
 

Ref. CS/005/05/2022      

9 May 2022 

Subject:  Management Discussion and Analysis for the three-month period ended 31 March 2022     

To:  President 

 The Stock Exchange of Thailand 

According to the resolution of the Board of Directors’ Meeting No.2/2022 of Nirvana Daii Public 

Company Limited (“Company” or “NVD”) held on 9th May 2022 to approve the financial statements for 

the year ended 31 March 2022, the Company would like to report the financial performance for the 

three-month period ended 31 March 2022 as follows. 

 

Hidden Values Partially Unlocked 

NVD recorded total revenues of Bt.1,089m in 1Q22, up 47% yoy and 31% qoq.  The 1Q22 net profit 

attributable to the owners of the parent company was Bt.156m, compared to Bt.41m in 1Q21 and 

Bt.496m in 4Q21. 

The strength in 1Q22 revenues were attributable to the strong YE21 backlogs, combined with a land 

transaction as part of the continued strategic drive, Balance-sheet Reform.  Most noticeably in 4Q21, 

an asset reclassification, from holding for sales to holding for earning rentals or for capital 

appreciation in the future (Investment Property), was the main catalyst for the strong net profit in 

 Comparative Operating Performance

Bt.m % Bt.m % Bt.m % yoy qoq

Revenues:

Revenue from sales of real estate 694 94% 738 89% 1,021 94% 47% 38%

Revenue from construction contracts 46 6% 95 11% 68 6% 47% -29%

Total revenues 741 100% 833 100% 1,089 100% 47% 31%

Costs:

Costs of real estate sold 473 68% 661 90% 587 58% 24% -11%

Costs of construction 28 61% 92 97% 62 92% 120% -32%

Total costs 501       68% 754       91% 650 60% 30% -14%

Gross profits 240 32% 79 9% 439 40% 83% 455%

Other incomes 18 2% 15 2% 21 2% 13% 40%

Gain from fair value adjustment of investment property 0 0% 799 96% 0 0% na -100%

Selling expenses (69) -9% (87) -10% (121) -11% 75% 39%

Administrative expenses (74) -10% (119) -14% (78) -7% 6% -34%

Gain (loss) from exchange rate, net 0 0% (0) 0% (0) 0% -103% -87%

Financial costs (interest expenses) (31) -4% (48) -6% (50) -5% 64% 5%

Profits before share of profits from JV 85 11% 641 77% 210 19% 148% -67%

Share of profits/(losses) from JV 0 0% (1) 0% 0 0% na -100%

Income taxes (23) -3% (147) -18% (49) -4% 110% -67%

Net profits / (loss) 61 8% 493 59% 161 15% 163% -67%

Other comprehensive income 0 0% 7 1% 0 0% na -100%

Total comprehensive income /(loss) 61 8% 500 60% 161 15% 163% -68%

Profit (loss) attributable to

the owners of the parent 41 6% 496 60% 156 14% 282% -69%

the non-controlling interests 21         3% (3) 0% 6 1% -73% -305%

1Q22 %Change1Q21 4Q21



 

4Q21.  The Bt.799m gain from fair value adjustment could be regarded as a significant indicator of the 

hidden values in NVD’s balance sheet. 

Asset-base Adjustment for Better Value Creation 

NVD recorded the third highest quarterly revenue in 1Q22.  A 23-rai land plot in the south side of the 

new Krungthep-Kreetha (Srinakarin-Romklao) Road was sold, contributing to the strong revenue and 

profit margins for the quarter.  The rationale for the sales was to adjust the asset base for better value 

creation in the current circumstances.  The proceeds from the sales would be used to purchase new 

land for project developments of product segments which, we believe, would help creating healthy 

backlogs as well as maintaining a full range of product offerings in the Krungthep Kreetha area. 

Among other new project launches scheduled for FY22, our plan is to also expand one of our best-

selling projects in the Bangna area, Nirvana ELEMENT, as well as to acquire a new land for 

development of another high-end townhome, Nirvana DEFINE, in the Krungthep Kreetha area, upon 

an anticipated completion of the prior project, Nirvana DEFINE Srinakarin-Rama9, within the next few 

quarters.  NVD is determined on asset management alongside land acquisition for better value 

creation as well as to sustain revenue and profit growth. 

Revenues 

NVD reported total consolidated revenues of Bt.1,089m for 1Q22, increased 47% yoy and 31% qoq. 

Compared to the same period last year, segmented revenues increased in both segments.  

 Revenues from Sales of Real Estate up 47% yoy,  

 Revenues from Construction Contracts up 47% yoy, 

Revenues from Sales of Real Estate were Bt.1,021m, up 47% yoy, mainly from the transfer of 23-rai 

land plot sold in 1Q22 in accordance with NVD's strategic intent to achieve higher efficiency by 

managing the inventories and landbank as well as optimizing debt portfolio.  

Revenues from Construction Service Contracts were Bt. 68m, up 47% yoy. The strength in this revenue 

line was mainly driven by the construction services revenues to external corporate clients.  The BTO 

(Build-to-Order) home-building services revenues were a bit softer during the quarter.  

Cost of Sales and Gross Margins  

Total consolidated costs for 1Q22 were Bt.650m, increased 30% yoy, slightly at a slower pace 

compared to the revenue increase.  The total costs consist of: 

 Costs of Sales of Real Estate of Bt.587m 

 Costs of Construction Contracts of Bt.62m 

Blended gross margins of 40% in 1Q22 increased from 32% in 1Q21 and 9% in 4Q21. The 1Q22 gross 

margin of Revenues from Sales of Real Estate segment were up yoy and qoq mainly from the 23-rai 

land sales combined with transfers of a few BTTRB units. 

Selling and General Administrative Expenses 

Selling expenses during 1Q22 of Bt.121m increased 75% yoy and 39% qoq, slightly higher than the 

revenue growth due mainly to one-time selling expense related to land sales as discussed above. 



 

The 1Q22 general administrative expenses of Bt.78m increased 6% yoy but decreased 34% qoq.  The 

abnormally high 4Q21 general administrative expense was due to the allowance for decrease of cost to 

net realizable value of raw materials and finished goods related to the Mobile Plant in Maldives. 

Financial Costs 

1Q22 financial costs of Bt.50m increased 64% yoy and 5% qoq due to the interest of the construction 

completion of the landed residential projects and a condominium project.  Also, interest costs from 

debts for a part of Krungthep-Kreetha landbank were unable to be capitalized, thus a rise in financial 

costs.  

Net Profit 

The net profit was Bt.161m in 1Q22, compared to Bt.61m in 1Q21 and Bt.500m in 4Q21.  The strong 

profits in the past two quarters were mainly due to the land sales and the asset reclassification as 

discussed above. 

Assets 

Total assets End-1Q22 were Bt.12,041m, decreased slightly by Bt.545m (-4% yoy) from End-FY21.  
Major changes in the asset line items were the decreases in the Inventories (Bt.108m) and the Costs 
of property development (Bt.344m).  These resulted from transfers of sold units and the land 
transaction.  

 

Liabilities  

Total liabilities of Bt.6,698m End-1Q22 decreased 10% by Bt.707m from Bt.7,404m at YE21.  The 

total interest-bearing debts decreased by Bt.789m from the repayments of bank loans for the 23-rai 

land and for the real estates transferred during the quarter. 

Bt.m % Bt.m % Bt.m %

Assets:

Cash and cash equivalents 105           1% 103           1% (2)              -2%

Trade and other receivables,net & related parties 204           2% 183           2% (21)            -10%

Inventories 2,756        22% 2,648        22% (108)          -4%

Costs of property development 6,379        51% 6,035        50% (344)          -5%

Unbilled receivables 49              0% 46              0% (3)              -6%

Land deposits 48              0% 60              1% 12              25%

Other current assets            21              0% 22              0% 0                2%

Total current assets 9,562        76% 9,098        76% (465)          -5%

Restricted bank deposits 39              0% 33              0% (6)              -15%

Investment in joint venture, net 5                0% 5                0% 0                0%

Long-term loans to others 242           2% 242           2% -                 0%

Land held for development      31              0% 31              0% (0)              0%

Property, plant and equipment, net 442           4% 379           3% (63)            -14%

Investment Property 1,315        10% 1,315        11% -                 0%

Right-of-use assets, net 297           2% 294           2% (3)              -1%

Intangible assets, net 22              0% 21              0% (2)              -7%

Goodwill 332           3% 332           3% 0                0%

Deferred tax assets 170           1% 153           1% (17)            -10%

Other non-current assets 130           1% 140           1% 10              8%

Total non-current assets 3,025        24% 2,944        24% (81)            -3%-            -            -   

Total assets 12,587 100% 12,041     100% (545)          -4%

Change from YEEnd-FY21 End-1Q22
 Consolidated Statements of Financial Position



 

 

Key Financial Ratios 

Liquidity ratio at End-1Q22 was 2.2x, higher than 2.0x at End-FY21 due to decreasing in costs of 
property development as discussed above.  

Gross margins increased from 9% in FY21 to 40% in 1Q22 due to the land transaction.  

Total liabilities-to-equity ratio at End-1Q22 was 1.25x, decreased from 1.43x at End-FY21, while the 

net interest-bearing debts to equity ratio decreased from 1.23x to 1.04x.  This was a net result of the 

Balance-sheet Reform activities in bid to achieve a higher efficiency and a better balance of assets and 

liabilities, a strategic move to keep NVD’s balance sheet and financial health strong amid the looming 

stagflation. 

 

Please be informed accordingly. 

 

Yours faithfully, 

 

 

 

(Wutthichai Tankuranand) 

Chief Financial Officer 

Bt.m % Bt.m % Bt.m %

Liabilities & Shareholders'Equity:

PN and ST borrowings from financial institutions, net 1,813        14% 1,663        14% (150)          -8%

Trade, other payables & related parties 316           3% 321           3% 5                2%

Interest bearing debts due within one year, net 2,223        18% 1,683        14% (539)          -24%

Retention payables 88              1% 86              1% (2)              -2%

Deposits and advance received from customers 158           1% 208           2% 50              31%

Advance from customers for construction contracts 44              0% 38              0% (7)              -16%

Other current liabilities 131           1% 167           1% 36              27%

Total current liabilities 4,773        38% 4,166        35% (608)          -13%

Interest bearing debts due over one year, net 2,434 19% 2,334        19% (100)          -4%

Other non-current liabilities 197 2% 197           2% 1                0%

Total non-current liabilities   2,631 21% 2,532        21% (99)            -4%0 -            -   

Total liabilities 7,404 59% 6,698        56% (707)          -10%-            -            -            

Total equity 5,183 41% 5,344        44% 161           3%-            -            -            

Total liabilities and equity 12,587 100% 12,041     100% (546)          -4%

Remarks:

Total interest-bearing debts 6,470         51% 5,681         47% (789)           -12%

Change from YEEnd-FY21 End-1Q22
 Consolidated Statements of Financial Position


