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: BUY : - 78.75
BT (mn) 2016 2017E 2018E 2019E
Normalized earnings 9,244 10,011 12,314 13,593
Net profit 9,244 13,511 12,314 13,593
Normalized EPS (Bt) 2.06 2.23 2.74 3.03
% growth Y-Y 17.3 8.3 23.0 10.4
EPS (Bt) 2.06 3.01 2.74 3.03
% growth Y-Y 17.3 46.2 -8.9 10.4
Dividend (Bt) 0.83 0.89 1.10 1.21
BV/share (Bt) 11.81 13.23 14.50 15.90
EV/EBITDA (x) 25.3 23.8 20.2 18.6
Normalized PER (x) 38.2 35.3 28.7 26.0
PER (x) 38.2 26.2 28.7 26.0
PBV (x) 6.7 6.0 5.4 5.0
Dividend yield (%) 1.1 1.1 1.4 1.5
ROE (%) 18.5 24.0 19.8 19.9
YE No. of shares (million) 4,488 4,488 4,488 4,488

Par (Bt) 0.50
Source: Company data, FSS estimates
Share data

Close (25/10/2017)

SET Index

Foreign limit/actual (%)

Paid-up shares (million)

Free float (%)

Market cap (Bt mn)

Avg daily T/0 (Bt mn) (2017 YTD)

Hi, lo, avg (Bt) (2017 YTD)

Source: Setsmarts
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CPN

(<3
szann1sainn

iaiunilaadagudnisarlvaiaie 3 uisdall

Ja91unguad CPN ﬁguﬁmiﬁnﬁwm 30 wis aadluiiufisn 1.6 duasw. utiodugudlu
nyanwuazSumna 13wt uazludnsdania 17 uwa 1u§1muf:|,ﬂuquﬁﬁ CPN 1Twa1a9
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5 1 @ 2017-2021) WwAuitnan 1.61 duasnlull 2016 1w 2.22 duasulull 2021 vie
\ANady 6% dall (15 4.5% lutlszanmms) ﬁmﬂumﬂﬂ@ﬂuﬁmiﬁﬂmjma"yﬂa: 3 A9 U6l
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v )
A il sa Tassadwnala 2017
2,100,000 ;™ 5% CAGR
1,900,000 -
1,700,000 -
Office 3%
1,500,000 -
S - Rent from shops p
1,300,000 - MBS Retail 83% -
- Promotion Area Ve
1,100,000 - “ Hotel 3%
900,000 - (Events) /Yl
700.000 - - Service income - Management
’ fee 1%
500,000 - - Convention Hall \ ]
O = N m T 1 0 N 0o o O 3 ) Other income
S S5 5 5 5 5 5 5 5 S - Onsite Media 4%
o~ o~ o~ o~ o~ o~ o~ o~ o~ o~ o~
Source: CPN, FSS Research Source: CPN
CentralPlaza Nakhon Ratchasima I | CentralPlaza Mahachai I .
centralplaza
Investment cost (' : THB 5.00 bn Investment cost (1) : THB 3.20 bn ! L MeiiRims
NLA @ ; 56,000 sqm NLA @ ; 28,850 sgm | LT
Joint developer B! : Central Department Store Joint developer © : Robinson Department Store K
Land Size : 26 acres (65 rais) (Freehold) Land Size : 40 acres (100 rais) (Freehold) A * 2
Parking : 3,500 cars Parking : 1,500 cars 0 NGKOK i

Leasing Progress: 70%

Source: CPN

Leasing Progress: 77% - centralplaza
MAHACHA

c

'
| CentralPhuket | /\

|
. Investment cost (: THB 6.65 bn
| NLA @ 63,000 - .
"\ Joint developer @: - =am 11 additional projects "18-'21
Land Size : 22 acres (57 rais) (Leasehold) . : —_EN-
™ Darking : 3,000 cars (BKK:Provinces = 50:50)
Leasing Progress: TBA

:: o U ] % o 3 U
muamwmmmaaﬂsuﬂzaquﬂmsm
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1 L ..-r A |
ESCENT Chiangmai
400 Units, 26-storey condo

100% pre-sales
Transfer: 1018
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ESCENT Rayong
419 Units, 25-storey condo
100% pre-sales

Transfer: 1Q18

ESCENT Khonkaen

408 Units, 24-storey condo
100% pre-sales

Transfer: 218 New projects launched ESCENT Chiangrai
> in 2017, total value of 312 Units
THE 2 bn 8-storey condo

Pre-sale: Oct'17

ESCENT Nakhon Ratchasima ESCENT Chiangmai

380 Units 450 Units
21-storey condo 8-storey condo
Pre-sale: Nov'17 Pre-sale: Dec'17

ﬂizaﬂEmwmiﬁﬁﬁﬂsgamnmsquﬁm;uasiwﬁﬂs:ﬁw%mw
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Gross margin 5185309

A o o & o a 90 , & 4 & v A o« v o Ao
anaanaedisuan danilitudusaspsfaldiiuilugudnidy @adunsldnaniidadiu
Y v o ' v A &
Uszunm 82-85% vasmulaiw) agluszaunit 45% onuiull 2009 - 2011 Tadszauidgwing
wgnantiWiwidndadimsauasimginriwlng - udndasnnuwduduainiislugag 1H17  dam
o & o a , & A & Y A . a & o o
ilsuduvespsfasiunlugudnisdedn 52% swgsnaguians (Fadm 5% vasmule
o ° & o daf ' ' { s . & B
1) Joanmlandundduetndaiiiasann 16% lusae 5 Urewdu 22% lutae 1H17 ua
a A ' = Qs < a Qs ar
pifalawsndsdl 2 wishalswsndunnuazaeunutduasigasnil uazlssusudadu wne
RoIWnTIW 561 Wad (Fasu 3% va91eldTv) ﬁé’m’mﬁﬂﬁuﬁuagﬁizﬁu 65-67% wazlus9
1H17 agif 69.3%

dawalﬁé"mwﬁw"lﬁv'uﬁmaﬁm!ngsﬁﬁmgliﬁ 48-49% luzna 3 DAk tmanasanmlstuas
mﬁuﬁugj‘s:ﬁu 50% Snasslud 2018 Wudulunasmadiugss Central World uazaudannans
WAITIUG 2H17 mmxﬁ@iﬂ‘*ﬁﬁh:ﬂ,umsmmm:u’%mimmmmuqu"lﬁaﬂwaﬁﬂszﬁﬂ%mw I@magﬂi
Tuszay 16-17% 24me'ld5Iu ¥il# EBITDA margin Lﬁ'miaLﬁaamaglmzﬁuuﬁotmi\aﬁ 55%
Fuly

Operating, EBITDA, Core profit Margins

80% - 60% -
70% A /\/\/\
60% - 50% -
50% 1 40%
40% | \/’
—
30% - 30% -
20% -
10% A 20%
0% -_
~ [} o o -~ o~ (a2} < [Te} Nel ~ o] o 10% T T T T T T T T T T T T 1
S 8 8 3 5 & &5 5 & & &5 & 5 5 8 8 2 ¢ & 2 ¥ 2 9 > 2 ¢
o~ o~ o~ o~ o~ o~ o~ o~ o~ o~ o~ o~ o~ o o o o o o o o o o o o o
o~ o~ o~ o~ o~ o~ o~ o~ o~ o~ o~ o~ o~
Rentaland service Foodandbeverage Operating profit margin EBITDA margin
Hotel Property Core profit margin
Source: CPN, FSS Research
a [<3 1
FIMENITHRUBIUNIININ
1A3983719N19M 33UV CPN WIIun3Iun §aau Net Interest-bearing D/E agjﬁ 0.3-0.4 ¥
1 v o v : { ' 1 a e
#9NaNTafinuaITUIANTIIRAN 1.75 Lrinag1enn maemﬁl,muaa*‘qu (CAPEX) i3zanm
1.5-1.7 wiiuduumdeDlugag 1-3 T wndsGuasmuamlngnd 80% wnannszuaduag
°11amqﬁﬁﬁlﬁm@'jw:ﬁw"lﬁﬂazvlaj@‘hn'jw 1.5 nlumuwun suindaidunsfivnnsaiunsidn
A ' o o o . o o L a ' (2
F93101@1 CPN 9z89inmdadn Net Interest-bearing D/E Iiagjluszaulaiiin 0.5 virlel uaz
Snwsanmsinsiuiluua (Payout ratio) Tuszay 40% ¢
CPN's net D/E stood at 0.31 times, against its debt covenant of 1.75 times. |
(THB mn}) (Times)
70,000 - - 1.40
60,000 A 5 - 1.20
a 119 53,005 55,807 54,660
50,000 “a + 1.00
‘\
40,000 - “a 082 L 0.80
30,000 25,245 0.60
20,000 4 0.40
10,000 - 0.20
[ 0.00
2011 2012 2013 2014 2015 2016 2016 1017 2017
I Cash & current investment I nterest bearing debts I Equity === RS: Net D/E
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Source: CPN

a P 1 ° Y v 1a . o | & 1w a v
wadnssuiuanaerirlinisa1ddn online dslaiidnglassadaiassndnailnineg

nsasvesimiUfnuazisasinfusnaouvsluansy lddneniu Macy's, J.C. Penny,
Sears, Kmart, RadioShack t{udu 21nin3us Online Midiulaadnaransslaa Wadrazsolaidn
puamindaiuduanwiaiissmnaudlulnoataionlugag 3-5 T4 innedagiuniad
1/an Online ﬂaqﬁuﬂ'ﬁﬁ'ﬂﬂdw 5% 289718 103932895132naun13 Modern trade maAnduluus
azda laigosin ﬂs:nauﬁquaﬂﬁwaangu%Inﬂ"lwﬂ“?imuﬁdmsﬁﬂ%amuﬁnuanﬁm fould
Fessndudduiiany wisrhfanssutuasaunt LLGZL‘W'EW}‘JJG

Shopping centre floor space per capita (sq.ft NLA)

USA (2015)

Canada (2015)
Australia (2015)
Hong Kong (2015)
Thailand (BKK2016)
Sigapore (2016)
Indonesia (Jarkata 2015)
UK (2015)

Japan (2015)

S. Korea (2015)
China (2015)

Source: CapitaLand

AagamaINlAIIN15 Mixed-use N320a9NwNU DTC

lasan3fi CPN $aumuny DTC aswawniu Mixed-use development flssusu gudniaen

6 @ A o o Aa ' A o v & a o A a
21013ENN MY uazfivnandy uuidu 23 13 TasuSenlddaaisisniunu 4 wisfe 1. udunu
301 dufiupsialssusn safiaud uazlassaieennsguiniad (CPN 40% : DTC 60%) 2. U.
sugunIanwesh dufiugsfialasinisgudmad (CPN 85% : DTC 15%) 3. L.WizT14 4 LaLIA
atuiur dfiugsfialassnisanansdaisinau (CPN 90% : DTC 10%) 4. U.ANALAY WiaWLwasa
WAL U @ﬁtﬁugsﬁﬂﬁvﬁﬂmmiz%wﬁfmm (CPN 100%)

gaﬁﬂmamiﬁ”’ﬁu 367 wiudmum dudimwes CPN 1.74 niluduumdeesldlull 2017-
2018 Uszanmh 2.41 Wuduun danfindensesldaudell 2024 Tasamstazafodsslomilsng
CPN uaz DTC luszazeny Enslumsgiitan 60 1) sr9Baannunuiamaasns 2 1senlsousy
LLazguﬁmiﬁw:L’%fuslﬁu’%mﬂé'luﬂ 2021 dulassmsfinnanduazBuanelull 2018 wazisulan

1 2023 gudmaen neit indalaldnalasinsfiludszanans

a1anbsUn@tl 2017 +8% wazazisenas +23% il 2018

a1 lsUnd 3Q17 aaa 10.3% Q-Q uaz 4.9% Y-Y AR 2.23 NUAULININNHANTENLUD
nstadiudagudmadinansuis udazldTumFulnunnmsdsenunsmsiamse 3.5
wuawunduiwulas liige s stmﬂumﬁ'umuﬂammmgiﬁﬂm 4 FadurSndas
289 CPN uszilwidvasdinimumlasinsduniadad liilsgns 317 aziu 573

WWENWUN (+130% Q-Q, +144% Y-Y)

awsuilsundned 2017 inanadulaantnawiies 8.3% 1w 10,011.0 uun (udaain’ls

A 9 | A & o a { o o o
an +46.2%) annulanuifiniudios 7.1% dudanmudulaidgelusen 7 Bwnzivg
elddaniios 1 gudfidalndlulnen ualulfd 2 guinidalndludeu wao. vandunsia

3uil5s 5 guﬁmsﬁﬂﬁﬂﬁ Occupancy rate aAadlAAa 85% 1N 93-96% lur9nanslnan ue
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Mlsandulalugarisslull 2018 e +23.0% 1Du 12,313.7 suun uusuudgunelan
wdula 22% mnms%’ug?ﬂU"lﬁLﬁuTJmaaguﬁmiﬁwﬁLﬂmluﬂﬁLLazﬁmam%ﬂﬁﬁw 7oldvainifia
F&B ﬁgaﬁumumiuﬁnﬂﬁm@'jw:ﬂéTumL‘fluﬂna uwazsuinoldnenaula 3 uws it
mamioisanmaiulavasilsl 2018-20 7} 14% CAGR

s1aniuaneil 2018 winnu 93 LN LKEWIDB

Li’lﬂs:Lﬁugaﬂ'w cpPN 1uil 2018 ldiviniu 93 U (DCF, WACC 8.7%, Long-term growth 3%)
Tanthrunsasnadaids Implied PE 1) 2018 #1 33.9 1v1, PEG 1.4 i1 uas EV/EBITDA 23.5
Wi a%islummsﬁm’é"waonéuﬁwﬂﬁﬂﬂixmw Modern Trade lifiainumaiinly

Sensitivity analysis

Total equity value (Btm)
Terminal EBITDA multiple

2.5x 3.0x 3.5X
Discount 8% 430,848 471,240 525,096
Rate 9% 363,528 394,944 430,848
(WACC) 10% 314,160 336,600 363,528

Price per share (Bt)
Terminal EBITDA multiple

2.5x 3.0x 3.5X

Discount 8% 96 105 117
Rate 9% 81 88 96
(WACC) 10% 70 75 81

% 6970 9
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Income Statement (Consolidated) Cash Flow Statement (Consolidated)

(Bt mn) 2015 2016 2017E 2018E 2019E (Bt mn) 2015 2016 2017E 2018E 2019E
Revenue 24,283 27,634 29,594 36,115 39,537 Net profit 8,018 9,347 13,511 12,314 13,593
Cost of sales 12,634 14,041 14,994 18,237 19,845 Depreciation etc. 4,450 5,123 5,353 5,603 5,853
Gross profit 11,649 13,593 14,600 17,878 19,691 Change in working capital 954 -785  -4,786  -3,633  -3,692
SG&A 4,030 4,406 4,987 5,887 6,437 Other adjustments 364 688 1,968 570 613
Operating profit 7,618 9,187 9,614 11,991 13,255 Cash flow from operation 13,785 14,373 16,046 14,854 16,367
Other income 1,589 1,627 1,952 2,275 2,451 Capital expenditures -15,163 -5,340 -11,253 -12,850 -11,700
EBIT 9,208 10,814 11,566 14,266 15,706 Others -1,599 -602 651 1,684 1,385
EBITDA 13,658 15,937 16,919 19,869 21,559 Cash flow from investing  -16,761 -5,942  -10,602 -11,166 -10,315
Interest expense 509 633 388 426 444 Free cash flow -2,976 8,431 5,444 3,688 6,052
Tax on income 1,431 1,686 1,857 2,300 2,537 Net borrowings 6,605 -4,719 -2,580 510 -800
Earnings after tax 8,018 9,347 10,125 12,444 13,726 Equity capital raised 0 0 0 0 0
Minority Interests -137 -103 -114 -130 -133 Dividend paid -2,917 -3,141 -4,004 -4,925  -5,437
Norm profit 7,880 9,244 10,011 12,314 13,593 Others -621 -660 715 1,128 -240
Extraordinary items 0 0 3,500 0 0 Cash flow from financing 3,067 -8,520 -5,869 -3,287 -6,477
Net profit 7,880 9,244 13,511 12,314 13,593 Net Change in cash 91 -89 -426 401 -425
(Bt mn) 2015 2016 2017E 2018E 2019E 2015 2016 2017E 2018E  2019E
Cash 2,578 2,489 2,063 2,464 2,039 Growth (%)

Accounts receivable 2,798 3,027 3,405 3,958 4,224 Sales 8.9 13.8 7.1 22.0 9.5
Inventory 0 0 0 0 0 EBITDA 7.6 16.7 6.2 17.4 8.5
Other current assets 13 428 858 903 712 Net profit 7.8 17.3 46.2 -8.9 10.4
Total current assets 7,137 6,659 6,487 7,485 7,135 Norm profit 7.8 17.3 8.3 23.0 10.4
Investments 5,586 6,226 6,277 6,415 6,644 Profitability Ratios (%)

Plant, property & equipment 1,939 1,797 1,736 1,675 1,614 Gross profit margin 48.0 49.2 49.3 49.5 49.8
Other assets 13,587 13,146 12,872 12,748 12,631 EBITDA margin 56.2 57.7 57.2 55.0 54.5
Total assets 103,045 104,527 110,272 116,223 121,924 EBIT margin 37.9 39.1 39.1 39.5 39.7
Short-term loans 0 0 2,200 1,000 0 Norm profit margin 32.5 33.5 33.8 34.1 34.4
Accounts payable 6,101 6,374 6,819 7,595 7,938 Net profit margin 32.5 33.5 45.7 34.1 34.4
Current maturities 5,866 5,390 2,700 2,700 2,700 Normalized ROA 8.2 8.9 12.6 10.9 11.4
Other current liabilities 3,563 3,115 3,078 3,178 3,044 Normalized ROE 17.8 18.5 24.0 19.8 19.9
Total current liabilities 15,530 14,878 14,797 14,473 13,682 Normalized ROCE 10.5 12.1 12.1 14.0 14.5
Long-term debt 17,454 13,197 12,200 12,600 12,560 Risk (x)
Other non-current liab. 23,259 23,647 23,885 24,074 24,305 D/E 1.2 1.0 0.9 0.8 0.7
Total non-current liab. 40,714 36,844 36,085 36,674 36,865 Net D/E 1.1 0.9 0.8 0.7 0.7
Total liabilities 56,243 51,723 50,882 51,147 50,547 Net debt/EBITDA 1.5 1.0 0.9 0.7 0.6
Registered capital 2,244 2,244 2,244 2,244 2,244 Per share data (Bt)
Paid up capital 2,244 2,244 2,244 2,244 2,244 Reported EPS 1.76 2.06 3.01 2.74 3.03
Share premium 8,559 8,559 8,559 8,559 8,559 Norm EPS 1.76 2.06 2.23 2.74 3.03
Legal reserve 224 224 224 224 224 EBITDA 3.04 3.55 3.77 4.43 4.80
Retained earnings 34,950 41,052 47,313 52,999 59,299 Book value 10.43 11.81 13.23 14.50 15.90
Minority Interests 865 968 1,092 1,092 1,092 Dividend 0.70 0.83 0.89 1.10 1.21
Shareholders’ equity 46,801 53,005 59,390 65,076 71,376 Par (Bt) 0.50 0.50 0.50 0.50 0.50
Valuations (x)
Source: Company data, FSS research P/E 44.8 38.2 26.2 28.7 26.0
Norm P/E 44.8 38.2 35.3 28.7 26.0
P/BV 7.6 6.7 6.0 5.4 5.0
EV/EBITDA 29.8 25.3 23.8 20.2 18.6
Dividend Yield 0.9 1.1 1.1 1.4 1.5
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