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Amata Corporation

AMATA TB /AMATA.BK

Backlog depletion still looms despite
big surprise in third-quarter results

Net profit above estimate, presales as expected

AMATA posted a net profit of Bt457m for 3Q15, up 349% QoQ and 232%
YoY. The result beat the consensus by 69%. Presales for the quarter
concluded at 85rai, slightly above our estimate of 82rai.

Results highlights

The presale of 85rai is the lowest for the year, down from 196rai in 2Q15
and 123rai in 3Q14. All presales were from Thai Chinese, whereas no
Amata Vietnam presales were booked because of documentation changes
in Vietnam during 3Q15, causing a number of Vietnam presales to slip to
4Q15. On the other hand, land transfers increased significantly (288% QoQ
and 335% YoY) to Bt1.2bn or 259rai, of which 108 were Nakorn and 151
Thai Chinese. Overall GM improved to 52% (from 42% in 2Q15) as a result
of more transfers of the higher-margin Nakorn land. Utilities continued to
post strong income of Bt365m, while rental income decreased 28% as a
result of REIT divestment last quarter. Income from power plants suffered a
loss of Btém due to unrealized FX losses associated with projects’ debts.

Outlook

As 3Q15 presales slumped back, coupled with the lack of the higher-priced
Nakorn presales, AMATA’s backlog has been hurt further to Bt1.6bn. As
most of the backlog also contains sales from the higher-priced Amata
Nakorn, the actual amount of land remaining in its backlog is quite
distressing. Additionally, the IPO of AMATA VN looks on schedule for
4Q15; however, its IPO pricing is yet to be concluded. We estimate its
market capitalization to be at Bt6bn, however initial IPO reports are
indicating a much larger size. For the firm’s equity income, assuming no
further FX losses, we expect equity income to increase to Bt425m for 2016
as two new SPPs will come online in Nov this year and Jun next year.

What’s changed?

We maintain our 2015 land presales and transfer estimate at 700rai and
1,032rai respectively. Presales for 2016 are also maintained at 850rai,
however, we revise down our 2016 transfer target to 800rai (from 900rai)
on the basis that its backlog is starting to deplete further. As a result, our
2016 NPAT estimate is cut by 6% to Bt1.2bn.

Recommendation

Since land transfers remain at higher rate than presales, backlog depletion
will remain a concern for 2016. However, AMATA'’s price downside is also
limited, as its poor outlook has mostly been priced in (see our report on 01
Oct, Not poised for a full recovery just yet). Current share price implies a
26% discount to its liquidation value, close to its historical discount of 22%.
Thus, we stand by our HOLD rating.
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Key statistics
Market cap Bt15.2bn  USDO0.4bn
12-mth price range Bt10.6/Bt18.9
12-mth avg daily volume Bt66m  USD1.8m
# of shares (m) 1,067
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Financial summary
FY Ended 31 Dec 2014 2015E 2016E 2017E
Revenues (Btm) 7,395 5,671 4,340 4,562
Net profit (Btm) 2,228 1,407 1,205 1,377
EPS (Bt) 2.09 1.32 1.13 1.29
EPS grow th (%) +44.6% -36.9% -14.4% +14.3%
Core profit (Btm) 2,231 1,065 1,205 1,377
Core EPS (Bt) 2.09 1.00 1.13 1.29
Core EPS growth (%)  +50.0% -52.3% +13.1% +14.3%
PER (x) 7.7 10.8 12.6 11.0
PBV () 1.4 0.8 0.8 0.8
Dividend (Bt) 0.7 0.4 0.5 0.5
Dividend yield (%) 43 238 32 36
ROE (%) 242 10.8 7.5 8.3
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AMATA: Financial Tables - Year

PROFIT & LOSS (Btm) 2013 2014 2015E  2016E  2017E
Revenue 7,164 7,395 5,671 4,340 4,562
Cost of sales and services (3,727)  (3,567) (3,061) (2,127) (2,236)
Gross profit 3,437 3,827 2,610 2,213 2,327
SG&A (1,241) (1,019) (1,077) (738) (776)
EBIT 2,196 2,808 1,534 1,476 1,551
Interest expense (350) (360) (367) (433) (348)
Other income/exp. 342 235 235 235 235,
EBT 2,188 2,684 1,402 1,278 1,439
Corporate tax (359) (350) (221) (256) (288)
After-tax net profit (loss) 1,829 2,334 1,181 1,023 1,151
Minority interest (441) (329) (273) (243) (255)
Equity earnings from affiliates 99 226 157 425 482
Extra items 53 (3) 342 0 0
Net profit (loss) 1,541 2,228 1,407 1,205 1,377
Reported EPS 1.44 2.09 1.32 1.13 1.29
Fully diluted EPS 1.44 2.09 1.32 1.13 1.29
Core net profit 1,487 2,231 1,065 1,205 1,377
Core EPS 1.39 2.09 1.00 1.13 1.29
EBITDA 2,814 3,395 2,349 2,271 1,786
KEY RATIOS

Revenue grow th (%) 276 32 (23.3) (23.5) 5.1
Gross margin (%) 48.0 51.8 46.0 51.0 51.0
EBITDA margin (%) 39.3 459 414 52.3 39.2
Operating margin (%) 354 41.2 31.2 394 39.2
Net margin (%) 215 30.1 248 27.8 30.2
Core profit margin (%) 20.8 30.2 18.8 27.8 30.2
ROA (%) 71 10.1 5.8 4.8 5.8
ROCE (%) 7.8 10.9 5.6 4.2 5.0
Asset turnover (x) 0.3 0.3 0.2 0.2 0.2
Current ratio (x) 1.5 2.5 23 2.8 2.7
Gearing ratio (x) 1.0 0.7 0.6 0.5 0.3
Interest coverage (x) 8.0 9.4 6.4 5.3 5.1
BALANCE SHEET (Btm)

Cash & Equivalent 1,952 1,997 5,863 2,026 435
Accounts receivable 508 321 257 270 283
Inventory 5,976 8,003 4,359 5,610 5,876
PP&E-net 8,760 6,238 10,159 10,598 11,052
Other assets 5,007 5,577 5,515 5,519 5,523
Total assets 22,203 22,137 26,152 24,023 23,170
Accounts payable 644 466 518 359 376
ST debts & current portion 4,903 3,580 3,899 2,385 2,024
Long-term debt 5,387 4,748 7,461 6,282 4,948
Other liabilities 1,078 1,127 1,077 1,077 1,077
Total liabilities 12,012 9,922 12,956 10,104 8,425
Paid-up capital 1,067 1,067 1,067 1,067 1,067
Share premium 174 174 174 174 174
Retained earnings 6,966 8,710 9,418 9,898 10,469
Shareholders equity 8,318 10,114 15,900 16,380 16,951
Minority interests 1,874 2,101 2,406 2,697 3,004
Total Liab.&Shareholders' equity 22,203 22,137 31,262 29,181 28,380
CASH FLOW (Btm)

Net income 1,541 2,228 1,407 1,205 1,377
Depreciation and amortization 277 352 579 561 546
Change in w orking capital 16 (460) 4,411 (739) 369
FX, non-cash adjustment & others 1,002 747 (588) (688) (636)
Cash flows from operating activitie: 2,835 2,867 5,809 338 1,656
Capex (Invest)/Divest (2,949) (1,609) (4,500) (1,000) (1,000)
Others (136) 32 0 0 0
Cash flows from investing activities (3,085) (1,577) (4,500) (1,000) (1,000)
Debt financing (repayment) 1,165 (652) 2,982 (2,692) (1,696)
Equity financing 0 0 0 0 0
Dividend payment (587) (480) (426) (482) (551)
Others (136) 32 0 0 0
Cash flows from financing activities (444) (1,378) 2,556 (3,174) (2,247)
Net change in cash (695) (88) 3,866 (3,836) (1,591)
Free cash flow (Btm) (114) 1,258 1,309 (662) 656
FCF per share (Bt) (0.1) 1.2 1.2 (0.6) 0.6
Key assumptions 2013 2014 2015E  2016E  2017E
Land pre-sales (rai) 1,127 371 700 850 901
Land revenue (Btm) 5,343 5,348 3,665 2,720 2,856
Services revenue (Btm) 1,253 1,359 1,421 1,519 1,580
Land sales margin 53.2% 59.0% 49.1% 49.1% 49.1%
Services margin 16.4% 16.3% 22.6% 16.3% 16.3%
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AMATA: Financial Tables - Quarter

QUARTERLY PROFIT & LOSS (Btm) 3Q14 4Q14 1Q15 2Q15  3Q15
Revenue 892 3836 1,186 951 1,709 Btbn

. , s Revenue (Bt,bn) (LHS) %
Cost of sales and services (516) (1,623) (708) (556) (828) Revenue growth (% YoY)
Gross profit 376 2213 478 395 881 s 1%0
SG&A (170) (324) (219) (235) (274) 35 100
EBIT 207 1,889 259 160 607 3.0 50
Interest expense (86) (87) (84) (87) (66) o .
Other income/exp. 66 61 29 68 105 1.5
EBT 186 1,863 204 142 646 1.0 (50)
Corporate tax (59) (120 (25) (15)  (133) 5o (100)
After-tax net profit (loss) 127 1,743 180 127 514 1Q14 3Q14 1Q15 3Q15
Minority interest (68) (85) (93) (74) (51)
Equity earnings from affiliates 79 14 47 49 (6)
Extra items (3) 0 0 342 0 Bt,bn s Accum. Revenue (Bt,bn) %

% of FY Revenue

Net profit (loss) 135 1,673 133 444 457 8.0 120
Reported EPS 0.13 1.57 0.12 0.42 0.43 (758 100
Fully diluted EPS 0.13 1.57 0.12 0.42 0.43 50 68 g
Core net profit 138 1,673 133 102 457 4.0 48 60
Core EPS 0.13 157 0.12 0.10 043 30 5y 36 38 2
EBITDA 273 1,950 288 229 712 fg ! 2
KEY RATIOS 0.0 0
Gross margin (%) 422 57.7 40.3 415 515 Q14 Q14 1Q15 Q15
EBITDA margin (%) 30.6 50.8 24.3 24.0 417
Operating margin (%) 30.6 50.8 243 24.0 417 Btm s Accum. Profit (Btm) %
Net margin (%) 15.1 436 11.2 46.6 26.7 2,500 —— % of FY Profit
Core profit margin (%) 15.4 436 11.2 10.7 26.7 120
BV (Bt) 9.9 114 11.6 11.6 116 2,000 45 100
ROE (%) 6.3 715 5.2 17.4 17.5 1,500 80
ROA (%) 24 29.6 24 76 7.6 1,000 # 60
Current ratio (x) 1.8 2.5 2.5 2.4 2.1 19 19 2 40
Gearing ratio (x) 1.0 07 0.7 0.6 05 500 O 20
Interest coverage (x) 3.2 224 3.4 2.6 10.8 0 0

1Q14 3Q14 1Q15 3Q15
QUARTERLY BALANCE SHEET (Btm)

Cash & Equivalent 1,091 1,021 1,223 2,906 1,761 Gross profit margin
%

Accounts receivable 334 321 428 303 313

Inventory 8,548 8,003 7,710 7,642 7,379 70 FY GPM (%) === Gross margin (%)
PP&E-net 1,285 1,085 1,080 1,093 1,091 60

Other assets 11,817 11,706 11,914 12,420 13,230 50 W
Total assets 23,075 22,137 22,355 24,364 23,774 20

Accounts payable 534 466 399 438 690 30

ST debts & current portion 5,756 3,580 3,664 4,078 3,835 20

Long-term debt 5,141 4,748 4,833 3,297 2,753 10

Other liabilities 1,029 1,127 1,084 4,212 4,154 0 | | ; ; ; ; |
Total liabilities 12,459 9,922 9,979 12,025 11,433 1Q14 3Q14 1Q15 3Q15
Paid-up capital 1,067 1,067 1,067 1,067 1,067 .

Share premium A A A
Retained earnings 7,258 8,710 8,843 8,753 9,210 % FY EBIT margin (%)
Shareholders equity 8,592 10,114 10,207 10,185 10,671 60 EBIT margin (%)

Minority interests 2,024 2,101 2,169 2,154 1,670 50

Total Liab.&Shareholders’ equity 23,075 22,137 22,355 24,364 23,774 40

Key Statistics 3Q14 4Q14 1Q15 2Q15 3Q15 30 ; ; Wé
Land pre-sales (rai) 123 41 212 196 85 20

Land revenue (Btm) 364 3,315 665 423 1,217 10

Services revenue (Btm) 349 341 342 352 365 0 ; ; ; ; ; ; ;
Land sales margin 57.6% 62.8% 41.3% 48.4% 58.6% 1Q14 3Q14 1Q15 3Q15
Services margin 14.4% 5.7% 19.8% 16.6% 22.6%

Company profile

Amata Corporation Public Company Limited (AMATA) develops and manages industrial estates on the Eastern Seaboard of Thailand and in Vietnam. The
company, with its subsidiaries, also provides a range of industrial utilities such as power, water, and natural gas.
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Figure 1: 3Q15 results
FY Ended 31 Dec (Btm) 3Q15 3Q14 YoY% 2Q15 QoQ % 9M15 9M14 YoY %
Income Statement
Revenue 1,709 892 92 951 80 3,846 3,559 8 \3A/Ce)r1e5£?:i pareSTth:S Yoy
Cost of sales and services (828) (516) 61 (556) 49  (2,093) (1,945) 8 f 196 T, d % Q
EBITDA 712 273 161 229 1220 1,174 (1rgr3n 96rai), and Qo
SG&A (274) (170) 62 (235) 17 (728) (695) 5 (123rai)
EBIT 607 207 194 160 278 1,026 919 12
Interest expense (66) (86) (24) (87)  nm (236)  (273)7 (13 Revenue improved 80%
Other income/exp. 105 66 59 68 55 203 174 16 QoQ and 92% YoY as
Extra items 0 (3) nm 342 nm 342 (3) nm land transfers improved,
EBT 646 186 247 142 356 993 821 21 with most being the
Corporate tax (133) (59) 124 (15) 813 (172) (231)  (25) higher-priced Nakorn as
Minority interest (51) (68) nm (74) nm (218) (244) nm well
Net profit (loss) 457 135 238 444 3 1,033 556 86
Reported EPS 0.43 013 238 0.42 3 0.97 052 86 Gross margin improved
Core net profit 457 138 232 102 349 692 558 24 further to 51.5%from
. more Nakorn land
Key ratios transfers
Gross margin (%) 51.5 422 415 456 454
EBITDA margin (%) 417 30.6 24.0 31.9 33.0 o )
EBIT margin (%) 355 232 16.9 267 258 Equity income is at a
SG&A / Revenue (%) 16.0 19.0 24.7 18.9 195 loss of Btém due to
Tax rate (%) 205 31.8 10.3 17.3 28.1 unrealized FX loss from
Net margin (%) 26.7 15.1 46.6 26.9 15.6 its power plant
Current ratio (x) 2.1 1.8 24 2.1 18 investments
Gearing ratio (x) 0.5 1.0 0.6 0.5 1.0
Net profit came in at
Balance Sheet Bt444m for 2Q15, while
Cash & Equivalent 1,761 1,091 61 2,906 (39) core net proﬂt (exc|uding
Total assets 23,774 23,075 3 24,364 ) REIT gain) was Bt102m
ST debts & current portion 3,835 5,756  (33) 4,078 (6)
Long-term debt 2,753 5141  (46) 3,297  (17)
Total liabilities 11,433 12,459 (8) 12,025 (5)
Retained earnings 9,210 7,258 27 8,753 5
Shareholders equity 10,671 8,592 24 10,185 5
Minority interests 1,670 2,024 (17) 2,154 (22)
BV (Bt) 11.6 9.9 16 11.6 0
Sources: Company data, Bualuang Research
Figure 2: AMATA'’s historical land presales, land transfers and backlog
Rai = Presales (LHS) Transfers (LHS) Backlog (RHS) Btm
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Sector Comparisons

Bloomberg Price Market Cap

(uss

Code (local curr.) equivalent)

Amata Corporation AMATA TB THB14.20 422
Hemaraj Land and Developmer HEMRAJ TB THB4.34 1,172
Ticon Industrial Connection TICON TB THB11.60 355
Thai Factory Development TFD TB THB2.90 104
Wha Corporation WHA TB THB3.28 1,199

Simple average

PER (x)

2015E  2016E
10.8 126
16.1 4.8
19.9 11.9
9.3 6.7
21.8 7.7
15.6 8.7

EPS Growth (%)
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-36.9
-11.7
-15.9
n.m.
48.3
-4.0

2016E

-14.4
237.2
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ROE (%)

Div Yield (%)
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Bualuang Securities Public Company Limited DISCLAIMER

BUALUANG SECURITIES PUBLIC COMPANY LIMITED (BLS) is a subsidiary of BANGKOK BANK PUBLIC COMPANY LIMITED (BBL). This document
is produced based upon sources believed to be reliable but their accuracy, completeness or correctness is not guaranteed. The statements or
expressions of opinion herein were arrived at after due and careful consideration to use as information for investment. Expressions of opinion contained
herein are subject to change without notice. This document is not, and should not be construed as, an offer or the solicitation of an offer to buy or sell
any securities. The use of any information shall be at the sole discretion and risk of the user.

BUALUANG SECURITIES PUBLIC COMPANY LIMITED MAY BE IN RELATIONSHIP WITH THE SECURITIES IN THIS REPORT. “Opinions,
projections and other information contained in this report are based upon sources believed to be accurate including the draft prospectus, but no
responsibility is accepted for any loss occasioned by reliance placed upon the contents hereof. Bualuang Securities Public Company Limited may from
time to time perform investment, advisory or other services for companies mentioned in this report, as well as dealing (as principal or otherwise) in, or
otherwise being interested in, any securities mentioned herein, This report does not constitute a solicitation to buy or sell any securities”. Investors
should carefully read details in the prospectus before making investment decision.

BUALUANG SECURITIES PUBLIC COMPANY LIMITED MAY ACT AS MARKET MAKER AND ISSUER OF DWs, AND ISSUER OF STRUCTURED
NOTES ON THESE SECURITIES. The company may prepare the research reports on those underlying securities. Investors should carefully read the
details of the derivative warrants and structured notes in the prospectus before making investment decisions.

BUALUANG SECURITIES PUBLIC COMPANY LIMITED IS OR MAY BE AN UNDERWRITER/CO-UNDERWRITER/JOINT LEAD IN RESPECT OF
THE INITIAL PUBLIC OFFERING (“IPO”) OF SECURITIES.

Lead underwriter/
Financial Advisor Underwriter/
Co-underwriter

SPRC SPRC

Score Range Score Range Description

90 - 100 LALLALAL Excellent
80 - 89 AALAA Very Good
70 - 79 AAA Good

60 — 69 AA Satisfactory
50 - 59 A Pass
Below 50 No logo given N/A

CORPORATE GOVERNANCE REPORT DISCLAIMER

This research report was prepared by Bualuang Securities Public Company Limited and refers to research prepared by Morgan Stanley. Morgan Stanley
does not warrant or guarantee the accuracy or completeness of its research reports. Morgan Stanley reserves copyright and other proprietary rights in
the material reproduced in this report. Morgan Stanley is under no obligation to inform Bualuang Securities or you if the views or information referred to
or reproduced in this research report change.

Corporate Governance Report disclaimer

The disclosure of the survey result of the Thai Institute of Directors Association (“lOD”) 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 result may be
changed after that date. Bualuang Securities Public Company Limited does not conform nor certify the accuracy of such survey result.

"Disclaimer: The disclosure of the Anti-Corruption Progress Indicators of a listed company on the Stock Exchange of Thailand, which is assessed by the
relevant institution as disclosed by the Office of the Securities and Exchange Commission, is made in order to comply with the policy and sustainable
development plan for the listed companies. The relevant institution 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 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, []
Securities Company Limited does not confirm, verify, or certify the accuracy and completeness of the assessment result."
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BUALUANG RESEARCH — RECOMMENDATION FRAMEWORK

STOCK RECOMMENDATIONS SECTOR RECOMMENDATIONS

BUY: Expected positive total returns of 15% or more over the next 12 OVERWEIGHT: The industry, as defined by the analyst's coverage universe, is
months. expected to outperform the relevant primary market index over the next 12 months.
HOLD: Expected total returns of between -15% and +15% over the next 12 NEUTRAL: The industry, as defined by the analyst's coverage universe, is
months. expected to perform in line with the relevant primary market index over the next 12
SELL: Expected negative total returns of 15% or more over the next 12 months.

months. UNDERWEIGHT: The industry, as defined by the analyst's coverage universe, is
TRADING BUY: Expected positive total returns of 15% or more over the next expected to underperform the relevant primary market index over the next 12

3 months. months.
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