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Asian Property Development  
Public Company Limited 

Company Rating: BBB+
Issue Ratings: 
AP117A: Bt1,000 million senior debentures due 2011 BBB+
AP118A: Bt1,000 million senior debentures due 2011 BBB+
AP122A: Bt1,000 million senior debentures due 2012 BBB+
AP141A: Bt1,000 million senior debentures due 2014 BBB+
AP147A: Bt850 million senior debentures due 2014 BBB+
AP157A: Bt500 million senior debentures due 2015 BBB+
Up to Bt500 million senior debentures due within 2016 BBB+
Rating Outlook: Positive
 

Rating History: Company Rating  Issue Rating 
  Secured  Unsecured 
12 Jul 2010 BBB+/Positive -  BBB+ 
28 Jun 2007 BBB+/Stable -  BBB+

 

Rating Rational 
TRIS Rating affirms the company and issue ratings of Asian Property Development PLC (AP) at 

“BBB+”. At the same time, TRIS Rating assigns the rating of “BBB+” to AP’s proposed issue of up to 
Bt500 million in senior debentures. The ratings have factored in an increase in total debentures of up to 
Bt1,350 million from two series of bonds sales: the Bt850-million bonds sold in mid January 2011 and the 
new proposed issue. The ratings reflect the company’s successful track record in the residential property 
development industry; accepted brands targeting the downtown townhouse and condominium segments; 
and operating flexibility, which enables the company to promptly adjust the project portfolio to cope with 
industry trends. The strengths are partially offset by political instability, the cyclical nature of the property 
development industry and intense competition in land acquisitions. 

AP was established in 1990 by Mr. Anuphong Assavabhokhin and Mr. Pichet Vipavasuphakorn who 
together owns approximately one-third of the company. The company’s market strength stems from being a 
pioneer and leader in the downtown townhouse market (“Baan Klang Krung” and “Baan Klang Muang”). 
Strong business profile is underpinned by a leading position in townhouses and to a lesser extent 
condominiums, particularly in downtown areas. AP has demonstrated an ability to adjust its product 
portfolio in the face of a rapid change in consumer behaviors. Its products also attract the target group of 
young homebuyers. AP has shown a keen ability in selecting land plots in prime locations for project 
developments. Before 2005, AP’s revenue from townhouse projects contributed over 80% of total 
revenues. Revenues from condominiums have become a key growth driver since 2007 when their 
contributions were 35% and rose to 40%-50% during 2008-2009. 

 

CreditUpdate  reviews ratings of companies or debt issues that have already been rated by TRIS Rating.  The CreditUpdate occurs when new 
debt instruments are issued or if significant events have taken place that may impact a company's current ratings or when current ratings are 
cancelled. The CreditUpdate announces whether a rating has been "upgraded," "downgraded," "affirmed" or "cancelled."  The update includes 
information to supplement the previously published ratings. 

CeditUpdates are part of TRIS Rating's monitoring process.  TRIS Rating monitors every rating it assigns until either the debt instrument 
matures or the rating contract ends.  To keep the public informed of changing situations, TRIS Rating periodically issues announcements about the 
credit ratings it monitors. 
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N  e  w  s   f  o  r   I  n  v  e  s  t  o  r 

At the end of September 2010, AP had Bt21,891 million worth of project values available for sale. 
Condominiums accounted for 40% of the remaining project values. Meanwhile, townhouses and single 
detached houses (SDH) accounted for 29% and 31%, respectively. The average unit price across the 
portfolio was around Bt5 million.  

Condominium backlog stood at Bt20,216 million at the end of September 2010. Total condominium 
projects (backlog and available for sale) are expected to provide the company with revenues at 
approximately Bt6,500-Bt12,000 million per annum during 2011-2013. This should provide a good deal 
of cash flows visibility in the medium term and could serve as internal funding for the roll out of future 
projects. 

AP’s revenue surpassed Bt10,000 million for the first time in 2009, ranking it the fourth largest 
listed property developers in terms of revenue. With condominium backlog and a strong market position 
in the city townhouse segment, TRIS Rating expects the company to be able to sustain its top line 
performance in the medium term. AP’s profit margins had enjoyed benefits from government tax 
incentives and demonstrated a satisfactory level of stability. The operating income before depreciation 
and amortization ratio stood at 21.8% for the first nine months of 2010. The relatively stable levels of 
margins reflects AP’s cost control and price setting abilities. TRIS Rating expects the operating margin 
ratio to drop by 3%-4% after most of the government tax incentives expired in 2010 and market 
competition resumes on the back of an expected stronger economic growth. Greater stability in the rolls 
out of high-rise projects should allow the company to self finance new projects with cash inflows from 
the completed ones and thus alleviate pressures for external funding needs. The debt to capitalization 
ratio is expected to fluctuate narrowly at around 45%-50% in the medium term. Funds from operations 
(FFO) had risen steadily from around Bt1,300 million in 2006-2007 to Bt2,025 million in 2009 and 
Bt1,517 million in the first three quarters of 2010. TRIS Rating expects the company to continue to take 
a cautious stance on future expansion by balancing its investments with cash flow generations. 

The residential property market was volatile in 2009, reflecting the local political instability and the 
global financial crisis. However, the market recovered in the second half of 2009 and had sustained the 
momentum in 2010. Major developers continue to increase market share at the expense of smaller ones. 
After delivering favorable performances in 2010, almost all large developers have set quite aggressive 
expansion plans for the next two to three years. The acquisitions of land at appropriate locations will 
likely be more expensive while most government tax incentives expired in 2010. TRIS Rating expects 
demand for residential property to recover alongside consumer confidence and growth in the domestic 
economy. 

 
Rating Outlook 

The “positive” outlook reflects AP’s stronger market presence in condominium segment, 
underscored by past project successes and a steady rise in condominium’s bottom line contributions. The 
ratings should be upgraded if the company is able to sustain its strong operating performance momentum 
while maintaining the debt to capitalization ratio in the range of 45%-50%.  
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Financial Statistics and Key Financial Ratios* 

 
Unit: Bt million 

 
 Jan-Sep

2010

---------- Year Ended 31 December --------- 
 2009 

 
2008 

 
2007 

 
2006 

 
Sales 9,533 12,424 9,832 7,825 6,344 
Gross interest expense 346 334 362 194 261 
Net income from operations 1,599 2,003 1,677 1,144 1,329 
Funds from operations (FFO) 1,517 2,025 1,743 1,250 1,384 
Inventory investment (3,192) (1,236) (2,997) (2,520) 207 
Total assets 21,286 19,159 17,378 13,145 10,418 
Total debt 9,090 7,942 7,986 5,509 4,031 
Shareholders’ equity 8,890 8,035 6,787 5,513 5,048 
Operating income before depreciation and 

amortization as % of sales 
21.82 22.94 25.38 20.15 17.14 

Pretax return on permanent capital (%) 13.50**        8.93       18.99 16.35 19.52 
Earnings before interest, tax, depreciation and 

amortization (EBITDA) interest coverage (times) 
6.87 9.04 7.00 9.11 7.14 

FFO/total debt (%) 16.69**      25.49       21.83 22.69 34.33 
Total debt/capitalization (%)*** 50.55 49.71 54.05 49.97 44.39 
* Consolidated financial statements 
** Non-annualized 
*** Including contingent liabilities of providing guarantees to related companies 
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Rating Symbols and Definitions
TRIS Rating uses eight letter rating symbols for announcing medium- and long-term credit ratings.  The ratings range from AAA, the highest 

rating, to D, the lowest rating.   The medium- and long-term debt instrument covers the period of time from one year up. The definitions are: 
AAA The highest rating, indicating a company or a debt instrument with smallest degree of credit risk.  The company has extremely strong 

capacity to pay interest and repay principal on time, and is unlikely to be affected by adverse changes in business, economic or other 
external conditions. 

AA The rating indicates a company or a debt instrument with a very low degree of credit risk. The company has very strong capacity to pay 
interest and repay principal on time, but is somewhat more susceptible to the adverse changes in business, economic, or other external 
conditions than AAA rating. 

A The rating indicates a company or a debt instrument with a low credit risk.  The company has strong capacity to pay interest and repay 
principal on time, but is more susceptible to adverse changes in business, economic or other external conditions than debt in higher-rated 
categories. 

BBB The rating indicates a company or a debt instrument with moderate credit risk.  The company has adequate capacity to pay interest and 
repay principal on time, but is more vulnerable to adverse changes in business, economic or other external conditions and is more likely to 
have a weakened capacity to pay interest and repay principal than debt in higher-rated categories. 

BB The rating indicates a company or a debt instrument with a high credit risk.  The company has less than moderate capacity to pay interest 
and repay principal on time, and can be significantly affected by adverse changes in business, economic or other external conditions, 
leading to inadequate capacity to pay interest and repay principal. 

B The rating indicates a company or a debt instrument with a very high credit risk. The company has low capacity to pay interest and repay 
principal on time. Adverse changes in business, economic or other external conditions could lead to inability or unwillingness to pay interest 
and repay principal. 

C The rating indicates a company or a debt instrument with the highest risk of default.  The company has a significant inability to pay interest 
and repay principal on time, and is dependent upon favourable business, economic or other external conditions to meet its obligations. 

D The rating for a company or a debt instrument for which payment is in default. 
The ratings from AA  to C may be modified by the addition of a plus (+) or minus (-) sign to show relative standing within a rating category.   
TRIS Rating’s short-term ratings focus entirely on the likelihood of default and do not focus on recovery in the event of default.  Each of TRIS 

Rating’s short-term debt instrument covers the period of not more than one year.The symbols and definitions for short-term ratings are as follows: 
T1 Issuer has strong market position, wide margin of financial protection, appropriate liquidity and other measures of superior investor 

protection. Issuer designated with a “+” has a higher degree of these protections. 
T2 Issuer has secure market position, sound financial fundamentals and satisfactory ability to repay short-term obligations. 
T3 Issuer has acceptable capacity for meeting its short-term obligations. 
T4 Issuer has weak capacity for meeting its short-term obligations.     
D The rating for an issuer for which payment is in default. 

All ratings assigned by TRIS Rating are local currency ratings; they reflect the Thai issuers’ ability to service their debt obligations, excluding 
the risk of convertibility of the Thai baht payments into foreign currencies.   

TRIS Rating also assigns a “Rating Outlook” that reflects the potential direction of a credit rating over the medium to long term. In 
formulating the outlook, TRIS Rating will consider the prospects for the rated company’s industry, as well as business conditions that might have an 
impact on the fundamental creditworthiness of the company. The rating outlook will be announced in conjunction with the credit rating.  In most 
cases, the outlook of each debt obligation is equal to the outlook assigned to the issuer or the obligor. The categories for “Rating Outlook” are as 
follows:  
Positive  The rating may be raised. 
Stable  The rating is not likely to change. 
Negative  The rating may be lowered. 
Developing  The rating may be raised, lowered or remain unchanged. 

TRIS Rating may announce a “CreditAlert” as a part of its monitoring process of a publicly announced credit rating when there is a 
significant event that TRIS Rating considers to potentially exerting a substantial impact on business or financial profiles of the rated entity. Due to an 
insufficient data or incomplete developments of the event, such as merger, new investment, capital restructuring, and etc., current credit rating 
remains unchanged. The announcement aims to forewarn investors to take a more cautious stance in investment decision against debt instruments 
of the rated entity. CreditAlert report consists of a “Rational” indicating warning reasons, a “CreditAlert Designation”, and a current credit rating. 
Rating Outlook is withheld in the announcement. 

CreditAlert Designation illustrates a short-term rating outlook indicative of the characteristics of impacts on the credit rating in one of the 
three directions (1) Positive (2) Negative and (3) Developing. 

 

For subscription information, contact 
TRIS Rating Co., Ltd., Office of the President, Tel: 0-2231-3011 ext 500 

Silom Complex Building, 24th Floor, 191 Silom Road, Bangkok 10500, Thailand, www.trisrating.com 
© Copyright 2010, TRIS Rating Co., Ltd.  All rights reserved. Any unauthorized use, disclosure, copying, republication, further transmission, dissemination, redistribution or 
storing for subsequent use for any purpose, in whole or in part, in any form or manner or by any means whatsoever, by any person, of the credit rating reports or information is 
prohibited.  The credit rating is not a statement of fact or a recommendation to buy, sell or hold any debt instruments.  It is an expression of opinion regarding credit risks for 
that instrument or particular company. The opinion expressed in the credit rating does not represent investment or other advice and should therefore not be construed as 
such. Any rating and information contained in any report written or published by TRIS Rating has been prepared without taking into account any recipient’s particular financial 
needs, circumstances, knowledge and objectives. Therefore, a recipient should assess the appropriateness of such information before making an investment decision based 
on this information. Information used for the rating has been obtained by TRIS Rating from the company and other sources believed to be reliable. Therefore, TRIS Rating 
does not guarantee the accuracy, adequacy, or completeness of any such information and will accept no liability for any loss or damage arising from any inaccuracy, 
inadequacy or incompleteness. Also, TRIS Rating is not responsible for any errors or omissions, the result obtained from, or any actions taken in reliance upon such 
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