS’s competitive edge is derived from employing the precast and 

prefabrication technologies and managing the construction processes for 

townhouse and SDH projects by itself. With large production volumes, the precast 

and prefabrication techniques enable the company to control construction costs 

and shorten the construction period. As a result, PS has been able to offer 

residential units at competitive prices. 

Presales of PS in 2012 improved by 15% year-on-year (y-o-y) to Bt29,396 

million, due mainly to a rise in presales of townhouses and condominiums,  by 19% 

y-o-y and 58% y-o-y, respectively. Presales in the first half of 2013 was Bt22,670 

million, a sharp increase from Bt12,688 million during the same period of 2012. 

The company’s presales grew across all product types.     

PS’s total revenue was Bt27,023 million in 2012, up from around Bt23,000 

million per annum in 2010 and 2011. Revenue from townhouse projects increased 

by 30% y-o-y to Bt14,908 million in 2012. SDH projects generated revenue of 

Bt8,775 million in 2012, up from Bt7,140 million in 2011. Revenue from 

condominium projects declined by 37% y-o-y to Bt2,837 million in 2012. Revenue 

in the first quarter of 2013 was Bt6,312 million, a 36% rise from Bt4,655 million in 

the same period of 2012. The growth was mainly driven by higher sales of 

townhouse and SDH projects since only three condominium projects were finished 

and ready for transfer to customers in the first half of 2013. Revenue from 

townhouse and SDH projects soared by 59% y-o-y and 28% y-o-y, respectively. 

Based on its backlog of Bt43,000 million as of June 2013, the company plans to 
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recognize around Bt24,500 million of the backlog as revenue during the second half of 2013, and approximately Bt8,000-

Bt10,000 million per annum during 2014-2015.  

PS’s operating income as a percentage of sales ranged from 17% to 21% during 2010 through the first quarter of 2013, 

down from 26% in 2009 and 25% in 2008 when the company benefited from the government’s tax incentive program. PS’s 

total debt to capitalization ratio during 2010 through the end of March 2013 ranged from 47% to 55%. The ratio was higher 

than in the past due to PS’s rapid expansion and because PS is now developing more condominium projects. However, PS’s 

liquidity remained acceptable. The ratio of funds from operations (FFO) to total debt was 19% in 2012 and 17% (annualized 

with trailing 12 months) in the first three months of 2013. PS had a sizable undrawn credit facility of Bt16,000 million as of May 

2013, which gives it a sufficient amount of financial flexibility.  

      

Rating Outlook 
 The “stable” outlook reflects the expectation that PS will be able to sustain its operating performance in the medium 

term. The company is expected to deliver a large number of the units in its backlog as planned. In addition, PS’s total debt to 

capitalization ratio should be kept below 55%.  

 

 
Pruksa Real Estate PLC (PS) 
Company Rating:                                                  A   

Issue Ratings:  
PS13NA: Bt3,000 million senior debentures due 2013 A 
PS156A: Bt1,000 million senior debentures due 2015 A 
PS15NA: Bt2,000 million senior debentures due 2015 A 
PS163A: Bt600 million senior debentures due 2016 A 
PS163B: Bt2,400 million senior debentures due 2016 A 
PS166A: Bt3,000 million senior debentures due 2016 A 
PS179A: Bt600 million senior debentures due 2017 A 
PS179B: Bt1,400 million senior debentures due 2017 A 
PS185A: Bt3,000 million senior debentures due 2018 A 
Rating Outlook:                                                                                                           Stable                                   

  

 

KEY RATING CONSIDERATIONS 

Strengths/Opportunities 

 Leading position in the middle- to low-priced 

townhouse segment 

 Accepted brand name and proven record in  

the middle- to low-income residential property 

market 

 Cost competitiveness due to large scale 

production and prefabrication technologies 

 Large backlog partly secures future revenue 

stream 

Weaknesses/Threats 

 High financial leverage  
 Labor shortage and rising construction costs 
 Cyclical nature of the property development 

sector 
 

 
CORPORATE OVERVIEW 

PS was founded in 1993 by Mr. Thongma Vijitpongpun 

and was listed on the SET in December 2005. The 

Vijitpongpun family has been the major shareholder of  

the company, owning a 74% stake as of March 2013. PS is 

the leader in employing the precast and prefabrication 

technologies in its construction projects. The company not 

only owns the precast factories but also manages the 

construction of its townhouse and SDH projects. PS focuses 

on the middle- to low-income segment. The average unit 

prices in 2013 were Bt1.5 million for a townhouse, Bt3.5 

million for an SDH unit, and Bt2.0 million for a condominium 

unit.  
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Table 1: PS’s Revenue Breakdown by Product Type 
Unit: % 

Product 
Type 2008 2009 2010 2011 2012 

Jan-Mar 
2013 

Townhouse 58 52 51 50 55 60 

SDH 38 29 33 31 32 33 

Condo- 
minium 

4 19 16 19 11 4 

Overseas - - - - 2 3 

Total 
revenue 

100 100 100 100 100 100 

Total 
revenue  
(Bt mil.) 

12,969 18,966 23,307 23,263 27,023 6,312 

Source:  PS 
 

Townhouses have continued to be the largest 

proportion of PS’s total revenue, constituting 51% of total 

revenue during 2009-2011, and rising to 55% in 2012 and 

60% in the first quarter of 2013. The revenue contribution 

from SDH units has been 31%-33% of total revenue  

during 2010 through the first three months of 2013. 

Condominiums contributed 16%-19% of total revenue 

during 2009 through 2011, before declining to 11% in 2012 

and 4% in the first quarter of 2013.  

 

RECENT DEVELOPMENT 

 Continuing to seek overseas opportunities 

PS launched two overseas projects in 2010, one in 

Bangalore, India and one in the Maldives. The presales and 

construction progress of the Bangalore project has been 

slow. Only 66% of the units have been sold and 34% were 

transferred to the buyers as of June 2013. The joint 

venture project in the Maldives has faced difficulties. PS 

incurred a loss from the exchange rate shift after a 

devaluation of the Maldivian rufiyaa. As a result, the 

company stopped developing its remaining land plots.  

PS plans to sell its 80% stake in the joint venture to a new 

investor.  

Although the performance of the first two overseas 

projects was below the targets, PS continues to search for 

market opportunities in other locations. A good target 

market should be sizable and have high real demand. PS 

plans to offer a product aimed at the middle-income 

segment. PS is in the process of finding suitable land plots 

for new residential projects in Bangalore, Mumbai, and 

Chennai, India. In Hai Phong, Vietnam, the company took 

ownership of 75% of the total land plots it needs for a new 

project. PS plans to launch a low-rise condominium project 

on this site in late 2013. PS is currently studying the market 

potential in Indonesia.  

 

INDUSTRY ANALYSIS 

 Unclear signs of excessive price increases above 

fundamentals 

TRIS Rating’s outlook for the residential property 

development industry remains stable. This reflects an 

expectation that the industry should continue to illustrate 

respectable growth rates over the next 1-2 years, although 

the risks from higher leverage levels from both developers 

and consumers have risen in recent years.  

According to the Agency for Real Estate Affairs (AREA), 

there were 37,140 new residential units launched during 

the first four months of 2013. The proportion of new 

condominium units continued to rise steadily from 48% of 

total new units launched in 2011 to 62% in 2012 and 68% 

for the first four months of 2013.  

In TRIS Rating’s view, the signs of condominium prices 

rising excessively above the fundamental value remain 

unclear. The prices of condominium units have been driven 

in large part by the developments in mass transit network, 

the changes in urban dweller’s lifestyles, and demand from 

property investors and speculators. The flood crisis in late 

2011 has also revitalized demand in the condominium 

segment. The strongest growth in condominium segment 

came from units priced between Bt1-Bt2 million. The 

segment represented 54% of total new condominium units 

in 2012, up from 37%-40% during 2008-2011. The segment 

captures buyers who previously lived in rental apartments 

and a group of investors who wish to earn recurring 

income by letting units out. 

 

Chart 1: Supply, Demand, and  

Inventory of Residential Units 

 
Source:  Agency for Real Estate Affairs (AREA) 
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 Labor shortage poses risks for high-rise developers 

Labor shortages continue to be a major concern for 

property developers. Over the past few years, several 

developers had faced construction delays and failed to 

realize cash flows on targets, lengthening their needs for 

working capital financing. In TRIS Rating’s view, the credit 

risk is considered quite material for developers with high 

concentrations in high-rise buildings, which require total 

development periods longer than two years. 

 

 Project expansions pressure operating margins 

On average, several SET-listed developers have been 

able to sustain their gross margins in a range of 32%-36% 

amid rising wages, land prices, and construction material 

costs. Meanwhile, operating margins (operating income 

before depreciation and amortization as a percentage of 

revenue) have been under pressure from higher marketing 

expenses to support new project expansions. Over the 

next 1-2 years, the operating margins of SET-listed 

developers are expected to stay around 9%-10%, 

compared with 11%-12% in the past. 

 

 Rising leverage increases system vulnerability 

TRIS Rating expresses concerns over rising leverage 

levels of both property developers and household sector. 

At the end of March 2013, the number of SET-listed 

property developers, whose debt to capitalization ratios 

was above 50%, was 11, almost doubling from six in 2009. 

In addition, the number of SET-listed developers whose 

debt to capitalization ratios was above 67% at the end of 

March 2013 rose to six, compared with only one developer 

in 2009. The household debt as a percentage of Gross 

Domestic Product (GDP) has also risen in recent years.  

Although TRIS Rating expects a soft landing in the 

market growth over the medium term, the fundamental 

credit conditions of the industry has been increasingly 

vulnerable to external shocks. Credit conditions could 

deteriorate rather quickly in case of market downturns as 

the industry will require longer periods to deleverage and 

recover. 

 

BUSINESS ANALYSIS 

PS is the leading residential property developer in the 

market segment for middle- to low-priced townhouses. Its 

brands are well-recognized in the middle- to low-income 

segment of the industry. The company’s competitive edge 

is derived from its ability to manage construction costs 

efficiently, due primarily to its sizable production volumes 

and its use of prefabrication technologies. 

  

 Expanded product portfolio reaches more customers  

To broaden its customer base, PS has continued to 

launch new brands. The Reno, Patio, Villette, Villette Lite, 

and Preuksa Lite were new townhouse brands launched 

during 2011 through 2013. PS also introduced Pruksa Puri 

and Natura, new brands for medium-priced SDHs, in 2011 

and 2012. Each brand targets customers in a different 

income level. Despite having similar target prices, each 

brand has a different product style to tap various customer 

groups. PS’s low-rise property projects is focused on the 

Bt1-Bt2 million per unit segment for townhouse buyers 

and the Bt3-Bt5 million per unit segment for SDH 

customers. To enlarge its portfolio, the company plans to 

expand in the Bt2-Bt5 million per unit townhouse segment. 

PS will broaden its SDH portfolio to encompass the higher-

priced segment (Bt5-Bt20 million per unit), and the lower-

priced segments, such as semi-detached home units. PS’s 

condominium products sell for Bt30,000 per square meter 

(sq.m.), up to Bt150,000 per sq.m. Unit prices range from 

Bt0.8 million to Bt6 million.   

 

 Cost competitiveness from large scale production and 

prefabrication techniques  

PS employs the precast and prefabrication 

technologies to manage construction costs and shorten 

the construction periods for its projects. By coupling these 

construction technologies with its sizable production 

volumes, PS has been one of the low-cost producers in the 

residential property development industry. It can offer 

residential units at competitive prices. The company uses 

precast materials for its townhouse and SDH projects.  

PS employs precast concrete sheets for some low-rise 

condominium projects. PS also manages the whole 

construction process for its townhouse and SDH projects 

through the use of in-house teams.  

At present, PS has a number of condominium projects 

in progress. It is more difficult to manage the whole 

construction process of a condominium project compared 

with a townhouse or an SDH project. As a result, PS hires 

contractors for its condominium projects. The company 

typically awards a lump sum construction contract and 



 

 
  

Page  5 
 

  
Pruksa Real Estate PLC 7 August 2013 

 

passes the risk of volatile construction materials prices to 

the contractor.  

 

 Strong presales in 2012 and 2013 

PS launched 30 new projects in 2012, much lower than 

the 50 and 72 new projects opened in 2011 and 2010, 

respectively. Despite launching fewer new projects in 

2012, PS’s presales in 2012 remained sound. Presales  

grew by 15% y-o-y to Bt29,396 million in 2012. Townhouse 

presales rose by 19% y-o-y to Bt14,896 million in 2012, and 

comprised around 50% of total presales. The growth in 

townhouse presales came because new projects received 

good responses from customers.  

Sales also improved in the projects located in the 

areas that had been flooded in late 2011. Condominium 

projects generated a presales of Bt6,730 million in 2012, 

up from Bt4,265 million in 2011. Presales of SDH and 

overseas projects in 2012 dropped by 9% y-o-y and 69%  

y-o-y, respectively.  

During the first half of 2013, presales soared to 

Bt22,670 million, much higher than the Bt12,688 million 

recorded during the same period of 2012. Presales were 

higher in the first six months of 2013 due to the launch of 

32 projects in the first half of 2013, compared with 14 new 

projects launched in the same period of 2012.  

 
Chart 2: PS’s Presales Value and Average Unit Price 

 

 
Source:  PS  

 

As of June 2013, PS had 234 existing projects, 

consisting of 157 townhouse, 52 SDH, 23 condominium,  

and two overseas projects. For the portfolio as a whole, 

the projects were 68% sold at the end of June 2013. PS had 

27,988 unsold units (including built and un-built units), 

worth approximately Bt61,000 million, available for sale. 

Townhouse and SDH projects comprised nearly 80% of the 

value of the remaining unsold units, while 22% was 

condominium projects, and the rest was in the project in 

India. Based on an absorption rate of 13,000 units sold per 

year in 2011 and 2012, the number of unsold units is 

enough to provide two years of sales.  

 
Table 2: PS’s Existing Projects as of Jun 2013 

         Type 

 

No. of  

Project 

 

Total Project  

% 

Sold 

Available for Sale 

Units 
Value 

(Bt Mil.) 

Avg 

Price 

(Bt Mil.) 

   Units 

 

Value 

(Bt Mil.) 

     Townhouse 157 61,799 92,042 1.49 66 14,986 31,047 

     SDH 52 14,250 50,402 3.54 68 4,345 15,902 

     Condominium 23 22,805 45,957 2.02 70 8,507 13,565 

     Overseas 2 581 1,807 3.11 75 150 460 

     Total 234 99,435 190,209 1.91 68 27,988 60,975 

Source:  PS 

 
 Huge backlog supports revenue in 2013  

Transfers of finished residential units to customers 

reached a record high of Bt26,994 million in 2012, up from 

around Bt23,000 million per annum during 2010 and 2011. 

Townhouse transfers rebounded to Bt14,908 million in 

2012, from Bt11,504 million in 2011 and Bt11,948 million 

in 2010. The value of SDH transfers was Bt8,775 million in 

2012, up from Bt7,140 million in 2011. Condominium 

transfers in 2012 declined by 37% y-o-y to Bt2,837 million. 

Only 930 condominium units were transferred in 2012, 

much lower than the 1,686 units transferred in 2011. 

Around 40% of the value of condominiums transferred 

in 2012 came from the units in the Fuse Sathorn-Taksin 

project. The residential projects in India and the Maldives 

made negligible contributions to total revenue in 2012. 

Transfers during the first half of 2013 reached Bt15,364 

million, a 34% rise from Bt11,473 million during the same 

period of 2012. The value of transferred townhouse and 

SDH units improved by 40% y-o-y and 11% y-o-y, 

respectively. The value of condominium project transfers 

reached Bt1,872 million in the first half of 2013, a sharp 

increase from Bt1,023 million in the same period of 2012.  

PS’s future revenue is partly secured by its large 

backlog, worth approximately Bt43,000 million at the end 

of June 2013. Sixty percent of the backlog comes from 

several condominium projects. Units in the backlog, worth 

a total of Bt24,538 million, are scheduled to be transferred 

during the second half of 2013. Accordingly, total revenue 

in 2013 is expected to grow sharply. PS’s total revenue in 
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2014 and 2015 is partially secured by the backlogs worth 

Bt7,782 million and Bt9,938 million, respectively.   

 

Chart 3: PS’s Residential Unit Transfers  

 
Source:  PS 

 

 Aggressive expansion 

The severe flood in late 2011 slowed the pace of new 

investment in the last quarter of 2011 through 2012. 

However, to pursue its growth objectives, PS set an 

aggressive expansion plan in 2013. The company set a  

land acquisition budget of Bt15,000 million in 2013. The 

company plans to launch 78 new projects, with a total 

project value of Bt55,000 million, in 2013. This amount is 

much higher than the value of the new projects launched 

in 2011 and 2012. The plans include 47 townhouse, 16 SDH, 

13 condominium, and two overseas projects.  

 

Chart 4: PS’s Land Acquisitions and Average Purchase Price 

 

 
Source:  PS 

 

Of all the new projects planned for 2013, 67 projects 

are in Bangkok and the vicinity, nine projects are located 

upcountry, and two projects are overseas. Aside from the 

32 new projects launched in the first half of 2013, PS plans 

to launch another 46 projects in the second half of 2013. 

 

Chart 5: PS’s New Project Launches 

 
Source:  PS 

 

 More cautious with expansion efforts in provincial 

areas 

Many listed property developers started expanding 

upcountry in 2012. These developers launched low-rise 

housing projects and condominium projects. A condo-

minium project is considered a higher risk for developers 

compared with a low-rise housing project. The developers 

which were the first to offer condominium projects to 

upcountry buyers found demand was strong. The market 

quickly absorbed the units offered.  

However, latecomers discovered the absorption rate 

was slower. To mitigate project risk, PS will focus on 

developing townhouse and SDH projects in the provincial 

areas. The company will expand to the provinces with high 

housing demand and a sizable market, such as Chonburi, 

Khonkaen, Phuket, Ayudhaya, and Chiang Mai. During the 

first half of 2013, PS’s upcountry projects contributed 

around 3% of total presales and 5% of total revenue.      

          

FINANCIAL ANALYSIS 

PS’s financial leverage has increased sharply since 

2010 due to the aggressive purchase of many land plots 

and the higher proportion of condominium projects 

launched than prior years. However, large amount of the 

units in the backlog will be delivered during 2013-2015. 

The deliveries will help improve PS’s liquidity and provide 

the cash PS needs to fund its expansion plans.   
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 Profitability will be under more pressure due to 

higher land and construction costs  

PS’s gross profit margin has held at 37%-38% of total 

revenue during 2008 through 2011. The gross profit 

margin decreased to 34% in 2012 and the first quarter of 

2013, due primarily to rising land and construction costs.   

Selling, general and administration expenses (SG&A) 

ranged from 15% to 20% of total revenue during 2010 

through the first three months of 2013, up from 13%-14% 

during 2008 and 2009. SG&A expenses rose after 2010 

because the government tax incentives expired and PS’s 

marketing expenditures have increased. Thus, the ratio of 

operating income as a percentage of sales dropped to 

17%-21% during 2010 through the first quarter of 2013, 

down from 26% in 2009 and 25% in 2008. The pretax 

return on permanent capital was 12% in 2011, 14% in 

2012, and 14% in the first quarter of 2013, down from 21% 

in 2010 and 33% in 2009. Going forward, PS’s profitability 

may be threatened by increasing land and construction 

costs, the recent minimum wage hike, and rising fixed 

costs. However, TRIS Rating expects PS’s profitability will 

be maintained at the current level.   

 

 Aggressive expansion pushes financial leverage 

higher 

PS launched a large number of new projects and 

bought a huge amount of land in 2010. These pushed PS’s 

financial leverage higher. The total debt to capitalization 

ratio peaked at 54.92% as of December 2011, before 

decreasing to 47.26% as of December 2012. At the end  

of March 2013, the ratio was 50.61%. The company’s 

interest-bearing debt to equity ratio was 1.02 times. With 

several new projects slated for launch plus plans to buy 

more land in 2013, PS’s financial leverage is likely to rise. 

However, the company should keep the total debt to 

capitalization ratio below 55% in the medium term.       

 

 Acceptable liquidity profile 

PS’s FFO had been Bt3,000-Bt4,000 million per year 

during 2008 through 2012. FFO was Bt794 million in the 

first three months of 2013. TRIS Rating expects  FFO to stay 

at Bt5,000 million per annum during 2013-2015, as the 

company plans to deliver large amount of its backlog over 

the next few years. This amount of FFO should be enough 

to fund, in part, PS’s expansion plans. PS’s FFO to total 

debt ratio was 19% in 2012 and 17% (annualized with 

trailing 12 months) in the first quarter of 2013.   

PS has Bt3,000 million in bonds maturing in the 

remainder of 2013, plus Bt3,000 million maturing in 2015, 

Bt6,000 million in 2016, Bt2,000 million in 2017, and 

Bt3,000 million in 2018. The company plans to refinance 

most of the maturing bonds with new bond issues. The 

funds PS needs to finance its new projects and repay its 

existing debts will be backed up by the company’s bank 

credit lines. As of May 2013, PS had undrawn long-term 

credit facilities of around Bt16,000 million. This substantial 

amount of unused credit gives the company additional 

financial flexibility. 
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Financial Statistics and Key Financial Ratios* 

                              
Unit: Bt million 

*  Consolidated financial statements 
**  Annualized with trailing 12 months 
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                 ---------------------------- Year Ended 31 December -------------------------- 

 Jan-Mar 
2013 

            2012             2011         2010 2009 2008 

Revenue 6,312 27,023 23,263 23,307 18,966 12,969 

Gross interest expense 250 942 865 269 187 133 

Net income from operations 773 3,898 2,835 3,488 3,622 2,551 

Funds from operations (FFO) 794 3,449 2,806 3,249 4,095 2,848 

Inventory investment (3,821) (679) (7,678) (14,638) (439) (4,133) 

Total assets 48,688 43,821 41,982 34,091 18,871 16,292 

Total debts 21,478 17,995 20,703 14,683 2,450 3,900 

Shareholders’ equity  20,961 20,081 16,997 15,263 13,023 10,110 

Operating income before depreciation and 
amortization as % of sales  

17.21 20.64 18.16 20.38 26.33 25.24 
 

Pretax return on permanent capital (%) 14.46   **            14.22                   12.31                    21.17 33.32 27.85 

Earnings before interest, tax, depreciation, and 
amortization (EBITDA) interest coverage (times) 

4.45 6.04 5.07 18.06 27.08 25.94 

FFO/total debt (%) 16.81    **            19.17            13.55            22.13 167.11 73.02 

Total debt/capitalization (%) 50.61 47.26 54.92 49.03 15.84 27.84 
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for any errors or omissions, the result obtained from, or any actions taken in reliance upon such information. All methodologies used can be found at 
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