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Stock Bloomberg Mkt cap Rating Price TP Upside

code (USD'm) (LC) (LC) (%) 22E 23E 22E 23E 22E 23E

CPN REIT CPNREIT TB 1,153 Hold 18.50 19.40 5 31.2 26.2 1.5 1.5 6.4 7.2

FTREIT FTREIT TB 889 Hold 10.30 11.20 9 12.6 12.0 0.9 0.9 7.1 7.5

WHA Premium WHART TB 872 Buy 10.10 11.40 13 15.9 14.0 0.9 0.9 7.4 7.6

P/E (x) P/B (x) Div yld (%)

Thailand REITs 

Fears of rising rates still loom 
in 2H22 

 

 

 

 

NEUTRAL; BUY WHART, HOLD FTREIT & CPNREIT 

The Thai property fund/REIT index has fallen by 10% YTD. Industrial REITs 

WHART and FTREIT have declined by 20% and 18% since early-22 due to 

rising inflation and interest rates. CPNREIT has outperformed the index, 

possibly on expectation of a sharp recovery in performance post-

pandemic. We adjust our TPs again to reflect rapid rises in interest 

rates/inflation. Among industrial REITs, we prefer WHART over FTREIT. 

U/G WHART to BUY from HOLD with of new TP of THB11.40 from THB12.12. 

Also, we D/G CPNREIT to HOLD and switch to CPN, Thailand’s largest retail 

mall operator who is one of the prime beneficiaries of full economic re-

opening.  

Prefer WHART over FTREIT    

The value of new asset acquisitions for FTREIT worth THB1.7b is 50% below 

its 3-year average while WHART’s THB4b worth of new assets is 24% below 

its 3-year mean. This will drive WHART’s asset value to exceed FTREIT’s 

by 13% by end-FY22, from only 1% at end-FY22. Rental reversion is 1.0-

1.5% for WHART, higher than FTREIT’s 0.5%. Between the two, we forecast 

WHART to show a meaningful +40% earnings growth YoY for the upcoming 

quarter ending Jun-22 vs tiny growth for FTREIT of 5%. For FY22E, WHART’s 

earnings should grow by double-digits vs a single-digit growth for FTREIT. 

Expect  CPNREIT’s earning to rebound sharply  

CPNREIT’s turned profitable in 4Q21 from a net loss of THB74m during the 

lockdown in 3Q21. 1Q22 earnings picked up another 64% QoQ to THB269m, 

attributable to a decline in the rental discount rate from 27% in 4Q21 to 

17% in 1Q22. We estimate CPNREIT’s quarterly earnings to continue 

improving QoQ and FY22E earnings to recover 300% YoY to THB1.5b.   

Nonetheless, we D/G CPNREIT as it’s highly sensitive to interest rate 

upturn. Moreover, we are waiting for clear funding solutions for: i) a new 

round of asset acquisitions; and ii) additional cost to renew a leasehold 

contract for the Pinklao mall after its expiry at end-25.  

Valuations 

As the 20-year Thai bond yield (risk-free rate) continues to rise, we re-

visit our assumptions and apply a more aggressive risk-free rate of 7.25% 

(+350bps from the current 3.75%) for WHART, FTREIT and CPNREIT. We 

therefore arrive at a higher discount rate and lower TPs for all three REITs. 

WHART, a leading logistics REIT, looks attractive with double-digit earnings 

growth forecast and compelling valuations; 7.4% FY22E dividend yield and 

0.85x PB. FTREIT has low earnings visibility with a dividend yield of 7.1% 

and is trading at around 0.9x FY22E PB. CPNREIT is likely to see a sharp 

turnaround in its performance but its valuations, 6.4% DPU yield and 1.5x 

FY22E PB, are the weakest among the three REITs.  
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Share price performance 

 
Source: Setsmart 
 

 

Stock mentioned in this note 

Central Pattana (CPN, CP:THB60, Buy,TP:THB70) 

[Unchanged]NEUTRAL

Vanida Geisler, CPA

(66) 2658 6300 ext 1394

Vanida.G@maybank.com

(8)

(18)
(20)

(5)

(10)

6 8 

(4)

14 

(2)

 (25)

 (20)

 (15)

 (10)

 (5)

 -

 5

 10

 15

 20

CPNREIT FTREIT WHART SET index SETPF/REIT
index

2022 YTD 2021% 



 

June 27, 2022 2 

 

Thailand REITs   

 

Investment highlights 

We downgraded the Thai property fund/REIT sector to NEUTRAL at end-21. 

The Thai property fund/REIT index has fallen by 10% YTD. Industrial REITs 

WHART and FTREIT have declined by 20% and 18% since early-22 due to 

rising inflation and interest rates. CPNREIT has outperformed the index, 

possibly on expectation of a sharp recovery in performance post-pandemic. 

 

 
Fig 1: Share price performance of 3 REITs under our coverage 
over the past 3 years 

 Fig 2: 20-year Thai government bond yield   

 

 

 

Source: Setsmart  Source: www.worldgovernmentbonds.com 

 

 
Fig 3: Inflation surged to 7.1% in May, but the BoT has kept the 
policy rate at 0.5% 

 Fig 4: The BoT forecasts CPI to breach the upper end of 
the target range in 2022  

 

 

 

Source: CEIC  Source: BoT, Ministry of Commerce 

 

 

In early-22, Maybank’s economist said it expects the Bank of Thailand (BoT) 

to maintain its policy rate at a record low of 0.5% for 2022. But given the 

surge in inflation (Fig 3-4), the BoT raised its headline inflation forecast to 

+6.2% (from +4.9% in March) for 2022 and to +2.5% (from +1.7%) for 2023. 

The BoT raised its core inflation forecast slightly to +2.2% (from +2%) for 

2022 and to +2.0% (from +1.7%) for 2023. The BoT expects headline CPI to 

exceed the upper bound of its target range until 1Q23, peaking at close to 

+8% in 3Q22.    

 

Hence, Maybank’s economist, Lee Ju Ye, recently forecast the BoT to raise 

the policy rate twice this year to 1.0% by year-end – with the first hike at 

the next meeting on 10 Aug and the second likely in 4Q22 - given the 

significantly higher inflation projections. 
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The Thai government’s 20-year bond yield has already surged to around 

3.75%, from 2.85% in early-22. (Fig 2) We therefore re-visit our assumptions 

and apply a more aggressive risk-free rate of 7.25% (+350bps over 20-year 

bond yield), leading to a high discount rate of 9.0% for FTREIT, 8.6% for 

WHART and 9.3% for CPNREIT (Fig 5-6). 

 

We D/G CPNREIT to HOLD. Despite our forecast of a sharp recovery in FY22E 

earnings from the record low level in FY21, the new discount rate results in 

a lower TP of THB19.4 from THB23.  Moreover, we are waiting for clear 

solutions for upcoming investments for: i) a new round of asset acquisitions; 

and ii) additional cost to renew a leasehold contract for Pinklao mall after 

its expiry at end-24. We prefer CPN, Thailand’s largest retail mall operator, 

as a beneficiary of the full re-opening of the country. 

 

Between the two industrial REITs, we prefer WHART and U/G it to BUY with 

potential upside to our TP of 13% plus dividend yield of 7.4%. Aside from 

compelling valuations (trading at a 15-20% discount to PB and NAV), WHART 

now ranks No.1 among industrial REITs in terms of asset value and we expect 

double-digit earnings growth for FY22E-23E. We keep FTREIT as HOLD as it 

offers only 9% upside potential. FTREIT’s valuations are less attractive 

compared to WHART with estimated single-digit earnings growth, PB of 

around 0.9x, and dividend yield of 7.1%.   

 

 
Fig 5: Summary of discount rates  Fig 6: Summary of changes in TPs and ratings 

 

 

 

Source: MST  Source: MST 

 

 

Earnings trend for quarter ended Jun-22 

For 2Q22 earnings, we forecast WHART to report a meaningful +40% 

recovery YoY from a low base in 2Q212, compared to a single digit YoY 

growth for FTREIT. Nonetheless, the QoQ earnings growth of industrial REITs 

may not be as strong as CPNREIT (commercial REIT), which is a prime 

beneficiary of the full re-opening of the country. We expect CPN to achieve 

decent earnings growth QoQ every quarter from now till end-FY22E, after 

full-re-opening of the country which helps to improve customer traffic and 

reduce discounts. Valuations wise, PB has already fallen close to 1x, but 

WHART’s dividend yield should surge to a record high of >7%, above the 

average dividend yield of the sector of 4.5%. 

 
  

WHART FTREIT CPNREIT

Risk free rate=+350bp to 20-year 

Thai bond yield of 3.75% 7.25% 7.25% 7.25%

Beta (Bloomberg) 0.50 0.65          0.72

Risk premium 10% 10% 7%

Cost of equity 8.6% 9.0% 9.3%

DDM-Based TP 11.4          11.2          19.4

WHART FTREIT CPNREIT

TP-previous 12.12 12.30 23.0          

TP-current 11.4 11.2 19.4

% Chg -6% -9% -16%

Previous rating Hold Hold Buy

Current rating Buy Hold Hold
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Fig 7: P/Bx over the past 5 years  Fig 8: DPU yield over the past 5 years 

 

 

 

Source: SETSMART, MST  Source: SETSMART,MST 

 

 
Fig 9: Thai/US 10-year bond yield vs dividend yield of PF/REIT 
sector 

 Fig 10: Gap Thai/US 10-year bond yield vs gap Thai bond 
yield and PF/REIT sector 

 

 

 

Source: Bloomberg, MST  Source: Bloomberg,MST 

 

 

Retail space - 2022 outlook 

According to CBRE Thailand, 0.7m sqm of net lettable retail area is under 

construction and 0.2m sqm of retail space is expected to be completed in 

2022-early 2023, such as The EmSphere, Terminal 21 Harbour (Rama III), 

Bangkok World (Siam Park Site) and ICONSIAM (Phase 2). Occupancy rate 

has fallen below 95% given the pandemic over the past 2 years while new 

supply keeps coming onto the market. 

 

CBRE believes large retail groups like CPN will be able to navigate the crisis. 

But this should be another tough year for small to medium-sized retailers. 

Note that retail sales and Private Consumption Index (PCI) already picked 

up, but Consumer Confidence Index (CCI) continues to be sluggish amid the 

surge in inflation, which has severely increased the cost of living and 

weakened purchasing power.   
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Fig 11: Bangkok existing and future retail supply by format  Fig 12: Bangkok retail supply, take-up, occupancy rates 

 

 

 

Source: CBRE Thailand  Source: CBRE Thailand 

 

 
Fig 13: Total supply, demand and vacancy rate at 1Q22  Fig 14: Sluggish CCI despite improvement in retail sales 

and private consumption index 

 

 

 

Source: CBRE Thailand  Source: CEIC 

 

 

Industrial properties – FY22 outlook 

According to CBRE Thailand, the total supply of rental warehouse was 4.1m 

sqm at end-21, up from 3.9m sqm at end-20. The vacancy rate of logistics 

properties decreased to 9.9% at end-21 from 15.1% in 2020.  The total 

amount of leased space was at 3.7m sqm, increasing from 3.3m sqm at end-

20. 

 

The total supply of ready built factories dipped slightly to 2.34m sqm at 

end-21 from 2.35m at end-20. Vacancy rate has increased to 20.7% in 4Q21 

from 21.5% in 4Q20. 

 

 
Fig 15: Supply, demand and vacancy rates of rental warehouses  Fig 16: Supply, demand and vacancy rate of ready built 

factories 

 

 

 

Source: CBRE Thailand  Source: CBRE Thailand 
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FTREIT and WHART’s occupancy rate stayed at 87% and 92% at end Mar-22 

from 87% and 90% at end Dec 21. But the increase in rental rates remained 

tepid at 0.5% on average for FTREIT and around 1-1.5% for WHART (Fig 17).   

 

For FY22E, FTREIT plans to acquire new assets valued at about THB1.7b, 

50% below its 3-year average (2019-21) and also lower than its original plan 

of THB2.0-2.5b. WHART, on the other hand, will purchase new assets worth 

THB4b, 24% below its 3-year mean. After these asset acquisitions at end-

FY22F, WHART’s asset value will surge to THB52b, 13% higher than FTREIT’s.  

 

 

Fig 17: Comparison between FTREIT and WHART 

As at end Mar-22 FTREIT WHART 

Total leasable area (sqm) 2,062,481 1,583,407 

Total asset value (THBm) 44,529 48,086 

Asset value per sqm(THB) 21,590 30,369 

Occupancy rate 87.0% 92% 

Type of Property: Factory/Warehouse 42%  /58% 11% /89% 

Building type: Ready built/Built to suit approx 70% /30% 44% /56% 

Freehold/Leasehold 72%/28% 56%/44% 

WALE (years) 1.9  

Tenant mix: Top three by nationality 
Japanese (40%), EU (23%), Asia non Japan (19%), 

Thai (13%) 
Thai (32%), Asian non Japan (23%), EU (19%), 

Japan (17%) 

Tenant mix: Top three by industry 31% logistics, 20% auto,  25% electronics 
56% logistics/e-commerce, 23% fast-moving 

consumer goods, 10% manufacturer 

Location breakdown 
Northern Bangkok (23%), Eastern Bangkok (18%) 

and EEC (59%) 
Northern Bangkok (20%), Bangna Trad/Eastern 

Bangkok (59%) and EEC (21%) 

Total net borrowings (THBm) 10,879 9,748 

Cost of borrowings (THBm) 3.15% 2.50% 

IBD to total asset value (LTV) 24.0 25.4 

NAV (THB) 10.7618 11.1483 

Discount to NAV % -4.3% -9.4% 
 

Source: Company 
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Frasers Property REIT (FTREIT TB) 

Unexciting outlook 

 

 

 

 

Maintain HOLD new TP THB11.20, Prefer WHART 

FTREIT’s share price has dropped 18% YTD amid concerns of an interest 

rate upturn. At its current share price, FTREIT’s annual dividend yield 

ranges from 7.1% to 7.7% for FY22-24F, vs P/BV of 0.9x. We trim our DDM 

based TP to THB11.20 (cost of equity 9.0%, terminal growth 2%). Earnings 

growth is also unexciting at a single digit rate pa. We prefer WHART, 

Thailand’s largest industrial REIT mainly in logistic & warehouse assets, 

which offers more attractive upside and better earnings visibility.     

Plans to acquire new assets at end FY9/22 

FTREIT announced the acquisition of rental assets with combined space of 

78,615 sqm (42% factory, 58% warehouse) or +4% from existing NLA of 2.1m 

sqm. Value of such investment is estimated at around THB1.72b (+2% of 

total asset value). Note that additional space and its value for this fiscal 

year is significantly below its 3-year historical average (2019-21) of 165.5k 

sqm worth THB3.6b (2018-21).  

Debt financing for new asset acquisition 

FTREIT plans to use borrowing as well as internal cashflow to finance a 

new round of asset acquisition. Later FTREIT should be able to issue new 

debentures at lower financial cost to replace bank loans. FTREIT’s 

weighted average cost of borrowing is 3.1% pa.  Note that FTRIET’s TRIS 

credit rating is A (stable outlook).   

Low earnings visibility 

Earnings grew at double-digit rate YoY pa for FY9/20-21. But we expect 

slower earnings growth momentum of around 5% pa for FY22F-23F given 

few additional assets and tiny rental rate reversion of 0.5% ytd. Note that 

51% of FY9/22F earnings of THB2.5b was achieved in the first half of 

FY9/22.   

 

 
 

 

 

 
 
 

 Share Price THB 10.30

 12m Price Target THB 11.20 (+9%)

 Previous Price Target THB 12.30

HOLD

Company Description

Statistics

52w high/low (THB)

3m avg turnover (USDm)

Free float (%)

Issued shares (m)

Market capitalisation

Major shareholders:

21.5%

11.1%

5.5%

3,063

0.2

FTREIT invests in the freehold and leasehold right of

warehouses and factories of Frasers Property

Thailand.

  Frasers  Property Thailand (Internationa

  Social Security Office

  Bangkok Life Assurance

13.90/10.20

59.7

THB31.6B

USD889M

Price Performance

55

60

65

70

75

80

85

90

95

100

105

110
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12.5
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13.5

14.0

14.5

15.0

15.5

Jun-20 Sep-20 Dec-20 Mar-21 Jun-21 Sep-21 Dec-21 Mar-22

FTREIT - (LHS, THB) FTREIT / Stock Exchange of Thai Index - (RHS, %)

-1M -3M -12M

Absolute (%) (5) (13) (24)

Relative to index (%) (1) (7) (23)

Source: FactSet

FYE Sep (THB m) FY20A FY21A FY22E FY23E FY24E

Revenue 2,884 3,239 3,464 3,618 3,710

Net property income 2,290 2,601 2,764 2,883 2,956

Core net profit 2,099 2,371 2,504 2,631 2,704

Core EPU (THB) 0.77 0.77 0.82 0.86 0.88

Core EPU growth (%) 15.1 0.0 5.6 5.1 2.8

DPU (THB) 0.67 0.67 0.74 0.77 0.79

DPU growth (%) 0.1 0.6 9.3 5.1 2.8

P/NTA (x) 1.3 1.1 0.9 0.9 0.9

DPU yield (%) 4.7 5.4 7.1 7.5 7.7

ROAA (%) 5.2 5.3 5.4 5.5 5.7

Debt/Assets (x) 0.27 0.25 0.26 0.25 0.25

Consensus DPU - - 0.72 0.73 na

MKE vs. Consensus (%) - - 2.9 6.4 na
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Value Proposition 

 FTREIT, previously known as TREIT, was established in Dec-14 

and listed in Jan-15. 

 Investment portfolio worth THB44.76b as at end-Sep 21 

comprising 642 rental factories (42%) and warehouses (58%) 

with a combined rental space of 2m sq.m. 

 Assets located in Thailand’s key industrial areas in northern 

Bangkok (23%), eastern Bangkok (18%) and the Eastern 

Economic Corridor (EEC) (59%).   

 Multi-national tenants from Japan (39.5%), the EU (22.5%), 

Asia-non Japan (20%), the US (4%) and Thai (14%). 

 Top three tenants are in the logistics (30%), automotive (22%) 

and electronics (26%) industries. 

 
Net leasable area (NLA) and occupancy rate 

 
Source: Company 
 

 Price Drivers 

Historical share price trend 

 

Source: Company, MST 

 

1. Conversion of three property funds TFUND, TLOGIS and 

TGROWTH into TREIT in Dec-17 

2. Changed name to FTREIT from TREIT in Jan-19. 

3. Briefly hit by the full lockdown in 2Q20. 

4. FTREIT acquired rental assets worth THB3.6b in FY21. 

5. Interest rate upturn hit asset price. 

Financial Metrics 

 Despite the pandemic, FTREIT was able to increase total 

income and distribution income by 8-9% YoY for FY9/20 and 

by another 9-10% for 1HFY9/21. 

 Net-interest-bearing debts to total assets declined to 25.1% 

as at end Sep-21 from 26.8% as at end Sep-20. 

 Four distributions of returns per year, implying consistent 

DPU yield of >6% pa. 

 
Total / net investment income, distribution to unitholders 

 
Source: Company 
 

 Swing Factors 

Upside 

 Recovery of macro outlook and investors’ confidence 

should help to spur demand and boost market sentiment. 

 Asset acquisition from FPT and third-parties. 

 Better-than-expected rental revision.  

 

Downside 

 Political instability. 

 Regulatory changes.  

 Rising interest rate.  
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Vanida.G@maybank.com 

Risk Rating & Score¹ na 

Score Momentum² na 

Last Updated na 

Controversy Score³ na 

   

Business Model & Industry Issues 

 All property projects need to secure environment impact assessment (EIA) and health environmental impact assessment (HEIA) 

from the Office of Natural Resources and Environmental Policy and Planning, under the Ministry of Natural Resources and 

Environment before they can be launched. This helps to ensure the impact on the environment and nearby communities is 

properly addressed.  

 Its property projects focus on using energy saving and environmentally friendly construction processes as well as on building 

designs that emphasize on safety and high health standards.  

 FTREIT has been included in the ESG 100 index provided by the Thaipat Institute since 2019. 

 
   

Material E issues 

 Industrial estates in Thailand need to conduct EIA and HEIA 

to secure operating licence to reduce environmental 

impact. 

 FPT’s factories and warehouses are accredited with LEED 

(Leadership in Energy and Environmental Design) 

certification by the US Green Building Council. 

 Focuses on preserving the environment around its factories 

and warehouses so that people who live nearby are not 

affected.  

 FPT designs and develops utility systems, such as 

wastewater treatment, in all large projects to reduce 

environmental impact. 

 

 
Key G metrics and issues 

 FTREIT is managed by FIRM (Frasers Property Industrial 

REIT Management), which is wholly-owned by FPT. 

Property managers are FPT and FPIT (Frasers Property 

Industrial Thailand).   

 The six-member board of directors (BOD) are all males. Of 

the total, two are independent and 4 are executives. 

 Fees for the REIT manager include management fee (0.25% 

p.a. of total assets), performance fee (3% p.a. of net 

income), incentive fee (5% of net operating income) and 

commission fee (not more than 3% of the value of buying / 

selling / transferring leasehold / receiving leasehold). For 

FY9/2021, FTREIT paid THB395.5m (+5.5% YoY) to the 

manager.   

 Its policy states two distributions of returns per year to 

unitholders at a rate of not less than 90% of adjusted net 

profit. But FTREIT generally makes four distributions of 

returns per year. 

 No legal case involving anti-competitive behaviour, anti-

trust or monopoly legislation.  

 Auditor is KPMG Phoomchai Audit. For FY9/21, the audit 

fee was THB1.96m, up from THB1.77m in FY9/20. 

 No member of the BOD or the executive team has 

committed a criminal act or faced bankrupt or 

receivership. 

 

  

Material S issues 

 FTREIT has adopted the Sustainable Development Goals in 

accordance with the United Nations’ framework as a 

guideline and objectives for sustainable development.  

 Assisting tenants by reducing rental and extending rent-due 

dates on a case-by-case basis based on the impact on each 

particular tenant to help them overcome the pandemic and 

economic crisis. 

 Çonduct business with fairness to all stake holders, respect 

for human rights, fair treatment of employees, and 

responsibilities to consumers. 

 

 

 
¹Risk Rating & Score - derived by Sustainalytics and assesses the company’s exposure to unmanaged ESG risks. Scores range between 0 - 50 in order of increasing 
severity with low/high scores & ratings representing negligible/significant risk to the company’s enterprise value, respectively, from ESG-driven financial impacts. ²Score 
Momentum - indicates changes to the company's score since the last update – a negative integer indicates a company’s improving risk score; a positive integer indicates 
a deterioration. ³Controversy Score - reported periodically by Sustainalytics in the event of material ESG-related incident(s), with the impact severity scores of these 
events ranging from Category 0-5 (0 - no reports; 1 - negligible risks; ...; 5 - poses serious risks & indicative of potential structural deficiencies at the company). 
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Valuations 

Fig 1: FTREIT’s DDM valuations vs DPU yield, P/B 

THBm 2022F 2023F 2024F 2025F 2026F 

DPU 2,254 2,368 2,465 2,566 2,671 

Terminal value - - - - 36,583 

Total 2,254 2,368 2,465 2,566 39,253 

       

COE=9.0% DDM 34,313 
   

Terminal growth=2% Per share 11.20 
   

       

TP:THB11.2 is equivalent to:      

THB  2022F  THB   2022F 

DPU per share   0.74  
 BV per share   10.9  

DPU Yield (around +1.5SD above 5-
year mean)  

6.6% 

 

P/B (-1SD to 5-
year mean)         

 1x  

Source: Company, MST 

 

 
Fig 2: TP Revision  Fig 3: 20-year Thai government bond yield 

 

 

 

Source: Company, MST  Source: www.worldgovernmentbonds.com 

 

Thai government 20-year bond yield already surged to around 3.75% from 

2.85% at our previous forecast in Feb-22. We therefore re-visit our 

assumptions and apply a more aggressive risk free rate of 7.25% (+350bp 

over 20-year bond yield), leading to a high discount rate of 9.0%. Our new 

DCF-based TP, hence, declines to THB11.2, implying a dividend yield of 6.6% 

while P/B of 1x.   (Fig 1)  

 

We note that our risk free rate is more aggressive than the forecast of 

www.worldgovernmentbonds.com of 6.0-6.40% in Jun-23. 

 

For every 1ppt increase in risk free rate, discount rate will rise by 40bp and 

DCF-based TP will decline further by approximately 7% from our base case.  

At the current price, FTREIT’s dividend yield is around 7.1-7.7% for FY22-24 

(around +1.5SD to 5-year mean), vs 0.92-0.94x PB (-1.5SD to 5-year mean).  

We note that WHART offers more attractive valuations; WHART’s dividend 

yield is around 7.4-7.8% for FY22-24 (near +3D to 5-year mean), vs 0.85-

0.90x PB (around -1.5SD to 5-year mean). 
 

  

DDM method Previous TP New TP

20-year Thai bond yield 2.85% 3.75%

Assumed risk free rate (+350 bp) 6.35% 7.25%

Beta (Bloomberg) 0.52                 0.65

Risk premium 10.0% 10%

Cost of equity 8.25% 9.0%

DDM-Based TP THB 12.3                 11.20             

http://www.worldgovernmentbonds.com/
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Fig 4: FTREIT: P/BV and SD  Fig 5: FTREIT: Dividend yield and SD 

 

 

 

Source: Setsmart, MST  Source: Setsmart, MST 

 

 
Fig 6: FTREIT’s NAV per unit (THB)  Fig 7: FTREIT’s DPU per unit (THB) 

 

  

 

Source: Company  Source: Company 

 

Earnings estimates 

Fig 8: Assumptions 

    2020 2021 2022F 2023F 2024F 

Leasable area-factories sq.m. 847,235 873,660 881,951 906,825 906,825 

Leasable area-warehouses sq.m. 1,023,777 1,188,821 1,200,184 1,211,961 1,211,961 

Occupancy rate-factories average 83.2% 84.3% 85.9% 86.8% 87.7% 

Occupancy rate-warehouses average 83.9% 85.0% 86.7% 88.0% 89.3% 

Average rental rate-factories THB/sq.m./mth 172 175 179 181 183 

Average rental rate-warehouses THB/sq.m./mth 140 144 147 149 152 

Property income THBm 2,884 3,290 3,464 3,618 3,710 

         
Earnings THBm 2,099 2,371 2,504 2,631 2,739 
Earnings growth % 20.0 13.0 5.6 5.1 2.8 

Net margins %   73% 72% 72% 73% 74% 
         
EPU (Weighted average) THB 0.74 0.77 0.82 0.86 0.88 
DPU THB 0.67 0.67 0.74 0.77 0.79 

Source: Company, MST 
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Company profile 

Fig 9: Overview of FTREIT  

 
Source: Company 

 
Fig 10: FTREIT’s occupancy rates by locations  ….. 

 

 

 

Source: Company  Source: Company 

 
Fig 11: FTREIT’s lease expiry  Fig 12: Asset enhancement 

 

 

 

Source: Company  Source: Company  
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Fig 13: FTREIT’s debt profile 

 
Source: Company 

 

 
Fig 14: Value of new assets acquired each year 

 
Source: Company 
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FYE 30 Sep FY20A FY21A FY22E FY23E FY24E

Key Metrics

Price/DPU(x) 21.4 18.4 14.0 13.3 13.0

P/BV (x) 1.3 1.1 0.9 0.9 0.9

P/NTA (x) 1.3 1.1 0.9 0.9 0.9

DPU yield (%) 4.7 5.4 7.1 7.5 7.7

FCF yield (%) 18.5 15.5 12.7 9.5 9.7

INCOME STATEMENT (THB m)

Revenue 2,883.8 3,239.4 3,464.2 3,617.8 3,709.8

Net property income 2,290.2 2,600.6 2,764.1 2,883.1 2,956.4

Management and trustee fees 0.0 0.0 0.0 0.0 0.0

Net financing costs (314.7) (370.7) (399.4) (392.7) (395.7)

Associates & JV 0.0 0.0 0.0 0.0 0.0

Exceptionals 0.0 0.0 0.0 0.0 0.0

Other pretax income/expenses 0.0 0.0 0.0 0.0 0.0

Pretax profit 2,099.0 2,371.0 2,504.0 2,631.4 2,704.3

Income tax 0.0 0.0 0.0 0.0 0.0

Minorities 0.0 0.0 0.0 0.0 0.0

Discontinued operations 0.0 0.0 0.0 0.0 0.0

Total return avail to unitholders 2,099.0 2,371.0 2,504.0 2,631.4 2,704.3

Core net profit 2,099.0 2,371.0 2,504.0 2,631.4 2,704.3

BALANCE SHEET (THB m)

Cash & Short Term Investments 554.2 800.1 720.5 538.6 622.9

Accounts receivable 176.5 130.7 137.2 144.1 151.3

Property, Plant & Equip (net) 0.0 0.0 0.0 0.0 0.0

Inverstment properties 41,143.6 44,758.3 46,201.3 46,501.3 46,801.3

Intangible assets 0.0 0.0 0.0 0.0 0.0

Investment in Associates & JVs 0.0 0.0 0.0 0.0 0.0

Other assets 995.5 376.9 386.1 397.4 403.9

Total assets 42,869.8 46,066.0 47,445.1 47,581.5 47,979.5

ST interest bearing debt 2,856.2 800.0 800.0 500.0 500.0

Accounts payable 0.0 0.0 0.0 0.0 0.0

LT interest bearing debt 8,638.3 10,772.1 11,572.1 11,572.1 11,572.1

Other liabilities 1,400.7 1,583.0 1,638.6 1,697.2 1,759.2

Total Liabilities 12,895.1 13,155.1 14,010.6 13,769.3 13,831.3

Shareholders Equity 29,974.7 32,910.9 33,434.4 33,812.2 34,148.2

Minority Interest 0.0 0.0 0.0 0.0 0.0

Total shareholder equity 29,974.7 32,910.9 33,434.4 33,812.2 34,148.2

Total liabilities and equity 42,869.8 46,066.0 47,445.1 47,581.5 47,979.5

CASH FLOW (THB m)

Cash flow from operations 2,077.1 2,420.7 2,532.7 2,662.4 2,738.0

Capex (4,999.0) (3,833.4) (1,443.0) (300.0) (300.0)

Acquisitions & investments 0.0 0.0 0.0 0.0 0.0

Disposal of FA & investments 0.0 0.0 0.0 0.0 0.0

Dividend income from associates & JVs 0.0 0.0 0.0 0.0 0.0

Other investing cash flow 37.4 667.0 (23.6) (26.6) (22.5)

CF from investing activities (4,961.5) (3,166.4) (1,466.6) (326.6) (322.5)

Dividends paid (1,848.6) (2,021.2) (1,980.6) (2,253.6) (2,368.3)

Interest expense 0.0 0.0 0.0 0.0 0.0

Change in debt 1,754.2 77.7 800.0 (300.0) 0.0

Equity raised / (purchased) 3,139.8 2,805.2 0.0 0.0 0.0

Other financial activities 88.2 129.9 34.9 35.9 37.0

CF from financing activities 3,133.5 991.6 (1,145.7) (2,517.7) (2,331.2)

Effect of exchange rate changes 0.0 0.0 0.0 0.0 0.0

Net cash flow 249.1 245.8 (79.6) (181.8) 84.3
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FYE 30 Sep FY20A FY21A FY22E FY23E FY24E

Key Ratios

Growth ratios (%)

Revenue growth 5.0 12.3 6.9 4.4 2.5

Net property income growth 12.7 13.6 6.3 4.3 2.5

Core net profit growth 20.0 13.0 5.6 5.1 2.8

Distributable income growth na na na na na

Profitability ratios (%)

Net property income margin 79.4 80.3 79.8 79.7 79.7

Core net profit margin 72.8 73.2 72.3 72.7 72.9

Payout ratio 90.0 87.0 90.0 90.0 90.0

DuPont analysis

Total return margin (%) 72.8 73.2 72.3 72.7 72.9

Gross revenue/Assets (x) 0.1 0.1 0.1 0.1 0.1

Assets/Equity (x) 1.4 1.4 1.4 1.4 1.4

ROAE (%) na na na na na

ROAA (%) 5.2 5.3 5.4 5.5 5.7

Leverage & Expense Analysis

Asset/Liability (x) 3.3 3.5 3.4 3.5 3.5

Net gearing (%) (excl. perps) 36.5 32.7 34.8 34.1 33.5

Net interest cover (x) 7.7 7.4 7.3 7.7 7.8

Debt/EBITDA (x) 4.8 4.2 4.3 4.0 3.9

Capex/revenue (%) 173.3 118.3 41.7 8.3 8.1

Net debt/ (net cash) 10,940.2 10,772.0 11,651.6 11,533.4 11,449.1

Debt/Assets (x) 0.27 0.25 0.26 0.25 0.25

Source: Company; Maybank IBG Research
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WHA Premium (WHART TB) 

Deep discount 

 

 

 

 

U/G to BUY, new TP of THB11.4  

WHART’s share price has dropped 20% YTD amid concern about the interest 

rate upturn. This is despite double-digit earnings growth for FY22-23.  At 

the current price, WHART’s annual dividend yield is healthy at 7.4-7.8% 

for FY22-24E, vs 0.85-0.90x P/BV. We trim our DDM-based TP to THB11.4 

(risk free rate of 7.25%, cost of equity 8.6%, TG 2%), offering upside of 13% 

plus a FY22F dividend yield of 7.4%.     

To acquire THB4b of new assets this year 

WHA announced the acquisition of 5 assets, mainly logistic centers: Bangna 

Trad km 23 projects no. 3, Signode project, Teparak km 21, KPN Bangna 

Trad project 2 and Wangnoi 63 with total space of almost 160k sqm (+10% 

from existing NLA of 1.58m sqm) by end FY22. Value of the investment is 

estimated at around THB4b (+8% of total asset value).  Note that the 3-yr 

(2019-21) average additional assets was THB4.5b, or 156k sqm pa.  

Source of funds  

WHART plans to issue additional trust units of no more than 245m (par 

value of THB9.025), borrow no more than THB3.4b and use surplus 

cash/internal cashflow of THB780m to finance a new round of asset 

acquisitions. Had WHART issued all 245m new units, we estimate trust 

units and NAV at end-22 to increase 8% and 6%, respectively.  

Expect double-digit earnings growth for FY22F-23F 

FY21 earnings dipped YoY. But we expect WHART’s earnings to rebound 

16% YoY/13% YoY for FY22-23 assuming consistent expansion of its asset 

portfolio and rental rate reversion of 1.0-1.5% pa. Note that 29% of FY22F 

earnings of THB2.1b was achieved in 1Q22. We estimate 2Q22F earnings 

to stay flat or slip QoQ but rise sharply >40% YoY from a low base in 2Q21. 

 

 
 

 

 

  

[Prior:HOLD]

 Share Price THB 10.10

 12m Price Target THB 11.40 (+13%)

 Previous Price Target THB 12.12

BUY

Company Description

Statistics

52w high/low (THB)

3m avg turnover (USDm)

Free float (%)

Issued shares (m)

Market capitalisation

Major shareholders:

15.0%

14.9%

4.5%

3,065

0.5

WHART invests in the freehold and leasehold right of

warehouses and factories of WHA Corp.

  WHA Corp

  Social Security Office

  Government Pension Fund

13.98/9.70

59.7

THB31.0B

USD872M

Price Performance
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Source: FactSet

FYE Dec (THB m) FY20A FY21A FY22E FY23E FY24E

Revenue 2,552 2,568 2,930 3,313 3,442

Net property income 2,323 2,321 2,666 3,015 3,132

Core net profit 1,831 1,811 2,103 2,381 2,440

Core EPU (THB) 0.66 0.59 0.64 0.72 0.74

Core EPU growth (%) 8.8 (10.4) 7.5 13.2 2.5

DPU (THB) 0.72 0.76 0.75 0.77 0.79

DPU growth (%) 8.9 4.6 (1.1) 2.6 2.5

P/NTA (x) 1.2 1.1 0.9 0.9 0.9

DPU yield (%) 5.5 6.0 7.4 7.6 7.8

ROAA (%) 4.5 4.0 4.2 4.6 4.6

Debt/Assets (x) 0.24 0.25 0.25 0.25 0.26

Consensus DPU - - 0.75 0.77 0.77

MKE vs. Consensus (%) - - (0.0) 0.6 2.4
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Value Proposition 

 WHART was listed in 2014 and took over WHAPF’s assets in 

2017. 

 Asset value worth THB48.4b as at end-21 with a combined 

rental space of 1.58m sqm (63% custom built, 37% general). 

Average occupancy rate is around 90%. 

 Assets are located in Thailand’s key industrial areas in 

Bangna Trad, Eastern Bangkok (66%), Northern Bangkok (20%) 

and Eastern Economic Corridor-EEC (13%).   

 Multinational tenants from Japan (17%), EU (19%), Asia-non 

Japan (24%), US (13%) and Thai (30%). 

 Top tenants’ businesses are Logistics/e-commerce (56%), 

Fast-moving consumer goods (22%), Manufacturer (10%) and 

Home supplies (10%). 

 
Rental assets 

 Source: Company 
 

 Price Drivers 

Historical share price trend 

 

Source: Company, MST 

 

1. WHART acquired all WHAPF’s assets with rental space of 

387,385 sqm in 2017. Thereafter, WHAPF was delisted at 

end-17.  

2. Showed a record high earnings growth of 80% YoY in 2018 

after taking over WHAPF.  

3. Briefly hit by the full lockdown as a result of Covid-19 

outbreak in 2Q20. 

4. 2Q21 earnings collapsed after tenant exercised its 

buyback option. 

5. Sluggish share prices amid fast rising inflation and 

interest rate uptrend. 

Financial Metrics 

 WHART reported flat earnings of THB1.8b in 2021, down from 

18% pa earnings growth for 2019-20.  

 Net IBD to total assets stood at 25% at end Dec-21, below its 

internal policy of 30%. 

 4 distributions of return in 2021 in form of cash dividend 

imply DPU yield of >7% p.a. 

 
Financial performance 

 

Source: Company 
 

 Swing Factors 

Upside 

 Recovery of macro outlook and investors’ confidence 

should help to spur demand and boost market sentiment. 

 Asset acquisitions from WHA.   

 Better-than-expected rental revisions.  

 

Downside 

 Political instability.  

 Regulatory changes. 

 Flow of foreign direct investment (FDI) slows down 

further.  
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Vanida.G@maybank.com 

Risk Rating & Score¹ na 

Score Momentum² na 

Last Updated na 

Controversy Score³ na 

   

Business Model & Industry Issues 

 All property projects need to secure environment impact assessment (EIA) and health environmental impact assessment (HEIA) 

from the Office of Natural Resources and Environmental Policy and Planning, under the Ministry of Natural Resources and 

Environment before they can be launched. This helps ensure that the impact on the environment and nearby communities is 

properly addressed.  

 In 2020, WHA Group has rolled out its 5-Year Sustainability Framework which is built on the foundation of good corporate 

governance, human capital as a strategic enabler and key driving forces including digitization and natural resources.  

 Awards:  WHA group in 2021 received SET award for Rising Star Sustainability Award for listed companies in real estate and 

construction and sustainable stock.  Also, it received “CSR Excellence Recognition Award” from the American Chamber of 

Commerce (AMCHAM) for the 12th consecutive year.  

 
   

Material E issues 

 Industrial estates in Thailand need to conduct EIA and HEIA 

to secure licences before their operation.  This is to reduce 

the impact on the environment. 

 Focus on preserving the environment around its factories 

and warehouses so that people who live nearby can live 

their daily life in a better quality environment.  

 Target to double reclaimed industrial water for industrial 

use from 30k cubic meter/day in 2020 to 60,400 cubic 

meter/day by 2025. 

 Target to reduce proportion of waste to landfill or 

incineration below 50% in 2021 and below 20% by 2025. 

 

 
Key G metrics and issues 

 WHART is managed by WHA Real Estate Management, a 

wholly owned subsidiary of WHA. Also, the property mana 

ger is WHA Corp.   

 The 3-member board of directors (BOD) comprises 2 males 

and 1 female. Of the total, 1 is independent. 

 Fees for the REIT manager include management fee (max 

0.75% p.a. of net asset value), acquisition fee (max 0.75% 

of acquired properties), trustee fee (max 0.75% p.a. of net 

asset value), registrar fee (max 0.5% p.a. of net assets 

value) and property management fee (max 3% p.a. of net 

asset value. For FY2021, total expenses for management, 

trustee, registrar and property management fees were 

THB197m (+13% YoY).   

 Sustainable DPU in the range of THB0.74-0.76 p.a. since 

2016. WHART generally pays 4-5 distributions of returns 

per year. 

 No legal case involving anti-competitive behaviour, anti-

trust and monopoly legislation.  

 Auditor:  PricewaterhouseCoopers ABBAS Ltd.   

 No member of the BOD or the executive team has 

committed a criminal act or faced bankruptcy or 

receivership. 

 

  

Material S issues 

 Human capital:  Maintain Human Capital Return on 

Investment at 14.0 times by 2025. 85.8% Employee 

Engagement Score in 2020 and target of 88.0% in 2021.  7.2% 

overall turnover rate in 2025 and 5% talent turnover rate in 

2025.   

 Digitalization:  Revenue generation and cost reduction from 

innovation projects.  100% data breach prevention in terms 

of data leaks, theft or loss of both inbound and outbound 

data by 2025. 

 90% customer satisfaction score in 2021. 

 100% employees at all levels are trained on risk 

management by 2022. 

 

 

 
¹Risk Rating & Score - derived by Sustainalytics and assesses the company’s exposure to unmanaged ESG risks. Scores range between 0 - 50 in order of increasing 
severity with low/high scores & ratings representing negligible/significant risk to the company’s enterprise value, respectively, from ESG-driven financial impacts. ²Score 
Momentum - indicates changes to the company's score since the last update – a negative integer indicates a company’s improving risk score; a positive integer indicates 
a deterioration. ³Controversy Score - reported periodically by Sustainalytics in the event of material ESG-related incident(s), with the impact severity scores of these 
events ranging from Category 0-5 (0 - no reports; 1 - negligible risks; ...; 5 - poses serious risks & indicative of potential structural deficiencies at the company). 
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Valuations 

Fig 1: WHART’s DDM valuations vs DPU yield, P/B 

THBm 2022F 2023F 2024F 2025F 2026F 

DPU 2,482 2,547 2,611 2,659 2,762 

Terminal value    - 44,187 

Total 2,482 2,547 2,611 2,659 46,948 

       

COE=8.6% DDM 37,751    

Terminal growth=2% Per share 11.4    

       

TP:THB11.4 is equivalent to:      

THB  2022F  THB   2022F 

DPU per share  0.75  BV per share  11.85 
DPU Yield (slightly above +2SD above 
5-year mean)  6.6%  

P/B (near -1SD to 
5-year mean)         0.96x 

Source: Company, MST 

 

 
Fig 2: TP Revision  Fig 3: 20-year Thai government bond yield 

 

 

 

Source: Company, MST  Source: www.worldgovernmentbonds.com 

 

Thai government 20-year bond yield has surged to around 3.75% from 2.85% 

at our previous forecast in Feb-22. We therefore re-visit our assumptions 

and apply a more aggressive risk free rate of 7.25% (+350bp over 20-year 

bond yield), leading to a high discount rate of 8.6%. Our new DCF-based TP, 

hence, declines to THB11.4, implying a dividend yield of 6.6% and P/B of 

0.96x.  (Fig 1) 

 

We note that our risk free rate is more aggressive than the forecast of 

www.worldgovernmentbonds.com of 6.0-6.41% in Jun-23.  

 

For every 1ppt increase in risk free rate, discount rate rises by 50bp and 

DCF-based TP will decline by approximately 7% from our base case.  

 

At its current share price, WHART’s dividend yield is around 7.4-7.8% for 

FY22-24 (near +3D to 5-year mean), vs 0.85-0.90x PB (around -1.5SD to 5-

year mean).   

 

 
  

DDM method Previous TP New TP

20-year Thai bond yield 2.85% 3.75%

Risk free rate (+350bp) 6.35% 7.25%

Beta (Bloomberg) 0.52 0.50

Risk premium 10% 10%

Cost of equity 8.25% 8.6%

DDM-Based TP THB 12.1           11.40              
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Fig 4: WHART: P/B and SD  Fig 5: WHART: Dividend yield and SD 

 

 

 

Source: Setsmart, MST  Source: Setsmart, MST 

 

 
Fig 6: WHART’s NAV  Fig 7: WHART’s DPU 

 

 

 

Source: Company  Source: Company 

 

Earnings estimates 

Fig 8: Assumptions 

    2020 2021 2022F 2023F 2024F 

Leasable area-factories sq.m. 211,821 174,101 174,901 190,101 190,101 

Leasable area-warehouses sq.m. 1,200,319 1,408,635 1,423,835 1,552,635 1,552,635 

Occupancy rate-factories average 90.0% 85.0% 90.0% 90.5% 90.9% 

Occupancy rate-warehouses average 92.0% 85.0% 92.0% 93.4% 94.8% 

Average rental rate-factories THB/sq.m./mth 167 162 168 171 175 

Average rental rate-warehouses THB/sq.m./mth 159 155 163 167 171 

Property income THBm 2,485 2,512 2,872 3,252 3,378 

         
Earnings THBm 1,831 1,811 2,103 2,381 2,440 

Earnings growth % 18 (1) 16 13 2 

Net margins %   71.8 70.5 71.8 71.9 70.9 

         
EPU (Weighted average) THB 0.69 0.64 0.68 0.72 0.74 

DPU THB 0.72 0.76 0.75 0.77 0.79 

Source: Company, MST 
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Company profile 

Fig 9: Asset enhancement  Fig 10: Overview of WHART 

 

 

 

Source: Company  Source: Company 

 

 
Fig 11: Location breakdown  Fig 12: Occupancy rate 

 

 

 

Source: Company  Source: Company 

 

 
Fig 13: Lease expiry  Fig 14: Breakdown of top tenants 

 

 

 
 

Source: Company  Source: Company 
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Fig15: Asset profile 

 
Source: Company 

 

 
Fig 16: Value of new assets acquired each year  

 
Source: Company 
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FYE 31 Dec FY20A FY21A FY22E FY23E FY24E

Key Metrics

Price/DPU(x) 18.3 16.8 13.5 13.1 12.8

P/BV (x) 1.2 1.1 0.9 0.9 0.9

P/NTA (x) 1.2 1.1 0.9 0.9 0.9

DPU yield (%) 5.5 6.0 7.4 7.6 7.8

FCF yield (%) 13.5 19.5 21.8 9.2 9.4

INCOME STATEMENT (THB m)

Revenue 2,551.5 2,567.9 2,930.3 3,313.0 3,442.0

Net property income 2,322.9 2,321.3 2,666.5 3,014.7 3,132.1

Management and trustee fees 0.0 0.0 0.0 0.0 0.0

Net financing costs (293.9) (304.9) (336.5) (377.0) (425.4)

Associates & JV 0.0 0.0 0.0 0.0 0.0

Exceptionals 0.0 0.0 0.0 0.0 0.0

Other pretax income/expenses 0.0 0.0 0.0 0.0 0.0

Pretax profit 1,830.7 1,810.9 2,102.7 2,380.5 2,440.0

Income tax 0.0 0.0 0.0 0.0 0.0

Minorities 0.0 0.0 0.0 0.0 0.0

Discontinued operations 0.0 0.0 0.0 0.0 0.0

Total return avail to unitholders 1,830.7 1,810.9 2,102.7 2,380.5 2,440.0

Core net profit 1,830.7 1,810.9 2,102.7 2,380.5 2,440.0

BALANCE SHEET (THB m)

Cash & Short Term Investments 1,576.8 2,517.7 937.6 804.2 698.9

Accounts receivable 244.9 236.0 247.8 260.2 273.2

Property, Plant & Equip (net) 0.0 0.0 0.0 0.0 0.0

Inverstment properties 40,218.4 45,353.8 50,058.6 50,767.0 51,478.9

Intangible assets 0.0 0.0 0.0 0.0 0.0

Investment in Associates & JVs 0.0 0.0 0.0 0.0 0.0

Other assets 554.9 347.1 364.4 382.6 401.8

Total assets 42,595.0 48,454.5 51,608.5 52,214.0 52,852.8

ST interest bearing debt 0.0 0.0 0.0 0.0 0.0

Accounts payable 0.0 0.0 0.0 0.0 0.0

LT interest bearing debt 10,123.8 12,251.0 12,751.0 13,051.0 13,551.0

Other liabilities 2,058.0 2,266.6 2,291.8 2,321.3 2,355.4

Total Liabilities 12,181.8 14,517.6 15,042.8 15,372.3 15,906.4

Shareholders Equity 30,413.2 33,936.9 36,565.7 36,841.6 36,946.4

Minority Interest 0.0 0.0 0.0 0.0 0.0

Total shareholder equity 30,413.2 33,936.9 36,565.7 36,841.6 36,946.4

Total liabilities and equity 42,595.0 48,454.5 51,608.5 52,214.0 52,852.8

CASH FLOW (THB m)

Cash flow from operations 2,017.4 1,842.9 2,101.6 2,379.8 2,439.7

Capex (3,924.7) (5,135.3) (4,704.8) (708.4) (711.9)

Acquisitions & investments 0.0 0.0 0.0 0.0 0.0

Disposal of FA & investments 0.0 0.0 0.0 0.0 0.0

Dividend income from associates & JVs 0.0 0.0 0.0 0.0 0.0

Other investing cash flow 1,673.5 372.2 (36.5) (34.9) (33.4)

CF from investing activities (2,251.2) (4,763.1) (4,741.4) (743.3) (745.3)

Dividends paid (1,747.8) (2,104.2) (2,128.8) (2,313.0) (2,547.2)

Interest expense 0.0 0.0 0.0 0.0 0.0

Change in debt 638.5 2,127.2 500.0 300.0 500.0

Equity raised / (purchased) 2,566.8 3,567.7 2,450.0 0.0 0.0

Other financial activities 73.5 270.5 238.5 243.0 247.6

CF from financing activities 1,531.0 3,861.1 1,059.7 (1,770.0) (1,799.6)

Effect of exchange rate changes 0.0 0.0 0.0 0.0 0.0

Net cash flow 1,297.2 940.9 (1,580.0) (133.5) (105.2)
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FYE 31 Dec FY20A FY21A FY22E FY23E FY24E

Key Ratios

Growth ratios (%)

Revenue growth 12.7 0.6 14.1 13.1 3.9

Net property income growth 15.1 (0.1) 14.9 13.1 3.9

Core net profit growth 18.3 (1.1) 16.1 13.2 2.5

Distributable income growth na na na na na

Profitability ratios (%)

Net property income margin 91.0 90.4 91.0 91.0 91.0

Core net profit margin 71.8 70.5 71.8 71.9 70.9

Payout ratio 109.9 128.3 118.0 107.0 107.0

DuPont analysis

Total return margin (%) 71.8 70.5 71.8 71.9 70.9

Gross revenue/Assets (x) 0.1 0.1 0.1 0.1 0.1

Assets/Equity (x) 1.4 1.4 1.4 1.4 1.4

ROAE (%) na na na na na

ROAA (%) 4.5 4.0 4.2 4.6 4.6

Leverage & Expense Analysis

Asset/Liability (x) 3.5 3.3 3.4 3.4 3.3

Net gearing (%) (excl. perps) 28.1 28.7 32.3 33.2 34.8

Net interest cover (x) 7.2 6.9 7.2 7.3 6.7

Debt/EBITDA (x) 4.8 5.8 5.2 4.7 4.7

Capex/revenue (%) 153.8 200.0 160.6 21.4 20.7

Net debt/ (net cash) 8,547.1 9,733.3 11,813.4 12,246.8 12,852.1

Debt/Assets (x) 0.24 0.25 0.25 0.25 0.26

Source: Company; Maybank IBG Research
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D/G to HOLD, new TP of THB19.4 

Despite an expected strong  300% YoY recovery in FY22F earnings after re-

opening of the economy, we D/G CPNREIT to HOLD with a new DDM-based 

TP of THB19.4 as it is highly sensitive to the interest rate upturn. Moreover, 

we are waiting for a clear solution on i) a new round of asset acquisitions, 

and ii) additional cost to renew the leasehold contract for Pinklao mall 

after its expiry at end-24, which could entail a large-scale medium-term 

fund raising requirement. We prefer CPN to CPNREIT.   CPN, Thailand’s 

largest retail operator, is one of the prime beneficiaries of full economic 

re-opening. As a well-diversified developer, we forecast a 5-year revenue 

CAGR of 14-16% pa. 

Sharp earnings recovery 

CPNREIT’s quarterly earnings recovered from a net loss of THB74m during 

the lockdown in 3Q21 to net profit of THB164m in 4Q21 and another 

THB269m (+64% QoQ) in 1Q22. Strong recovery was attributable to a 

decline in the rental discount rate from 27% in 4Q21 to 17% in 1Q22 while 

traffic recovery was sustained at around 61-62% during 4Q21-1Q22. So far 

the recovery pace of CPN group remains in line with the management 

guidance.  We estimate its quarterly earnings to continue improving QoQ 

and FY22F earnings should recover 300% YoY to THB1.5b.   

Unclear investment plan 

CPNREIT has yet to announce details of  i) a new round of asset acquisition, 

and ii) additional cost to renew a leasehold contract of Pinklao mall after 

its expiry at end-24. Its plan to divest Central Surat and Ubon worth a 

combined THB17b has been delayed since 2020 because of the pandemic. 

But given sluggish sentiment, CPN is considering to divest smaller assets 

to CPNREIT instead of the two big malls. Cost to renew leasehold contract 

of Pinklao mall is likely to be higher than THB5.5b and the deal should be 

settled around 1 year before the expiry date.   

Valuations 

Thai government 20-year bond yield has surged to around 3.75%, from 

2.85% at our previous forecast at end-21. We cut our TP to THB19.4 based 

from THB23.0 on a higher risk free rate of 7.25%, discount rate of 9.3% and 

terminal growth of 3.5%. CPNREIT is likely to see a sharp turnaround in its 

FY22F performance but its DPU yield of 6.4% and PB of 1.5x are the 

weakest among three REITs under our coverage.  

 

 
 

 

 

  

[Prior:BUY]

 Share Price THB 18.50

 12m Price Target THB 19.40 (+5%)

 Previous Price Target THB 23.00

HOLD

Company Description

Statistics

52w high/low (THB)

3m avg turnover (USDm)

Free float (%)

Issued shares (m)

Market capitalisation

Major shareholders:

25.8%

4.5%

3.0%

2,212

0.5

CPNREIT invests in ownership and/or leasehold rights

and/or subleasehold rights of certain shopping plazas

under Central brand, offices and hotels

  Central Pattana

  Central Pattana Development

  Social Security Office

22.10/18.10

74.1

THB40.9B

USD1.2B

Price Performance
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CPN REIT - (LHS, THB) CPN REIT / Stock Exchange of Thai Index - (RHS, %)

-1M -3M -12M

Absolute (%) (2) (10) (14)

Relative to index (%) 2 (3) (13)

Source: FactSet

FYE Dec (THB m) FY20A FY21A FY22E FY23E FY24E

Revenue 4,063 3,524 4,645 5,100 5,446

Net property income 3,244 2,567 3,822 4,196 4,482

Core net profit 1,538 377 1,524 1,812 2,124

Core EPU (THB) 0.69 0.16 0.59 0.71 0.83

Core EPU growth (%) (59.1) (77.3) 276.5 18.9 17.2

DPU (THB) 0.74 0.60 1.19 1.34 1.45

DPU growth (%) (54.2) (18.8) 97.9 12.0 8.6

P/NTA (x) 1.5 1.5 1.5 1.5 1.5

DPU yield (%) 3.9 3.0 6.4 7.2 7.8

ROAE (%) 5.3 1.2 4.6 5.6 6.6

ROAA (%) 2.6 0.5 1.9 2.3 2.6

Debt/Assets (x) 0.32 0.29 0.28 0.27 0.26

Consensus DPU - - 1.16 1.41 1.45

MKE vs. Consensus (%) - - 2.8 (4.9) 0.1
  

https://protect2.fireeye.com/v1/url?k=78a29b25-275b346d-78a62e13-000babdc86fc-5ce7d1afd785b5f1&q=1&e=1af59130-97e3-42f4-9e84-9244fdcb57f8&u=https%3A%2F%2Fmkefactsettd.maybank-ke.com%2FFACTSETPARTNERS_TD_TRACK%2Fexternal%2Fdownload%3Fq%3D2167593043dcdf6ece6ed6250acf75c06267b6cecFjTT6X985LQu4kdYq7m-14_6ZxhMbZVu421ewAvMUO9fFXFfUiUVTXEC7eD_UMfhDKXGQhIY8cBYyCcfhGWT4QTuJ8l5L_s48ELLd1Fac3I0HYfPHUSJjPg1KfEyoAHXCV99O1ms54sfzEKHj17-rQi_BWoel_5uVgUjqp5C2FhBO8-pzHM1ivb0ZJ1wNzi79mh-LXDF1bB1n7xEX2e1cA%252C%252C
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Value Proposition 

 CPNREIT established on 1 Dec 2017 from the conversion of 

CPN Retail Growth Leasehold Property. 

 Owns a portfolio of retail malls in Bangkok and major tourism 

destinations, office properties in Bangkok as well as one 

hotel in Pattaya worth a total of THB76b (NAV THB34b). 

 The country’s largest commercial property REIT with a NLA 

of 355k sqm at end-21.  

 
Total net leasable area (NLA) and occupancy rate 

 
Source: Company 
 

 Price Drivers 

Historical share price trend 

 

Source: Company, Maybank IBG Research 

 

1. TFRS 16: Right-Of-Use asset & lease liability was 

approved in 2019 to be used starting 2020.  

2. Distribution income to unitholders hit its record high at 

THB3.76b (DPU: THB1.7) in 2019. 

3. Closure of malls in Thailand due to lockdown from Mar to 

mid-May 2020 to contain Covid-19 outbreak. 

4. Deal to acquire 2 malls from CPN was finalized in Feb-21 

5. Recovery of earnings and recognition of gains on assets 

appreciation in 1Q22. 

Financial Metrics 

 3-year CAGR (2016-19) of revenue/earnings is at 10-13%. 

 Rental discounts and customer traffic fluctuated during 2020-

21 amid Covid-19 outbreak.  For1Q22, customer traffic 

recovered to 61% (to avg 2019), rental discount dipped to 

17%.  

 Earnings were sluggish during 2020-21. We expect a gradual 

pick up in quarterly earnings throughout 2022. And full year 

earnings are likely to surge +300% YoY.   

 Maintain gearing at around +/-30%, below the limit of 60%. 

  
Revenue and earnings trend 

 
Source: Company 
 

 Swing Factors 

Upside 

 Recovery of macro outlook should help to spur rental 

demand and boost market sentiment. 

 Better-than-expected rental revisions. 

 Acquisition of additional assets.  

 

Downside 

 Pandemic and political unrest may led to shutdown of 

malls. 

 Prolonged slowdown in economic activity. 

 Oversupply of retail and office space. 

 Work-from-home and e-commerce etc may disrupt 

consumers’ lifestyle.  
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Vanida.G@maybank.com 

Risk Rating & Score¹ na 

Score Momentum² na 

Last Updated na 

Controversy Score³ na 

   

Business Model & Industry Issues 

 As its business involves groups of individuals, including customers, tenants, employees and the communities surrounding the 

project, sustainability strategies (E, S and G) are integrated into its annual strategic plans. 

 Green building guidelines are applied to the design and development of shopping malls by adopting the evaluation criteria of 

the Thailand Energy Award of the Ministry of Energy and the ASEAN Energy Awards. Also, it has a clear target and framework to 

reduce environmental impact (power, water, waste and green-house gas) by 2025. 

 CPN received several awards for sustainable development. To date, 26 shopping malls under CPN group won 41 Thailand energy 

awards and 10 ASEAN energy awards.  

 The REIT manager is committed to the highest level of corporate governance and transparency. The board of directors, the 

audit and corporate governance committee, the management committee, the risk policy committee, and the corporate 

governance and sustainable development committee have adopted the sustainability strategies. 

 
   

Material E issues 

 Commercial properties under Central meet ISO14001 

standard and also receive Thailand energy award.  

 Reducing power consumption and green-house gas emission 

by 20% in 2025 from the base year of 2015, implying a 2% 

reduction per year. 

 Water reuse targets of 5% in 2021 and 20% by 2025. 

 Set a target to reduce waste sent to landfill by 15% from 

2021 levels and set a long-term goal to halve our diversion 

rate by 2025. 

 

 
Key G metrics and issues 

 CPNREIT is managed by CPN REIT management which is 

wholly owned by CPN Central Pattana (CPN), Thailand’s 

largest retail developer, is the property manager. This 

helps to support its growth via assets injection from CPN.  

 Board of directors consists of 5 members (2 independent); 

4 females and 1 male.  

 Management team of CPN REIT consists of 3 female 

members. 

 KPMG Phoomchai is the auditor since CPNREIT’s 

establishment in 2017. 2021 audit fee was THB1.23m. 

 Fee for the REIT manager shall not be >1% pa of total asset 

value (current: 0.275%). Fees for acquisition of CPNREIT’s 

properties shall be 1.5% of value. Fees for disposal of 

property shall be 0.75% of value. For 2021, CPNREIT paid 

THB162.47m to the manager.   

 At least 2 distributions of returns per year to unitholders 

at the rate of not less than 90% of adjusted net profit.   

 Gearing has been maintained at 30-32% of total assets 

since 2017, below the limit of 60%.   

 No legal case involving anti-competitive behaviour, anti-

trust and monopoly legislation. 

 

  

Material S issues 

 In 2021, CPN’s employees contributed 120,084 hours of 

volunteer service to co-create shared value with 

communities, which was above target. 

 Organized 711 activities, of which 475 were activities to 

support SME and local businesses and provided free space 

to government agencies and communities affected by the 

pandemic. 

 Average employee training hours for 2021 were 25 (on par 

with 2017-19 average) , up from 11 in 2020 

 In 2021, CPN offered the common areas, parking spaces and 

multipurpose convention halls in our shopping centers 

across the country to be converted into 26 mass vaccination 

centers and 20 blood donation stations. 

 

 

 
¹Risk Rating & Score - derived by Sustainalytics and assesses the company’s exposure to unmanaged ESG risks. Scores range between 0 - 50 in order of increasing 
severity with low/high scores & ratings representing negligible/significant risk to the company’s enterprise value, respectively, from ESG-driven financial impacts. ²Score 
Momentum - indicates changes to the company's score since the last update – a negative integer indicates a company’s improving risk score; a positive integer indicates 
a deterioration. ³Controversy Score - reported periodically by Sustainalytics in the event of material ESG-related incident(s), with the impact severity scores of these 
events ranging from Category 0-5 (0 - no reports; 1 - negligible risks; ...; 5 - poses serious risks & indicative of potential structural deficiencies at the company). 
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Valuations 

Fig 1: DDM valuations vs DPU yield, P/B 

THBm 2022F 2023F 2024F 2025F 2026F 

DPU 3,063 3,431 3,551 3,196 3,356 

Terminal value - - - - 57,862 

Total 3,063 3,431 3,551 3,196 61,218 

       

COE=9.3% DDM 

       
49,878     

Terminal growth=3.5% Per share 19.4    

       

TP:THB19.4 is equivalent to:      

THB  2022F  THB   2022F 

DPU per share  1.2  BV per share  12.6 

DPU Yield  6.1%  

P/B (slightly below 
-1SD to 5-year 
mean)         1.54x 

Source: Company, MST 

 

 
Fig 2: TP Revision  Fig 3: 20-year Thai government bond yield 

 

 

 

Source: Company, MST  Source: www.worldgovernmentbonds.com 

 

Thai government 20-year bond yield already surged to around 3.75% from 

2.85% at our previous forecast at end-21. We therefore re-visit our 

assumptions and apply a more aggressive risk free rate of 7.25% (+350bp 

over 20-year bond yield), leading to a high discount rate of 9.3%. Our new 

DCF-based TP, hence, declines to THB19.4, implying a dividend yield of 4.1% 

and P/B of 1.54x (Fig 1).  

 

We note that our risk free rate is more aggressive than the forecast of 

www.worldgovernmentbonds.com of 6.0-6.4% in Jun-23 from the current 

3.75%. 

 

For every 1ppt increase in risk free rate, the discount rate will rise by 50bp 

and DCF-based TP will decline further by approximately 8% from our base 

case.  

 

At its current share price, CPNREIT’s dividend yield is around 6.4% for FY22, 

vs 1.5x PB (-1SD to 5-year mean).   

 
  

DDM method Previous TP New TP

20-year Thai bond yield 2.85% 3.75%

Risk free rate +250bp 5.4% +350bp 7.25%

Beta (Bloomberg) 0.7 0.7

Risk premium 7% 7%

Cost of equity 8% 9.3%

DDM-Based TPTHB 23            19.4          
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Fig 4: CPNREIT: P/B and SD  Fig 5: CPNREIT: EPU, DPU and DPU yield  

 

 

 

Source: Setsmart, MST  Source: Setsmart, MST 

 

Earnings estimates 

Fig 6: Assumptions 

    2020 2021 2022F 2023F 2024F 

Leasable area sq.m. 326,112 354,994 368,645 370,457 370,457 

Occupancy rate average 92.2% 90.8% 92.2% 92.6% 92.6% 

Average rental rate-retail THB/sq.m./mth 1,348 1,083 1,153 1,263 1,353 

Average rental rate-office THB/sq.m./mth 623 680 698 723 746 

Property income THBm 4,041 3,502 4,621 5,075 5,420 

       

Net margin  38% 11% 33% 36% 36% 
Net margin ex interest on lease 
liability   65% 56% 69% 71% 72% 

Source: Company, MST 

 

 
Fig 7: CPN group’s expectation on the recovery pattern 

 
Source: CPN PC=Pre-Covid LD=Lockdown 

 

CPNREIT’s quarterly earnings recovered from a net loss of THB74m during 

the lockdown in 3Q21 to net profit of THB164m in 4Q21 and another 

THB269m profit (+64% QoQ) in 1Q22. Strong recovery was attributable to a 

decline in the rental discount rate from 27% in 4Q21 to 17% in 1Q22 while 

traffic recovery stayed flat at around 61-62% during 4Q21-1Q22. (Figure 8-

9) So far the recovery pace of CPN group remains in line with management 

guidance. (Figure 7) We estimate its quarterly earnings to continue 

improving QoQ and FY22F earnings should recover 300% YoY to THB1.5b.   
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Fig 8: CPNREIT’s occupancy rate  Fig 9: CPNREIT’s traffic recover and rental discount  

 

 

 

Source: Company  Source: Company 

 

 
Fig 10: CPNREIT’s pattern of traffic recovery and rental discount during each wave of Covid-19 outbreak 

 
Source: CPNREIT 
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FYE 31 Dec FY20A FY21A FY22E FY23E FY24E

Key Metrics

Price/DPU(x) 25.6 33.5 15.5 13.8 12.7

P/BV (x) 1.5 1.5 1.5 1.5 1.5

P/NTA (x) 1.5 1.5 1.5 1.5 1.5

DPU yield (%) 3.9 3.0 6.4 7.2 7.8

FCF yield (%) nm nm 2.2 2.4 2.4

INCOME STATEMENT (THB m)

Revenue 4,062.5 3,524.2 4,644.8 5,099.6 5,446.2

Net property income 3,243.9 2,567.0 3,822.1 4,196.4 4,481.7

Management and trustee fees 0.0 0.0 0.0 0.0 0.0

Net financing costs (1,713.5) (2,193.1) (2,301.1) (2,387.7) (2,360.7)

Associates & JV 0.0 0.0 0.0 0.0 0.0

Exceptionals 0.0 0.0 0.0 0.0 0.0

Other pretax income/expenses 0.0 0.0 0.0 0.0 0.0

Pretax profit 1,537.5 376.8 1,524.1 1,811.8 2,124.1

Income tax 0.0 0.0 0.0 0.0 0.0

Minorities 0.0 0.0 0.0 0.0 0.0

Discontinued operations 0.0 0.0 0.0 0.0 0.0

Total return avail to unitholders 1,537.5 376.8 1,524.1 1,811.8 2,124.1

Preferred Dividends 0.7 0.1 0.8 0.9 1.0

Core net profit 1,537.5 376.8 1,524.1 1,811.8 2,124.1

Distributable inc to unitholders 0.7 0.6 1.2 1.3 1.5

BALANCE SHEET (THB m)

Cash & Short Term Investments 1,162.1 1,159.2 489.6 744.6 282.3

Accounts receivable 0.0 0.0 0.0 0.0 0.0

Property, Plant & Equip (net) 0.0 0.0 0.0 0.0 0.0

Inverstment properties 68,269.7 75,370.7 75,870.7 76,570.7 77,570.7

Intangible assets 0.0 0.0 0.0 0.0 0.0

Investment in Associates & JVs 0.0 0.0 0.0 0.0 0.0

Other assets 2,145.4 2,441.6 2,715.2 3,034.3 3,407.7

Total assets 71,577.2 78,971.5 79,075.4 80,349.5 81,260.7

ST interest bearing debt 0.0 0.0 0.0 0.0 0.0

Accounts payable 166.9 157.9 162.6 167.5 172.5

LT interest bearing debt 23,034.7 22,561.5 22,261.3 21,766.9 20,766.9

Other liabilities 20,331.6 22,433.3 24,213.0 26,094.8 27,978.7

Total Liabilities 43,533.2 45,152.7 46,636.9 48,029.2 48,918.2

Shareholders Equity 28,044.0 33,818.8 32,438.5 32,320.3 32,342.5

Minority Interest 0.0 0.0 0.0 0.0 0.0

Total shareholder equity 28,044.0 33,818.8 32,438.5 32,320.3 32,342.5

Total liabilities and equity 71,577.2 78,971.5 79,075.4 80,349.5 81,260.7

CASH FLOW (THB m)

Cash flow from operations 1,578.0 586.0 1,549.6 1,836.9 2,148.7

Capex (23,797.7) (7,100.9) (500.0) (700.0) (1,000.0)

Acquisitions & investments (171.2) (0.3) (214.6) (257.5) (309.1)

Disposal of FA & investments 0.0 0.0 0.0 0.0 0.0

Dividend income from associates & JVs 0.0 0.0 0.0 0.0 0.0

Other investing cash flow 0.0 0.0 0.0 0.0 0.0

CF from investing activities (23,968.9) (7,101.2) (714.6) (957.5) (1,309.1)

Dividends paid (1,497.0) (140.0) (2,054.4) (2,413.9) (2,568.0)

Interest expense 0.0 0.0 0.0 0.0 0.0

Change in debt 8,510.6 (473.3) (300.2) (494.4) (1,000.0)

Equity raised / (purchased) (464.6) 2,923.6 2.3 (5.1) (22.9)

Other financial activities 16,494.0 4,202.0 847.8 2,289.0 2,288.9

CF from financing activities 23,043.0 6,512.3 (1,504.5) (624.4) (1,302.0)

Effect of exchange rate changes 0.0 0.0 0.0 0.0 0.0

Net cash flow 652.2 (2.9) (669.6) 255.0 (462.3)



 

June 27, 2022 32 

 

CPN Retail Growth REIT   

 

  

 

 

 

 
 

 
 
 

FYE 31 Dec FY20A FY21A FY22E FY23E FY24E

Key Ratios

Growth ratios (%)

Revenue growth (20.8) (13.3) 31.8 9.8 6.8

Net property income growth (23.6) (20.9) 48.9 9.8 6.8

Core net profit growth (59.1) (75.5) 304.5 18.9 17.2

Distributable income growth (54.2) (18.8) 97.9 12.0 8.6

Profitability ratios (%)

Net property income margin 79.8 72.8 82.3 82.3 82.3

Core net profit margin 37.8 10.7 32.8 35.5 39.0

Payout ratio 106.8 nm 201.0 189.4 175.5

DuPont analysis

Total return margin (%) 37.8 10.7 32.8 35.5 39.0

Gross revenue/Assets (x) 0.1 0.0 0.1 0.1 0.1

Assets/Equity (x) 2.6 2.3 2.4 2.5 2.5

ROAE (%) 5.3 1.2 4.6 5.6 6.6

ROAA (%) 2.6 0.5 1.9 2.3 2.6

Leverage & Expense Analysis

Asset/Liability (x) 1.6 1.7 1.7 1.7 1.7

Net gearing (%) (excl. perps) 78.0 63.3 67.1 65.0 63.3

Net interest cover (x) 1.9 1.2 1.7 1.8 1.9

Debt/EBITDA (x) 7.1 8.8 5.8 5.2 4.6

Capex/revenue (%) nm 201.5 10.8 13.7 18.4

Net debt/ (net cash) 21,872.6 21,402.3 21,771.7 21,022.4 20,484.6

Debt/Assets (x) 0.32 0.29 0.28 0.27 0.26

Source: Company; Maybank IBG Research
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APPENDIX I: TERMS FOR PROVISION OF REPORT, DISCLAIMERS AND DISCLOSURES 
 

DISCLAIMERS 
This research report is prepared for general circulation and for information purposes only and under no circumstances should it be considered or intended as an offer to s ell or a solicitation 
of an offer to buy the securities referred to herein. Investors should note that values of such securities, if any, may fluctuate and that each security’s price or value may rise or fall. Opinions 
or recommendations contained herein are in form of technical ratings and fundamental ratings. Technical ratings may differ from fundamental ratings as technical valuations apply different 
methodologies and are purely based on price and volume-related information extracted from the relevant jurisdiction’s stock exchange in the equity analysis. Accordingly, investors’ returns 
may be less than the original sum invested. Past performance is not necessarily a guide to future performance. This report is not intended to provide personal investment advice and does 
not take into account the specific investment objectives, the financial situation and the particular needs of persons  who may receive or read this report. Investors should therefore seek 
financial, legal and other advice regarding the appropriateness of investing in any securities or the investment strategies d iscussed or recommended in this report. 

The information contained herein has been obtained from sources believed to be reliable but such sources have not been independently verified by Maybank Investment Bank Berhad, its 
subsidiary and affiliates (collectively, “Maybank IBG”) and consequently no representation is made as to the accuracy or completeness of this report by Maybank IBG and it should not be 
relied upon as such. Accordingly, Maybank IBG and its officers, directors, associates, connected parties and/or employees (collectively, “Representatives”) shall not be liable for any direct, 
indirect or consequential losses or damages that may arise from the use or reliance of this report. Any information, opinions  or recommendations contained herein are subject to change at 
any time, without prior notice. 

This report may contain forward looking statements which are often but not always identified by the use of words such as “anticipate”, “believe”, “estimate”, “intend”, “plan”, “expect”, 
“forecast”, “predict” and “project” and statements that an event or result “may”, “will”, “can”, “should”, “could” or “might” occur or be achieved and other similar expressions. Such 
forward looking statements are based on assumptions made and information currently available to us and are subject to certain  risks and uncertainties that could cause the actual results to 
differ materially from those expressed in any forward looking statements. Readers are cautioned not to place undue relevance on these forward-looking statements. Maybank IBG expressly 
disclaims any obligation to update or revise any such forward looking statements to reflect new information, events or circumstances after the date of this publication or to reflect the 
occurrence of unanticipated events. 

Maybank IBG and its officers, directors and employees, including persons involved in the preparation or issuance of this report, may, to the extent permitted by law, from time to time 
participate or invest in financing transactions with the issuer(s) of the securities mentioned in this report, perform services for or solicit business from such issuers, and/or have a position or 
holding, or other material interest, or effect transactions, in such securities or options thereon, or other investments rela ted thereto. In addition, it may make markets in the securities 
mentioned in the material presented in this report. One or more directors, officers and/or employees of Maybank IBG may be a director of th e issuers of the securities mentioned in this 
report to the extent permitted by law.  

This report is prepared for the use of Maybank IBG’s clients and may not be reproduced, altered in any way, transmitted to, copied or distributed to any other party in whole or in part in any 
form or manner without the prior express written consent of Maybank IBG and Maybank IBG and its Representatives accepts no liability whatsoever for the actions of third parties in this 
respect. 

This report is not directed to or intended for distribution to or use by any person or entity who is a citizen or resident of  or located in any locality, state, country or other jurisdiction where 
such distribution, publication, availability or use would be contrary to law or regulation. This report is for distribution only under such circumstances as may be permitted by applicable law. 
The securities described herein may not be eligible for sale in all jurisdictions or to certain categories of investors. Without prejudice to the foregoing, the reader is to note that additional 
disclaimers, warnings or qualifications may apply based on geographical location of the person or entity receiving this report. 

Malaysia 
Opinions or recommendations contained herein are in the form of technical ratings and fundamental ratings. Technical ratings may differ from fundamental ratings as technical valuations 
apply different methodologies and are purely based on price and volume-related information extracted from Bursa Malaysia Securities Berhad in the equity analysis.  

Singapore 
This report has been produced as of the date hereof and the information herein may be subject to change. Maybank Research Pte. Ltd. (“MRPL”) in Singapore has no obligation to update 
such information for any recipient. For distribution in Singapore, recipients of this report are to contact MRPL in Singapore in respect of any matters arising from, or in connection with, this 
report. If the recipient of this report is not an accredited investor, expert investor or institutional investor (as defined under Section 4A of the Singapore Securities and Futures Act), MRPL 
shall be legally liable for the contents of this report, with such liability being limited to the extent (if any) as permitted by law. 

Thailand 
Except as specifically permitted, no part of this presentation may be reproduced or distributed in any manner without the prior written permission of Maybank Securities (Thailand) Public 
Company Limited. Maybank Securities (Thailand) Public Company Limited (“MST”) accepts no liability whatsoever for the actions of third parties in this respect. 

Due to different characteristics, objectives and strategies of institutional and retail investors, the research products of MST Institutional and Retail Research departments may differ in either 
recommendation or target price, or both. MST reserves the rights to disseminate MST Retail Research reports to institutional investors who have requested to receive it. If you are an 
authorised recipient, you hereby tacitly acknowledge that the research reports from MST Retail Research are first produced in Thai and there is a time lag in the release of the translated 
English version. 

The disclosure of the survey result of the Thai Institute of Directors Association (“IOD”) regarding corporate governance is made pursuant to the policy of the Office of the Securities and 
Exchange Commission. The survey of the IOD is based on the information of a company listed on the Stock Exchange of Thailand and the market for Alternative Investment disclosed to the 
public and able to be accessed by a general public investor. The result, therefore, is from the perspective of a third party.  It is not an evaluation of operation and is not based on inside 
information. The survey result is as of the date appearing in the Corporate Governance Report of Thai Listed Companies. As a result, the survey may be changed after that date. MST does 
not confirm nor certify the accuracy of such survey result. 

The disclosure of the Anti-Corruption Progress Indicators of a listed company on the Stock Exchange of Thailand, which is assessed by Thaipat Institute,  is made in order to comply with the 
policy and sustainable development plan for the listed companies of the Office of the Securities and Exchange Commission. Thaipat Institute made this assessment based on the information 
received from the listed company, as stipulated in the form for the assessment of Anti-corruption which refers to the Annual Registration Statement (Form 56-1), Annual Report (Form 56-2), 
or other relevant documents or reports of such listed company. The assessment result is therefore made from the perspective of Thaipat Institute that is a third party. It is not an assessment 
of operation and is not based on any inside information. Since this assessment is only the assessment result as of the date appearing in the assessment result, it may be changed after that 
date or when there is any change to the relevant information. Nevertheless, MST does not confirm, verify, or certify the accuracy and completeness of the assessment result.  

US 
This third-party research report is distributed in the United States (“US”) to Major US Institutional Investors (as defined in Rule 15a-6 under the Securities Exchange Act of 1934, as amended) 
only by Maybank Securities USA Inc (“MSUS”), a broker-dealer registered in the US (registered under Section 15 of the Securities Exchange Act of 1934, as amended). All responsibil ity for the 
distribution of this report by MSUS in the US shall be borne by MSUS. This report is not directed at you if Maybank IBG is prohibited or restricted by any legislation or regulation in any 
jurisdiction from making it available to you. You should satisfy yourself before reading it that MSUS is permitted to provide research material concerning investments to you under relevant 
legislation and regulations. All U.S. persons receiving and/or accessing this report and wishing to effect transactions in any security mentioned within must do so with: Maybank Securities 
USA Inc. 400 Park Avenue, 11th Floor, New York, New York 10022, 1-(212) 688-8886 and not with, the issuer of this report. 
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Disclosure of Interest 
Malaysia: Maybank IBG and its Representatives may from time to time have positions or be materially interested in the securities referred to herein and may further act as market maker or 
may have assumed an underwriting commitment or deal with such securities and may also perform or seek to perform investment banking services, advisory and other services for or relating 
to those companies. 

 
Singapore: As of 27 June 2022, Maybank Research Pte. Ltd. and the covering analyst do not have any interest in any companies recommended in this research report. 

 
Thailand: MST may have a business relationship with or may possibly be an issuer of derivative warrants on the securities /companies mentioned in the research report. Therefore, Investors 
should exercise their own judgment before making any investment decisions. MST, its associates, directors, connected parties and/or employees may from time to time have interests and/or 
underwriting commitments in the securities mentioned in this report. 

 
Hong Kong: As of 27 June 2022, MIB Securities (Hong Kong) Limited and the authoring analyst do not have any interest in any companies recommended in this research report. 

 
India: As of 27 June 2022, and at the end of the month immediately preceding the date of publication of the research report, MIBSI, authoring analyst or their associate / relative does not 
hold any financial interest or any actual or beneficial ownership in any shares or having any conflict of interest in the subject companies except as otherwise disclosed in the research report.  

In the past twelve months MIBSI and authoring analyst or their associate did not receive any compensation or other benefits from the subject companies or third party in connection with the 
research report on any account what so ever except as otherwise disclosed in the research report.  

Maybank IBG may have, within the last three years, served as manager or co-manager of a public offering of securities for, or currently may make a primary market in issues of, any or all of 
the entities mentioned in this report or may be providing, or have provided within the previous 12 months, significant advice or investment services in relation to the investment concerned 
or a related investment and may receive compensation for the services provided from the companies covered in this report.  
 

OTHERS 

Analyst Certification of Independence 

The views expressed in this research report accurately reflect the analyst’s personal views about any and all of the subject securities or issuers; and no part of the research analyst’s 
compensation was, is or will be, directly or indirectly, related to the specific recommendations or views expressed in the report. 

Reminder 

Structured securities are complex instruments, typically involve a high degree of risk and are intended for sale only to soph isticated investors who are capable of understanding and assuming 
the risks involved. The market value of any structured security may be affected by changes in economic, financial and political factors (including, but not limited to, spot and forward 
interest and exchange rates), time to maturity, market conditions and volatility and the credit quality of any issuer or reference issuer. Any investor interested in purchasing a structured 
product should conduct its own analysis of the product and consult with its own professional advisers as to the risks involved in making such a purchase. 

No part of this material may be copied, photocopied or duplicated in any form by any means or redistributed without the prior  consent of Maybank IBG. 
 

 
 

Definition of Ratings 

Maybank IBG Research uses the following rating system 

BUY Return is expected to be above 10% in the next 12 months (including dividends) 

HOLD Return is expected to be between 0% to 10% in the next 12 months (including dividends) 

SELL Return is expected to be below 0% in the next 12 months (including dividends) 

Applicability of Ratings 

The respective analyst maintains a coverage universe of stocks, the list of which may be adjusted according to needs. Investment ratings are only applicable 
to the stocks which form part of the coverage universe. Reports on companies which are not part of the coverage do not carry investment ratings as we do 
not actively follow developments in these companies. 

 

UK 
This document is being distributed by Maybank Securities (London) Ltd (“MSUK”) which is authorized and regulated, by the Financial Conduct Authority and is for Informational Purposes only. 
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