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China Property Development Liquidity Crisis
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NIMTNIT “Three Red Lines” "i’]ﬂﬂﬂ’]?ﬂﬂwNuIﬂf;IW’ﬂ’]i‘m’W’mﬂ’mNLL°1I\‘1LLﬂN‘V]Nﬂ%‘NHLL@vﬂ?vﬂV}ﬁﬂﬂ‘Wiuﬂﬂi‘
mﬁ?vﬂuuumu 3 @mmmumqmmu”l,ml,ﬂ Debt-to-cash, Debt-to-equity, and Debt-to-assets mu

1) Liability-to-asset ratio (lfusannisuRuanayanantin) saelaifiv 70%
2)  Net-gearing ratio siadlaiiiu 100%
3)  Cash-to-short-term-debt ratio saalimnnngn 100%
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Figure 1: The Three Red Lines Measure

Color code Number of red lines breached Allowable annual growth in debt
Green I 0 15%
Yellow 1 10%
Orange 2 5%

0%
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Source: UBS Asset Management

NANTENUUBINIASTNIS “Three Red Lines”

n1stlaAulduimsnng “Three Red Lines” Lﬂumaiﬁu?éﬁwWﬁuuﬁ@ﬁquﬁuwi‘“wsﬂuﬂi”mﬂaurﬁhmmﬁmdmuﬁau
at aglsfa “Presales Model” 138 “‘Ew,mmwn@umw" wuﬂm‘l,uﬂmmum@mﬂumalﬁ@mmmﬂmm
Tﬂmmi‘lmﬂﬁ‘umm‘nu@mquuﬂmﬂmmmﬁ 2558 ﬂummuﬂ 2563 Im\amiﬁlmmﬂuuﬂa‘ummummum
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Figure 2: Over-subscribed Presales Model Induced Liquidity Havoc
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NSAANENANAFENTNARDIUDILIZHN Evergrande

138N Evergrande ﬁwLﬂuﬁgiﬁwﬁﬂﬁ@Lﬂu@ﬁrﬁumfaﬁwﬁuﬁwﬁﬁmmm’ngﬁizﬁmﬂuﬁuﬁu 2 2e3lsTinAan
InadFdunsneaund 2.3 ausnunenulazszauaanelull 2563 N1 5.1 LARAUNERL Evergrande Group
u‘lﬁmqmiﬂmmww?Wﬂmnmq 1,300 Tmzannslu 280 Was uay Lflumi:mL@n*ﬁuwimmmmaumﬂmm‘lu
Tan#t 2.0 dudrumeny viameudu@ulngs 10.4 dudruum

n3renefizeenisayilulasanislideestTEm Evergrande aenaiiusa (Over-leveraged), HIMTNTATLAN
ANNNFAULINTBIRAIAREINTINNINE (Three Red Lines Measure) UATHANIENLLRY COVID-19 AanATaLAY
mnﬂmuuﬂmwqmnﬁmmwuﬁnmLﬂumlmmmummmlumﬂwiwuuﬂmmmwuummm (@umumm
Wmanieraefurl Evergrande ﬁfwuuamm@mqmmumfaﬂmwm C mni“mu B ludaenanstl 2564) il
Evergrande wuﬂwa”ﬂmﬂmumms”“lu‘*mqm@u Wl - 5.8, 2564 TIIURIAY 338 AuneaaNTauSTITeAN
FuGulnandn 1.1 viludruum mnRensiisdadasyas mmm@m“vmLﬂm\mfmmmmuamuummu uay/
WIaRAANL mmummuiﬂmamwma:mmmaummmaLL@vmwmumﬂdwimzﬁqumﬂuﬁmwvl,u
mmmmﬂumiwmmﬂmmiumwm@nmmﬂmmhﬁmwmmwﬁmmmm@mquuﬂmmm@mqmLumm@
uanulasufuannadedluszesdu (TﬂLL‘]_I']_I'V] 5)

UANAINLITEN Evergrande ﬂquuswwiuﬂ@mwmm@zﬁ"ama‘um‘wmﬂL'flummumnmq 2 3 V]L"IJ’]‘]J’]F;IEm
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- Iy < s v . L
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Figure 3: Two-thirds of Top 30 Chinese Developers Crossed at Least One Red Line

Thailand, Sector Update

Number of linesviolated: 0 1 2 3

[ ] [ ]
70% celling on liabllities 100% cap on net debt Cash to short-term
to assets to equity borrowing ratio
L N N L L N ] : o
China Railway China Railway China Railway
Construction Construction Construction
@ (0]
Evergrande Evergrande Evergrande __?
Country Garden Country Garden Country Garden
e oo op o0 %00 o o ° 8
o [ ] L 1]
Red line Red line | Red line
] I 1 r ] | 1 r T | 1
50 70 90% 0 50 100 150% 8 4 1 0

Source: China Real Estate Info Corp., Bloomberg-compiled data including companies’ filings
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wRasuIANTwIAlsEmA e (5Un.) Useniatiaduldumnsnag LTV (Loan-to-value Ratio) FAUATUT 1 0.8, 2562
WATNITUNIITLIATEY COVID-19 szaanusnludaeiull 2663 Asiulddaranisiudaresfilsznaunisly
maﬂmamLﬂmm'aﬂmﬂmmiﬂmmﬂummmmuﬂmmu ‘Emﬂmeqv‘tmqmmmmmﬂmm"lmum@mmu
Lfnmmﬁﬂmuﬂ@ﬂul,mqummammmui‘Eﬂﬂ‘lumummwmmﬂﬂmmmLﬂumumumumqmﬂu
&ndaunagandenngelu (Social Distancing) dsznaufunislimudrAyiunisszune@udaspdaninnal
mﬂﬁuimmi‘mqmaﬁ%ﬁu (Active Projects) Lﬁm"m:mmmLL%QLmﬁ'wmﬁﬁuvua”mmwmgqmqmi@u
mvmumnmmamm@quhu Net Gearing Ratio (Net IBD/E) 1095 Waiunadandunine 11 sranelsl
Coverage 28443111 2563 wﬂimmmm@w 0.83x AINTZAL 0.87x 1uﬂ 2562 uazRausisnanmt fudadu
NAUgszAL 0.87x Tuadud 2564 (f-mnﬂ@ﬂﬁumimmmmwmumnﬁmwm’mﬂ 2563) ILLIﬂ'?:I’Gﬁ@JQ’]‘ﬂ?_Islu
NOUTARN ﬂmLammumwmumﬁ?mmmvﬁmmmmwmmhuﬂv 1-2 m@mﬂﬂmmwﬁmunu
(Fasyalugtluuud 4 laduson NOBLE iy Outlier Hesanndsudns e Net Gearing Ratio vumm'mau
aeneldadAty)

Figure 4: Thai Developers Started to Deleverage Earlier on in FY2019-20
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Source: Company, Yuanta Research

HAaNsENU si'aﬁ’ﬂizn@umiﬁ'ﬁumaﬁam?‘uw%'wzﬂuﬂixmﬁ"lmzl

fmqmmqmummwﬂ@@w@q@mmmﬁuwwm@zﬁma‘smiwsﬂuﬂummudma’lwmummmamﬁﬂLmﬂu
n.8l. 2564 Uiufaanas 0.08% MoM dailunslfusiaanas MoM uaisusnlusey 6 I (a1qaiatulumou
W8, 2558) Lquaumam@mmum 0.25% MoM luiAau n.A. 2564 m;yuvjnﬂ@mmmmgmmummﬂmm
anaendn 24% Waifiauiudaanaaiuaesdiuds azieutsindsdendausaniuaniviaswgiausd
fusenaunissingldnagnsniaiiusaifiguusaianssAunisssunadumn

Figure 5: China Home Prices Declined MoM the First Time in Six Years

Deepening Slump
China's new-home prices fell again in October after first drop in six years

2%

=

2018 2019 2020 2021

Source: Bloomberg, National Bureau of Statistics
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Figure 6: Thai Developers FY2020 Foreign Sales by Country
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Figure 7: Thai Property Developers’ Foreign Backlog and Foreign Sales

Backlog at 3Q21 ) China & HK Foreign Sales China & HK Sales  Foreign Sales  China & HK Sales
Foreign Backlog (%)
(Net 51% JV) Backlog (%) FY2020 (%) FY2l (%) 9M64 (%) 9M64 (%)
AP 34,549 17% 9% 1% 1% 1% 1%
LALIN 1,200 0% 0% 0% 0% 0% 0%
LH 6,475 11% 10% 2% 1% 2% 1%
LPN 2,929 1% 1% 3% 2% 3% 2%
MK 200 0% 0% 0% 0% 0% 0%
NOBLE 10,085 30% 20% 27% 25% 30% 26%
ORI 34,359 18% 6% 10% 8% 4% 3%
PSH 22,958 30% 25% 5% 4% 5% 4%
QH 830 11% 4% 3% 1% 3% 2%
SC 8,694 10% 4% 3% 2% 3% 2%
SENA 7,052 17% 14% 5% 4% 5% 4%
SPALI 32,843 15% 14% 4% 3% 4% 3%
Total 162,174 18% 12% 5% 4% 4% 3%

Source: Company, Yuanta Research

dndau Backlog gnAraniszimaARuuazdang

andaya u du 3064 fszneunisimuiedantuning 12 uFsnanalsl Coverage 1841973 Backlog $93
98w 1.6 uauay. usivnueneaniili Backlog 199gnAnTiALuATdaInsazal 1.9 uluayu. wieAsduie
12% 204 Backlog 7iamnn anuzngUsznaunisdauluafiulauneiufuaaignAnsiemanszdu 30-40% 191
Andszilunansznuiariaillesarnuindansdliaafreiigaaenimnisgni jiasdwide/anidnaasgnin
fusznaunisdeiniadeninduddsinaanduannalunaialusamaindnng (lesaind Buffer 199{u
A1) M linssrLne AuAn TSN ety

aeglafinun iwnesdszneunisfldfunansenuluduaesannin Backlog finnaanasuiniignlunguie
NOBLE waz PSH Nildnga1 Backlog AMngnANnaunazdesnsfissill 20% uaz 25% ANaIaL
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Figure 8: High-rise Project Launches Decreased Significantly in FY2019-21

THB mn
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Source: Company, Yuanta Research

aanUe AR Ul 2563 wazdae IM64 asluszaufifIagLan
u u

TUA9LANITUNTTZUNA COVID-19 szaanusnlugasiuil 2563 AHANTENUITIAUABAUAIA LUAAA
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Figure 9: CNY/THB Strongest in 5 Years Since YE2016
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NMFUNWSTTLIALRY COVID-19 ANaWus Lnsiunansalal?

avAn1sarnialanyide World Health Organization Uszniaanuunlafa COVID-19 anawiug sl “Omicron” s
Aunulaetinddaaaueninalfidu Variant of Concern vizagnaiugnuniwaadrafuatewug Delta Nuws
szunpviatansusitaenanel 2564 NHnuNn wnAszifiunanssnuresgLaarmang i wIadamisuninemn
Aansszualutlszmalye

Figure 10: “Omicron” Variant Poses a New Global Threat
SARS-CoV-2, November 30th 2021 Sequencnng as % of confirmed cases, 20211

1 2 5 2075
Confirmed cases of Omicron* « 1 @ 10 . 100 [ e No sequencing

capacity
, Wae o
3 =
o'
-

Source: GISAID, JHU CSSE, Press Reports, The Economist

dssiiunanssnuilu 2 Case Scenario ArgiUAD
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WndTz11A COVID-19 588N 1,2 AT 3 azauannaananefifufaiiuduestedidodn oy lul
2563 LAY 2564YTD N’]ﬂﬂ'ﬂLN’rJLV]F;ILIﬂ‘LI“n’Nﬂ@uﬂ’]iLLWT?VUWﬂﬂ 2562 Aun iU UasAlAseNIg
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wuuau)

Figure 11: Landed Property Sales Outperform in COVID-19 Pandemic
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Source: Company, Yuanta Research
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COVID-19 nelutlszina

Figure 12: Sales Expect to Normalize and Converge to Mean by 4Q23F
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Source: Company, Yuanta Research
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v d £ o d = % 1 o o v 1 =
gusenaunsnuiuimunlasanisunasuatanadsznaunisiuwd linlaaiududuausiug aeangulud
2565 1ﬁ'LLﬁ AP (TP: 10.90THB) , LALIN (TP: 12.60 THB), LH (TP: 10.20 THB), SC (TP: 4.50THB) wa e SPALI
(TP: 24.80 THB)
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Figure 13: Thailand Consumer Confidence Index
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Figure 14: Thailand House Price Index
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Source: Trading Economics, Bank of Thailand
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Figure 15: Property Developer Confidence Index (6-Months Forward)
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Figure 16: Bank of Thailand’s LTV Measure and Easing Progressions

Loan-to-Value Ratio
(Frist Enactment 1st April 2019)

Loan-to-Value Ratio
(Easing Starts 20th January 2020)

Loan-to-Value Ratio

(Easing Starts 21th October 2021)

Price Range [ Number of Contracts Landed Property High-rise Landed Property High-rise Landed Property High-rise
First 80% 90% 100% 100%
)0,
Above THB10mn Second 80% 80% 100% T00%
Third or Above 70% 70% 100% 100%
= —
First 100% 100% 10% addltl.onal loan can be rnade No change No change
for furbishment/decoration
90% if first loan contract is over 3 years 90% if first loan contract is over 2 years
Under THB10 S d 1 1
naer mn econ 80% if first loan contract is less than 3 years 80% if first loan contract is less than 2 years 00% 00%
Third or Above 70% 70% 100% 100%

Source: Bank of Thailand
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Aelud 2565

. v .

2) AU Backlog on hand Ainpaziufiduselfludas 2He4 TaduTl 2565 \HasannisHenaaie
WmNg LTV azdanaidnsnisenianiesgnAtanas (Cancellation Rate) annisanniszlunig
N9Rdumd

3)  wwunadasalazenisuuasiulvalludog 2H64 WesainTassnisuuasudiulugjazidusafraada
Aauane mii”u?i'm”lﬁffiamminﬁﬂﬁ’fﬂﬁﬂuvlmmmmﬂﬁﬂﬂmr»T'J

nsdasdanunasn)s LTV lu 100% mmumimmmmmwwmw 2 3l AAEINALINatNs g Ay sie
@mmmuaﬂmummummLL@V‘EML@Wﬁ”ﬂ@u‘EmNLuﬂu uazAnALTRasTy Upside risk Aetatlsznaunisil
2565 199NgN317 10-15% BansdiazvideyaduAnianane (Available-for-Sale), Backlog 194 2H64-2565
u,avm?lﬂmmimqmul,mmﬂwm’lmw 2H64 meﬂmummmmmﬂ’lmﬂ 2565 (Figure 1) 3IWLAIUN
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Figure 17: Stock Metrics Comparable - Available for Sales, Backlog, and Landed Property Launch Plan 2H21

Available Stock Sales 2022F Stock/Sales Backlog Backlog/Sales Landed Project Launch/Sales
(Net 50% JV) (Net 50% JV) Launch 2H21 2022F

AP 58,591 35,437 1.65 21,302 0.60 15,590 0.44
LALIN 17,511 6,864 2.55 1,200 0.17 2,000 0.29
LH 51,294 33,745 1.52 6,500 0.19 12,740 0.38
LPN 15,897 7,524 2.11 3,217 0.43 1,200 0.16
MK 2,000 3,461 0.58 500 0.14 2,400 0.69
NOBLE 5,084 9,915 0.51 6,395 0.64

ORI 22,277 13,444 1.66 17,840 1.33 4,300 0.32
PSH 57,839 34,033 1.70 21,645 0.64 11,338 0.33
QH 41,493 9,607 4.32 795 0.08 2,768 0.29
SC 43,000 21,899 1.96 8,557 0.39 7,430 0.34
SENA 10,035 4,449 2.26 3,689 0.83 1,000 0.22
SPALI 66,605 28,966 2.30 27,529 0.95 19,040 0.66
Industry 391,625 209,344 1.87 119,169 0.57 79,806 0.38

Source: Company, Yuanta Research
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Usznaunisll 2565 189Nque3 10% +/- EqmﬁLmﬂw’ﬁmﬂ@auﬁwﬁﬂmw (Available-for-Sale), Backlog
194 2H64-2565 waznalladalasenisuuasuvailugoes 2H64 Wafiauiuaanisafeldll 2565 (Figure 17)
wmudfuniaaazlaiunatsrlamiiannnisientsuanmnanis LTV inniigalsun AP, ORI uas SPALI

AP (TP: 10.90THB): ﬁ@ﬁ’wwumﬂ;zﬂ@umiﬂ 2565 ﬁfamnwumilﬂmﬁaiﬂiaﬂﬁil,l,u':iﬁulu‘ﬁw 2H64 7
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UL VB99ARIUNTIN

ORI (TP: 13.40THB): mﬂmiLﬂu;}’ﬁﬂuﬂ@:u'ﬁmm'azi“wﬁwé”wﬁl,l,m@;ﬁ'ﬁ Backlog lutq4 2H64-2565 17'{23\1
N9 1.8 niluau. (Net 50% JV) uanuFauiauduatanisalse il 2565 1 1.3 niluay. dnsndau
Backlog/Sales azagil 1.3x guigalugnaivnsan nstauAaI8uInInIg LTV arnazdana Wdnsniseanian
(Cancellation rate) 284 Backlog FINFIIRARI NANIAS %zﬁ'wawﬂmmmm Backlog wiau39TuTIaz 4
NALINFRLaAlAUNTINANT L9 2H64-2565

SPALI (TP: 24.80THB): mmﬂuﬁﬂi:ﬂ@umiﬁ%"ﬁ{umaﬂsz‘imﬂmﬂmmauﬂiummmi LTV mﬂ‘ﬁ'mlu
nqu A nnsiiduAnienane (Ava|lable-for Sale) ifludauaundn 6.7 niluay. viseAn iy 2.3x Weifisuiy
Aramsalse1at 2565 7 2.9 wiluay, a0usd Lmumﬂﬂmm‘llmqmﬂmflumq 2H64 nmwm‘lu@mmumw
Viuriu (ms1dau 2H64 Launch/Sales 2022F gl 0.7x) uananil SPALI €43 Backlog mmmqwmﬁﬂ‘t@u
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Figure 18: ORI Profitability Indicators (FY2018-2022F)
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Figure 19: LALIN Profitability Indicators (FY2018-2022F)
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Figure 20: Summary of Fwd PER Ratio of Property Stocks
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Figure 21: Landed Property 9M64 Presales of 12 Developers Under Our Coverage
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Figure 22: Key Stock Highlights

Target Core Profit Core Profit

Coverage Rating Price . (THB mn) Growth (%) PER() LY Div ¥ield (49
(THB) 2021F 2022F 2021F 2022F 2021F 2022F 2021F  2022F 2021F 2022F
AP BUY 10.90 22.5% 4,290 4,209 2% 2% 6.5 6.6 0.9 0.8| 5.6% | 5.5%
LALIN BUY 12.60 40.0% 1,241 1,410 7% 14% 6.7 5.9 1.0 09| 6.1% | 6.7%
LH BUY 10.20 21.4% 7,768 8,385 22% 8% 12.9 12.0 2.0 19| 65% | 7.1%
LPN SELL 3.98 -16.0% 608 778 -15% 28% 115 9.0 0.6 06| 6.1% | 7.6%

MK TRADING| 3.28 6.5% -265 -35 n.a. n.a. n.a. n.a. 0.5 05| na. n.a.
NOBLE TRADING| 7.30 18.7% 1,413 1,704 -21% 21% 6.7 5.9 1.4 1.4 13.0% | 13.2%
ORI BUY 13.40 27.6% 3,218 3,904 30% 21% 8.0 7.3 2.0 17| 54% | 6.7%
PSH TRADING| 12.80 -0.8% 2,458 3,344 -11% 36% 11.5 8.4 0.6 06| 6.8% | 7.8%
QH TRADING| 252 13.5% 2,366 2,683 11% 13% 10.1 8.9 0.9 09| 6.3% | 7.2%
scC BUY 4.50 36.4% 2,085 2,405 10% 15% 6.6 5.7 0.7 07| 58% | 7.3%
SENA BUY 5.95 51.8% 1,008 1,111 -10% 10% 5.5 5.0 0.8 07| 7.1% | 7.9%
SPALI BUY 24.80 17.0% 5,789 6,217 36% 7% 7.8 7.3 1.1 1.0| 52% | 5.4%

Source: Company, Yuanta Research
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Figure 23: PER Band (5-Yr. Average) - AP Figure 24: Profitability Indicators - AP
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Figure 25: PER Band (5-Yr. Average) - LALIN Figure 26: Profitability Indicators - LALIN
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Figure 27: PER Band (5-Yr. Average) - LH Figure 28: Profitability Indicators - LH
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Figure 29: PER Band (5-Yr. Average) - LPN

Figure 30: Profitability Indicators - LPN
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Figure 31: PER Band (5-Yr. Average) - NOBLE Figure 32: Profitability Indicators - NOBLE
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Figure 33: PER Band (5-Yr. Average) - ORI Figure 34: Profitability Indicators - ORI
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Figure 35: PER Band (5-Yr. Average) - PSH Figure 36: Profitability Indicators - PSH
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Figure 37: PER Band (5-Yr. Average) - QH Figure 38: Profitability Indicators - QH
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Figure 39: PER Band (5-Yr. Average) - SC Figure 40: Profitability Indicators - SC
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Figure 41: PER Band (5-Yr. Average) -SENA

Figure 42: Profitability Indicators - SENA
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Figure 43: PER Band (5-Yr. Average) - SPALI

Figure 44: Profitability Indicators - SPALI
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Anti-Corru ption PI"OQFGSS Indicator (ﬂT'a:gJa A 29 NOBNAN 2564)
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AMANAH | BLA CPF Fpi icc KTC MONO " PCSGH | PSTC SCC SPI THCOM T TPP Vit
AMATA 1 BPP CPi FRT ICHI KWC MOONG | PDG PT scceTSPRC THip TRU UNT
AMATAV | BROOK | CPN Fss IFS KWG MSC PDI PTG SCo SRICHA 1 THRE TRUE WACOAL
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B CENTEL | DRT GFPT IRPC (RH NK] PLANB QH e SV TRT VD ZEN
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BAM CGH DTC GJS VL MAKRO NNCL PLAT QTC SIRI SYNTEC TMILL TVO

BANPU T CHEWA T EA GLOCON Tk MALEE | NOK PM RATCH SIS TAE T™T TWPC
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