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: Current : Previous Close

1 1

. BUY : 7.55
Consolidated earnings
BT (mn) 2014 2015 2016E 2017E
Normalized earnings 2,614 2,486 2,632 3,421
Net profit 2,615 2,623 2,636 3,425
EPS (Bt)- Normalized 0.83 0.79 0.84 1.09
% growth Y-Y 30.1 -4.9 5.9 30.0
EPS (Bt) 0.83 0.83 0.84 1.09
% growth Y-Y 29.9 0.3 0.5 29.9
Dividend (Bt) 0.28 0.30 0.29 0.38
BV/share (Bt) 5.04 5.61 6.16 6.86
EV/EBITDA (x) 10.9 10.1 12.1 11.5
PER (x) 9.1 9.1 9.0 6.9
PER (x) - Normalized 9.1 9.6 9.0 6.9
PBV (x) 1.5 1.3 1.2 1.1
Dividend yield (%) 3.7 4.0 3.9 5.0
YE no. of shares (million) 2,848 2,860 3,146 3,146
No. of share - full dilution 2,848 2,860 3,146 3,146
Par (Bt) 1.00 1.00 1.00 1.00

Source: Company data, FSS estimates

Close (26/08/2016) 7.55
SET index 1,549.41
Foreign limit/actual (%) 30.00/25.90
Paid up shares (million) 3,145.89
Free float (%) 65.54
Market cap (Bt mn) 23,751.54
Avg. daily T/0 (Bt mn) (2016 YTD) 76.86
hi, lo, avg (Bt) (2016 YTD) 7.85, 5.30, 6.57
Source: Setsmarts
SET Index Price (Bt)
1,750.00 15.00
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1,450.00 12.00
1,300.00 10.50
1,150.00 9.00
1,000.00 J L 7.50
850.00 ¢ “,r" 6.00
700.00 & 450
550.00 SET 3.00
400.00 AP 1.50
250.00

Source: SET
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Table 1: Joint Venture Projects

Project name Value % Sold (Unit) Transfer plan
Aspire Ratchada-Wongsawang 2,850 59% 3Q16
Rhythm Sukhumvit 36-38 2,600 93% 4Q16
Aspire Sathorn-Thapra 3,500 100% 4Q16
Rhythm Asoke I 1,500 88% 1Q17
Rhythm Rangnam 2,700 100% 4Q17
Life Asoke 7,500 98% 2Q18
Life Pinklao 3,100 35% 2Q18

Sources: Company data & FSS Estimates
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AP aatheeawnsl 2016 137 31,000 #1munn uiaduumwisu 14,500 §uun uazaanladi 16,500
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59 2,460 §uLn (vaenssdadlwineszay 7 1deuuininlay SPALI 11 56.1% Sivode LPN 1
31.9% NoitaaLe 7 viunlnjegi 43.7%)

Table 2: 7 months cumulative presales and % to target

Company AP LH LPN PS QH SIRI SPALI

Presales (7m) 13,165 13,850 5,622 25,246 9,220 14,507 13,735
% to target (7m) 42.5% 49.5% 31.9% 49.5% 41.9% 34.5% 56.1%

Sources: Company data & FSS Estimates
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Table 3: New launch plan

Low-rise: SDH Value Value
Centro Ratchpruk 1,200 Centro Rangsit 1,230
The City Sathorn — Ratchapruk 700 Centro Pinklao — Wongwan 470
Centro Suksawas — Rama 3 1,480 The City Prachauthid 60 580
The City Pinklao — Sai 4 800 The City Bangyai 760

Low-rise: TH Value Value
BKM Sukonthasawad 2,560 Pleno Rattanatibet 720

Condominium Value Value
Rhythm Ekamai 2,680 +1 Condo 6,000
Life @Wireless 6,400

Sources: Company data & FSS Estimates
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Figure 1: Revenue Portion Figure 2: Revenue Portion (JV include)
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Figure 3: Cumulative low-rise projects and growth
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Figure 6: AP’s Gross margin and SG&A to revenue Figure 7: AP’s GPM, SG&A to Revenue, and Norm. margin
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Figure 8: AP’s historical PE vs. Sector’s historical PE
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Income Statement (Consolidated) Cash Flow Statement (Consolidated)

(Bt mn) 2013 2014 2015 2016E 2017E (Bt mn) 2013 2014 2015 2016E 2017E
Revenue 19,989 23,149 22,079 22,091 23,570 Net profit 2,013 2,615 2,623 2,636 3,425
Costs of sales 13,270 15,304 14,545 14,683 15,611 Depre. & amortization 159 84 67 67 78
Gross profit 6,718 7,845 7,534 7,408 7,958 Chg. in working capital -3,806  -1,038 -786  -2,672  -2,679
SG&A costs 3,944 4,140 3,969 3,995 4,369 Other adjustments -1,034 -706  -2,373 0 0
Operating profit 2,774 3,705 3,565 3,412 3,589 Operating cash flow -2,669 956 -468 32 824
Other income 72 -53 278 81 134 Capital expenditure -523 -505  -1,036 -122 145
EBIT 2,846 3,651 3,843 3,493 3,723 Others 434 624 2,002 0 0
EBITDA 3,005 3,736 3,910 3,561 3,801 Investing cash flow -89 119 966 -122 145
Interest charge 293 344 280 306 306 Free cash flow -2,758 1,075 498 -90 969
Tax on income 539 627 733 669 718 Net borrowings 3,147 -725 -26 1,427 -2
Share from JV -1 -66 -207 118 725 Equity capital raised 29 286 0 0 0
Earnings after tax 2,013 2,615 2,623 2,636 3,425 Dividends paid -715 -772 -818 -944 -923
Minority interests 0 0 0 0 0 Others 442 -290 304 -46 -354
Normalized earnings 2,010 2,614 2,486 2,632 3,421 Financing cash flow 2,903 -1,501 -540 437 -1,279
Extraordinary items 4 2 137 4 4 Net change in cash 145 -426 -42 347 -310
Net profit 2,013 2,615 2,623 2,636 3,425
(Bt mn) 2013 2014 2015 2016E 2017E 2013 2014 2015 2016E 2017E
Cash& equivalents 889 463 421 768 458 Growth (%)
Current investment 0 0 0 0 0 Revenue 15.5 15.8 -4.6 0.1 6.7
Account receivable 110 96 72 77 82 EBITDA -7.3 24.3 4.7 -8.9 6.8
Inventory 30,784 31,673 31,938 34,712 37,446 Net profit -7.9 29.9 0.3 0.5 29.9
Other cur. asset 1,375 1,503 850 994 1,061 Normalized earnings -3.9 30.1 -4.9 5.9 30.0
Total cur. asset 33,158 33,736 33,281 36,551 39,047 Profitability Ratios (%)
Investment 733 1,264 2,345 2,431 2,255 Gross profit margin 33.6 33.9 34.1 33.5 33.8
PPE 184 158 112 148 178 EBITDA margin 15.0 16.1 17.7 16.1 16.1
Other asset 335 406 409 409 436 EBIT margin 14.2 15.8 17.4 15.8 15.8
Total assets 34,410 35,564 36,147 39,538 41,917 Normalized profit margin 10.1 11.3 11.3 11.9 14.5
Short term loans 2,699 1,681 797 797 797 Net profit margin 10.1 11.3 11.9 11.9 14.5
Accounts payable 1,290 1,619 1,071 1,105 1,178 Normalized ROA 5.8 7.3 6.9 6.7 8.2
Current maturities 2,360 2,750 3,183 3,110 3,108 Normalize ROE 14.3 16.5 14.1 13.6 15.8
Other cur. liabilities 3,318 2,902 2,399 2,540 2,593 Normalized ROCE 11.5 13.7 13.4 10.9 10.9
Total cur. liabilities 9,667 8,952 7,451 7,552 7,676 Risk (x)
Long-term debt 10,371 10,274 10,699 12,199 12,199 D/E 1.46 1.24 1.05 1.04 0.94
Other LT liabilities 364 489 343 420 448 Net D/E 1.39 1.21 1.02 1.00 0.92
Total LT liabilities 10,735 10,763 11,042 12,619 12,647 Net debt/EBITDA 6.49 5.15 4.62 5.45 5.23
Total liabilities 20,402 19,715 18,493 20,171 20,323 Per share data (Bt)
Registered capital 2,860 3,146 3,146 3,146 3,146 Reported EPS 0.64 0.83 0.83 0.84 1.09
Paid up capital 2,860 3,146 3,146 3,146 3,146 Normalized EPS 0.64 0.83 0.79 0.84 1.09
Share premium 89 89 89 89 89 EBITDA 0.96 1.19 1.24 1.13 1.21
Legal reserve 286 315 315 315 315 FCF -0.88 0.34 0.16 -0.03 0.31
Retained earnings 10,772 12,298 14,104 15,817 18,043 Book value 4.46 5.04 5.61 6.16 6.86
Others 0 0 0 0 0 Dividend 0.25 0.28 0.30 0.29 0.38
Minority Interest 0 0 0 0 0 Par 1.00 1.00 1.00 1.00 1.00
Shareholders' equity 14,007 15,848 17,654 19,367 21,593 Valuations (x)
Source: Company data, FSS research P/E 11.8 9.1 9.1 9.0 6.9
Normalized P/E 11.8 9.1 9.6 9.0 6.9
P/BV 1.7 1.5 1.3 1.2 1.1
EV/EBTDA 13.6 10.9 10.1 12.1 11.5
Dividend yield (%) 3.3 3.7 4.0 3.9 5.0

Wi 790 9



FINANSIA |

usHnuanuning diiumda a3a 31da (Uunau)

drtinouluied

999/9 amsh aanAaALA wan
iiuntadiad du 18, 25
.05 1 wavlvuiu
adnuiu AgMWNIIUAT

#2n uvnsedl

3105 anansiduansa du 3
viagiaui A3R02 0.81AWEM
ua9ARYEY LuALINneil
ATILNWNMIUAST

121 AN

555 a1m155&1 vanasg 2
gfia 1106 4y 11 . wualody
WAINARANT LUAIARINT
ATILNWUVIUAT

# A351200

135/99 (fnmau fu G) auuguuIn
f.635712 a.@35121

ARYF

danvdiaslna 2
310

wytinutes Inainaus
0. 419AxU . 419AR U
a.fiav A dae vy

12 AYNTAINS
1045/16-17 a.3u8a51290
A0 a.dfiavaynsanag
A.IYNTEIAT

#2a1 wnaluied 3

200/222, 200/224, 200/226
a1msRafa maluawaiah du2
o.@indania 3 a.malue
a.nalvg 28980

Friinulnaduin nnnas
(faoruaiuayu) 1768

a5 nadufin navas du 5, 31
a.nasyEdalui waeunanedl
LUAWIEUIY NTILNWUWIUAT

a1 U

1093 anmsifunsadifnninas 1
aaufle 4u 19 wiasaudl 1093/105
Wy 12 a.un9u-a51a(nw.3)
W2AIUIUT LUAUIIUT
ATILNWUUIUAT

a2 dszandu

105/1 anensdl 4u 4
A.VMALARILATIEN UUWAIALTI
LUAARANT NFILVWUNIUAT

#21 zauunnu 1
311/16 a.naifiag
a.lufiae a.favuauudu
AAAULAY

Aadiaslu 3
a1AIULALWAN 32/4 vyt 2 du 1
via9 B1-1, B1-2

a.witfieg a.fasdee v

e Tl

#a1 uasisu
28/16-17 a.Buiih o.@uuIunsg
a.fiad 3. uAslgu

el
#n nsedl
223/20 a.uu190% 610N
a.fiav a.nsedl

AtignuaadaItuzinANITaINUY

BUY “gia"

HOLD “Ha”
SELL
TRADING BUY
OVERWEIGHT
NEUTRAL

UNDERWEIGHT

“Renuvindunain”

#121 dandva

25 avAsdainaed 4u 9,14,15
ATARN 0.LNAUAG WIRUIAT
aldnuiu AgomwavIuas

g1 Auss 1

140/1 anasidsunoiu 2 4u 18
2.3y wavauRd

LaUVUTU AFIIWNIUAST

# Z9da

1/832 wualadu 60
£.AAR a.8179N
Unusil

#21 dauunnu 3

311/1

a.naofiag (Hedute)

a. Tudiae

a.favuauuiu . uauniu

Rt TNt L aH]
353/15 w3y 4 a.3unn
a.favdaeny A.18a9508

#a1 Quia

22/18 gutnisAnnfianaian
a.vaNainaray
a.0a10lue a.fiasqiia
.0

#1039
59/28 a.viiauan a. ULy
229050 3.659

121 duFuns monas
496/502 a1A15auEUNS MMIad
4fu 20 a..wauda wvauAd
aldnuiu Agomwaviuas

a1 Auss 2

130-132 anm15&uss n1Inas 3
4u 24 a.3ng warvaudl
walnuiu AgomMwaviuas

#an naduiin

1768 ananslnaduiin nas

4 2 awamEda it wnaneneil
LIAMILYIN ATILVWUMIUAT

#21 anssnil

104/6 fu 2

a1a15 suesladig(Ina)Ida(unizu)
0.2050%4 6. unauds
a.fiavanssnil a.aaso1

d2n wisa
119 wyj 10 a.usae
a.udany . a9

f1 vialvai 1

200/221, 200/223

a1msAafia maluawaiah du2
o.fndaia 3 a.malue
a.nalvg 28981

A1 f5uggendl

173/83-84 wyj 1 0.5 Twa-1n0lng)
aarie a.fiasgnrgad
A.§wgedl

wlasmananilaaiiu drndn yaseuiladodugiu Tasmenionanauunu 10%
lasanmanilaaiiu drndn yareuiladefiugiu nameniinanauunu 0% - 10%
“gp” iflasainnanilaiiu gendn yadrauiladadugiu

o

&

aan iunsailuingn 1
7/129-221 anmstdunia vinas
fhundn duil 14 viag 1404
0.U5UNAAUT U9 auaNFUNs
L6 U9nantiag NTOLNWNUIUAT

#21 duss 3

130-132 a1A158uss as 3
4u 19 a.3ng warvaudl
aUNuIY 2. AF9NNUMIUAT
ATILNWUKIUAT

#A21 Zaunsludas
68/127 Wy 8 a.5audLuds
f.u9NsERE a.fiasuunyd
uunyi

et 1

308

wytinutes nainaus

. 419AxU . 419Aau
a.favdaeln A ga9lnd

#21 uasAddun

1242/2 via9 A3 fu 7
gfnouinazuaad uasTuduN
a.feasnn a.luiflag
a.fasuAsnufun .uasudn

f1 valugj 2
106 a.uszangilad a.valnej
a.nalvg 28980

aa ilaanil
300/69-70 wyj 4 a.3FzAUR
a.fiav 3.daend

“gaferilsszazdu”  asannsilssifuiifinainsanaviuluszesdu wiinaniaatiuargenityasmenuiladafiugiu
“asnwnanieain”  asanaanionanauunuil gendt aaa
wasmnmanisnanauunuil windu aaa
“aonuiiaanieann”’  asanmaniinanauunuil drnit aaa
YNNG © HARAVUNUTIAIaUTIa1NEHuURIA AN YavARIA TN Yiaanas tuyalsiTu

DISCLAIMER: saonuatiufidavinTasssvvdansnd ftuids lasa 1da () “i3En” dayailnaglusnsnuativigniavinfuuufiugruzasuvasdaya
Adainiamsdaingianmindada  uag/viadianugadas  adrolsAmuudsnlisusasanugndasasuiiuuasiayadenan  dayawazanuiuidsingagiu
suatiufianafimsudsunilas uily viadiudnldaaannalasbidasudelvinsuaimiih wBEn'bifianuilstaedfiasingovtatimulvigamu asudavia
anandnnindauiidsng lusnauaiud sufassnlilasulssiunananunuvdanauasvdanindaudayaisingueattola wEnielisuAatausaniny
WWevnalaq Adaduannnisivdayavaanuiulusnanuaiuillldbinnsdladoin gamumsdnwiayauazlinasAfiaatiesauaaulunisdadulaainu

wrnuasnudraniludayauaranuwiufidnngaglusianuatiut vudlvglaidayawazanuivlunanuatiuilllilssiom] daaan daudas vingh 1

Y

aanuaadvidamaunssassisauhiinfovuaniamean Taahilasuauanaduaadnraldnesainiddnarnin msamulundnniugdanudeas gaonuads
Anedayatarfiansanativsaumaunaunsandulaanu

wEnuannsng Aduidge lusd de (unzu) aradlugeuaaninasas (Market Maker) uazgaanlusidayusaanvdniauwus (Derivative Warrants) uunanniwe

& o

lsngaglusauaiud Taaddvg anadavinuniansizasmdnniudgatsdodonani dofu dnamuasdnwnaandaalunidatnunaslusdgyuand
gndauNusaonannaudadulanenu

i 891N 9



Thai Institute of Directors Association (I0OD) - Corporate Governance Report Rating 2015

24r9@suuu deudnual AUUNY
100-90 A o =¥ ALaw
80-89 AdD A A Gu1n
70-79 H &
60-69 TAA finald
50-59 WU

<50 no logo given n/a

Heydnual N/R vinnade “bidsngdalusiaeiu CGR”
IOD (IOD Disclaimer)

wadnamsifuguafanisisEnaansisuriugaelifd Hunaildanmsamanavlsfiuiayafdsnaavefouluaaiandnninduvolsamaing uay
aaandnning Eu 1 la ("BEvaanandou") Wawasdassisae wanfludayadgaonuiiildaunsadingeld wagnadenaniailunninauatayalu
JuNavuasyAnaNEuandaIasgIunIsAduguadianisuasisnaensdoy  Taa'lilddunisdssfiunanisdfiforuvianisefiufanisuasd¥naansiiau
anfonlalddayanmalurasidivaanadaulumslsaiu dofu wadmaduaasifolilaflunissusasdonanisliifouvianissnfiunisuaudsnaaneiiiou
uazlidatfdunstidmuuninluasasvulundnvinduasdinaanadauniadiuuzinlan  glidayaivaslinasagrauasauastunisinsrsiuazdadulalu
mslddayale 9 ARsfnssnaanzdouriuaaslunagisail

ot usEnudnnswed Atiude 1% d1da (uuau) Slafiudiuniaiusasisanuasudiunazgadasaasnadisradnanusaaiele

nsiiatwa2iaya Anti-corruption Progress Indicator

. . finsuenananIsa iU TN aaadIunITNIIAFH N L'milm‘lumoiqjﬁsﬁa waen1s
s¢eiu 5 Extended ALNUNIFHN LA diag

dawwadayaiidmiunsdinazaiiintu
fimssaumuanAuzAssUAIATARaLUIafdauligdiaineu a.a.6. Wiau
seeu 4 Certified 165un155usa Wiuray waglasunissusasusaritunisenadgautialinnudatuaciioiludasyain
wievunauan (vdu CAC)

fiunesnsilasdu nsUssfiuanudes nsdassuasfnausunawineu sauens

s¥u 3  Established finnesnisilasiu o oo . :
AualiinsAILiUAITLAZAITNLIMUANNLULNERNLAINIATANTALIRINLENA
- 5%6iu 3A wiEninisdszndlanuisuaitinsiuiasenis CAC wiand
Su&U 3B wEniiddunazulamnauadiddn ualildlsznidianuisuaiiinsuiasenis CAC
N wiana
.. . fimsdsgmaaausuaiiinfununnulfiiduasaaanaulnalunissadiunismase
s¥eu 2 Declared Usemdanusual

(CAC) wizaTasvnssiaginunzanavualviavdnsdiasfinszuiunisluvinuasidendu

. . o fidnfuniavdnaznssunsiuizasnsatiiugsianaglifidiuaedasAunsnzauay
seeu 1 Committed fiuTaune oo 12 wmg v @ dod
AMsqualiivdEnljida viduldeuaguunaiiaaidag

diaya Anti-corruption Progress Indicator 31a aa2i Inasiand (Faya e Fuvl 6 waainieu 2558)

w1 99N 9



