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 Q2 2018 Net profit immensely grew by 94.2% YoY reaching THB 1.2 billion. Net margin 

improved by 530bpt YoY or at 18.0%.  

Key factors contributed to Q2 2018 performance include the followings: 

- Impressive revenue recognition at THB 6.6 billion (+36.7% YoY). This was mainly from 

good property transfer momentum of both new and existing projects.  

- Healthy GM at 34.7% or +40bpt YoY, driven by favorable property GM* at 34.9% or 

+120bpt YoY.  

- THB 522.1 million “Share of profit from investments in joint ventures” from great 

transfer momentum of “Life Asoke” and “Rhythm Rangnam”  

- In this quarter, AP recorded “Gain from sales of investments” at THB 5.2 million from 

selling one of its subsidiaries, AP ME14 Co., Ltd., to joint venture company (Premium 

Residence Co., Ltd.).  

 AP (excluding JV) reported revenues at THB 6.6 billion (+36.7% YoY). Low rise maintained 

strong transfer pace and continued to drive revenue growth in Q2. Total property revenue 

hit THB 6.3 billion (+36.5% YoY) 

- Low Rise: Low rise projects recorded robust revenue recognition in Q2 reaching THB 4.7 

billion (+48.9% YoY). This was contributed by both existing projects which could 

maintain their sales momentum and 5 new projects transferred this quarter (4 of which 

are 2018 new launches) including “The City Sathon - Suksawat”, “Centro Rangsit Klong 

4 - Wongwaen”, “Centro Ratchapruek - Suanpak”, “Baan Klang Muang Ratchaphruek - 

Rattanathibet”, and “Pleno Pinklao - Charan”. 
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- Condominium: AP condo revenue recorded at THB 1.7 billion (+10.6% YoY). Existing 

projects, i.e., “Life Sukhumvit 48” and “Aspire Erawan Phase 1”, could maintain their 

transfer momentum. In addition we started to transfer “Vittorio” at values of THB 264 

million in Q2. 

- Note: There was a Board resolution on 28th May to purchase 3 JV companies which 

transfer of ownership was nearly complete, namely “Aspire Ratchada - Wongsawang” 

(at 80.2% transfer), “Rhythm Asoke II” (at 89.9% transfer), and “Rhythm Sukhumvit 36 - 

38” (at 99.8% transfer). Thus, those companies had changed from the Company’s joint 

ventures to subsidiaries of the Company and the financial statements of these 

companies had been included in the consolidated financial statements from 28th May 

2018 onwards, which is the date that the Company assumed control. 

Key revenues contributors in Q2 2018 were as follows: 

 

 Healthy GM at 34.7% or +40bpt YoY driven by favorable property GM* (34.9%). In Q2, we 

billed THB 81.0 million management and sales fees to JV companies. Underlying GM 

(AP+51% portion in JV) was at 36.0% as compared to 34.8% in Q2 2017.  

- Low rise: GM was delivered at 34.1%, impressively above 30.0% guidance, which was 

driven by good margin from both existing and new projects.  

 

- AP+51% JV condo: GM reported at 35.8% which was supported by strong GM from JV 

projects at 40.1%. Whereas, AP condo GM was at 30.6% below 35.0% guidance, mainly 

from 1) an impact of “Vittorio” price reduction after its transfer 2) deep price promotion 

for upcountry projects. However, the pricing scheme for those projects was well-

accepted by customers driving sales pace of both projects. Take up percentage for 

“Vittorio”, “Aspire Udornthani”, and “Coo Phitsanulok” by the end of Q2 are at 54.5%, 

69.7%, and 52.7%, respectively.  

 SG&A recorded at THB 1.3 billion or 20.6% of total revenue. Since JV operation is under 

AP, underlying admin expenses would be equivalent to 9.2% of revenue*. Hence, overall 

underlying %SG&A for Q2 would be 17.8% of revenue* comparing to 19.5% same period 

last year.  
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 Net debt to equity ratio was lower than our 1.0x comfort level at 0.92x. Total outstanding 

debt was at THB 22.1 billion with an average cost of funds at 2.61%. As usual, our debt 

structure still focused on fixed rate debenture taking up to 62.9% of total.  

 In terms of land acquisition, we have spent THB 2.9 billion in Q2. Majority of the spending 

was for future launches of low rise projects. At the end of Q2, total land acquisition was at 

THB 6.7 billion (versus year budget at THB 8.5 billion).  

 

ho 

  

 

 Q2 total presales recorded at THB 7.2 billion making 1H2018 presales of THB 17.3 billion 

(+15.1% YoY) and achieved 51.5% of full year target.  

- Low Rise: In Q2, we launched 3 low rise projects which are “Centro Rangsit Klong 4 - 

Wongwaen”, “Centro Ratchapruek - Suanpak”, and “Baan Klang Muang Watcharapol”. 

(Appendix 3).  Reflecting a good market sentiment, existing projects and new launches 

were well accepted by market. Making another notable quarter for low rise, presales 

was delivered at THB 4.7 billion and 1H2018 presales reached 9.9 billion (+45.5% YoY).  

 

- Condominium: Q2 presales (including JV) reported at 2.5 billion making 1H2018 presales 

of THB 7.3 billion (-10.2% YoY). There was no new condo launch in Q2 this year whilst 

we launched 1 condo (“Life Ladprao”) in Q2 2017. Removing effects of new project 

launches in 2017 and 2018, we would see a strong growth in presales for condo resulting 

(at THB 4.6 billion in 2018 as compared to THB 1.9 billion in 2017 or +148.2% YoY). 

 

Presales performance (in THB Million) of 1H2018 are as below:  

 

 YTD presales as of 5th August was at THB 25.0 billion (+5.4% YoY). Low rise maintained its 

positive momentum with presales of THB 12.2 billion (of which THB 2.3 billion were 

recorded during 1st July-5th August 2018) or +44.8% YoY. For condo, “Life Ladpao Valley” 

was launched at the beginning of August. The project was well accepted by market with THB 

4.2 billion presales or 65% take up making YTD condo presales managed to reach THB 12.8 

million (-16.3% YoY). Looking at the performance of existing projects by removing 3 new 

launches in this year and 2 projects in last year, condo presales recorded at THB 5.8 billion 

versus THB 2.5 billion or +134.5% growth) showing the ability to sell our on-hand projects. 

Sales Booking 1H2018 1H2017 % Growth % Achieved Target 

Low Rise 9,925 6,821 +45.5%   55.1% 

Condominium 7,340 8,177 -10.2% 47.4% 

Total Sales booking  17,265 14,998 +15.1% 51.5% 

Debt Structure/Capex 

Overall Situation and Outlook 
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 As of 5th August, backlog (excluding JV projects) was at THB 10.8 billion. THB 6.6 billion was 

from low rise and THB 4.2 billion was from condo. Low rise backlog will be recognized within 

this year while condo backlog will be recognized as schedule in the below table: 

 

 
Data as of August 5th, 2018 

 

 

 

 

 

 

- Revenue from JV projects reported at THB 3.9 billion with “Share of profit from 

investments in joint ventures” of THB 522.1 million. An impressive performance was 

mainly driven by transfer momentum of “Life Asoke” which started to transfer at end of 

April this year (accelerated from Q3). Given period of only 2 months, the project has 

already been transferred by 38.3% as of Q2 reflecting good quality of backlog. In 

addition, “Rhythm Rangnam” continued its good rate reaching 93.2% of transferred 

ownership.   

- There are 2 new JV projects to be launched in Q4 2018, i.e., “Life Asoke Hype” and “The 

Address Siam - Ratchathewi”. Total project value is THB 14.0 billion (Appendix 3). 

- As of 5th August, JV condo backlog was recorded at THB 38.7 billion and a schedule of 

revenue recognition is shown in the below table.  

 

JV Projects 

mailto:kultipa_t@apthai.com


Q2 2018 Management Discussion and Analysis 
 

If you have any question, please feel free to e-mail to kultipa_t@apthai.com or thirata_t@apthai.com 

  
   P a g e  5 | 9 

 

 
 

- Total condo backlog as of 5th August was at THB 43.0 billion with transfer schedule per 

below: 
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Appendix 1: Financial Summary 

 

 

 

 

 

 

 

 

  

Appendix 
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Appendix 2: Ongoing Projects 
 

 
 

Data as of June 30th, 2018 
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Appendix 3: Projects launches in 2018 
 

 
 

Data as of June 30th, 2018 
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Appendix 4: Schedule of Condominium Transfer 

 

 
Data as of June 30th, 2018  
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