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TRUE Corporation 20.56%
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COMPANY NOTE DIF NUTTAPOP PRASITSUKSANT

Ex 1: Key Assumption Changes

2023F 2024F 2025F 2026F
Total revenue (Bt bn)
- New 14.4 14.4 14.4 14.4
-Old 14.5 14.6 14.6 14.7
- Change (%) (0.6) (1.0) (1.4) (1.8)
Average cost of debt (%)
- New 5.6 6.0 6.0 5.8
-Old 41 4.4 4.4 4.5
- Change (ppt) 1.5 1.5 1.6 1.3
Dividend payments (Bt/unit)
- New 0.96 0.96 0.97 0.99
-Old 1.04 1.04 1.04 1.04
- Change (%) (7.4) (7.5) (7.0) (5.0)
Source: Thanachart estimates
Ex 2: DIF’s Fixed-Price And Fixed-Volume Asset Rental Contracts Until 2033F
Contracts 1 2 3 4 ‘ 5 6 7 8 ) ‘
Asset
- Telecom towers (units) 4,847 1,485 6,000 — 3,727 — — — —
- FOC ('000 core-km) — 680 — 431 422 455 78 303 700
Extension clause No No No No Yes Yes Yes Yes Yes
% total revenue (2023F) 8.4 13.3 11.4 11.4 16.3 9.4 2.4 9.4 18.1
33% 67%
Sources: Company data, Thanachart estimates
Ex 3: DIF’s Stable Revenue Stream Over Contract Lives Ex 4: TRUE’s FBB Business Remains Healthy
(Bt bn) No extension clause contracts (Bt bn) mmm— Revenue (LHS) (%)
16 1 = Contracts with extension clause 35 - — — - Extension threshold (LHS) - 40
Market share (RHS)
14 A 30
- 38
12
.
10 A
20 - - 36
8 4
6 - 15 4 L 34
4 - 10 A
2 A 5 | - 32
0 -
[T T T TR T T TE T T TR T TR TR TR TR TR TR TR TR TR TR 0 A - 30
QRICEIIRNB ARSI AR RRITYE 2017 2018 2019 2020 2021 2022 2H22-
[eNeoNoNeoNoNoloNoNoNoNoNoNolNoNoNoNoNoNoNoNe]
NANANANNANANNNNNNNNNANANANANAA 1H23
Source: Thanachart estimates Sources: TRUE, Bloomberg, National Broadcasting and Telecommunication

Commission (NBTC)
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COMPANY NOTE DIF NUTTAPOP PRASITSUKSANT
Ex 5: DIF’s Average Cost Of Debt Ex 6: Thai Policy Rate Has Surged Over Past 12 Months
(%) (%)
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Sources: Company data, Thanachart estimates

Source: Bank of Thailand, Thanachart estimates

Ex 7: 12-month DDM-based Valuation Using A Base Year Of 2024F

Dividend of common stock

Dividend from capital reduction

Dividend payment

Cost of equity (%)
Terminal growth (%)

PV of dividend

Equity value (m)

No. of units (m)

Equity value / unit (Bt)

+ asset value after contracts

expire in 2043

Grand total

7.0
0.0

109,627
10,632
10.3

0.7

11.0

10,237

10,237

9,626

10,274 10,458
10,274 10,458
9,084 8,573

‘ 2024F‘ 2025F‘ 2026F

2030F‘ 2031F‘

2032F

10,557 10,614 10,877 10,996 11,075 11,134
10,557 10,614 10,877 10,996 11,075 11,134
8,099 7,620 7,308 6,914 6,518 5,879

2033F

11,212

11,212

5,515

2034-43F

34,567

Sources: Company data, Thanachart estimates
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COMPANY NOTE DIF NUTTAPOP PRASITSUKSANT

Valuation Comparison

Ex 8: Valuation Comparison With Regional Peers
EPU growth —— PE — — PINAV — EV/EBITDA Div yield
Name BBG Code Country 23F 24F 23F 24F 23F 24F 23F 24F 23F 24F
(%) (%) (x) (x) (x) (x) (x) (x) (%) (%)

Link REIT/The 823 HK Hong Kong  (60.1)  (8.1) 13.2 14.4 0.5 0.5 16.8 15.0 7.4 71
Yuexiu Real Estate 405 HK Hong Kong 53.9 6.4 12.3 11.6 0.3 0.3 14.8 14.2 8.7 9.1
Fortune Real Estate 778 HK Hong Kong (208.3) (26.2) 10.5 14.3 0.4 0.4 19.6 19.3 7.8 7.4
CapitaLand Mall Trust CT SP Singapore na (0.9) na na na na na na na na
Frasers Centrepoint Trust FCT SP Singapore (6.4) 0.9 19.6 19.4 0.9 0.9 24.4 24.2 5.4 5.4
Mapletree Commercial MCT SP Singapore na (8.2) na na na na na na na na
Suntec Real Estate SUN SP Singapore (44.9) 8.3 20.3 18.8 0.6 0.6 29.1 28.0 5.9 5.9
Starhill Global REIT SGREIT SP  Singapore (1.4) 0.0 12.4 124 0.6 0.7 15.7 15.9 8.2 8.0
CapitaLand Commercial CCTSP Singapore (12.6) na na na na na na na na na
Keppel REIT KREIT SP Singapore (59.6) 23 201 19.7 0.7 0.7 37.7 35.0 6.7 6.7
CapitaLand Retail China CRCT SP Singapore na 7.8 na na na na 14.3 13.5 na na
Ascendas Real Estate AREIT SP Singapore na (0.7) na na na na na na na na
Mapletree Industrial Trust MINT SP Singapore 29.4 (0.7) 171 17.2 1.2 1.2 20.6 19.1 6.0 5.8
Mapletree Logistics Trust MLT SP Singapore (29.6) (1.3) 21.4 21.6 1.1 1.1 25.7 24.7 5.3 5.1
Ascott Residence Trust ART SP Singapore na 14.6 na na na na na na na na
CDL Hospitality Trusts CDREIT SP Singapore (70.2) 5.8 20.4 19.3 0.7 0.7 20.2 17.5 6.0 6.7
Axis Real Estate AXRB MK Malaysia (23.4) 13.5 20.3 17.9 1.2 1.2 20.7 18.9 4.8 5.5
Sunway Real Estate SREIT MK Malaysia 1.7 9.1 14.8 13.6 1.1 1.1 17.6 16.5 6.5 7.1
KLCCP Stapled Group KLCCSS MK  Malaysia 167.6 2.4 16.4 16.0 0.9 1.1 22.2 21.9 5.6 5.8
IGB Real Estate IGBREIT MK  Malaysia (9.5) 4.0 16.6 16.0 1.5 1.5 17.3 16.7 6.1 6.4
Pavilion Real Estate PREIT MK Malaysia (37.8) 6.2 14.9 141 0.9 0.9 18.1 15.9 6.5 6.9
BTS Rail Mass Transit ** BTSGIF TB Thailand 33.1 16.6 4.4 3.8 0.5 0.6 4.4 3.8 22.7 26.5
CPN Retail Growth * CPNREIT TB  Thailand 10.7 (9.0) 7.6 8.3 0.9 1.0 11.9 13.2 10.4 9.5
Digital Telecom. Infra. Fund * DIF TB Thailand (2.4) (0.0) 8.3 8.3 0.6 0.6 8.6 8.5 10.3 10.2
Average (13.7) 1.9 15.0 14.8 0.8 0.8 18.9 18.0 7.8 8.1

Source: Bloomberg

Note: * Thanachart estimates, using Thanachart normalized EPS,
** Fiscal year ends in March, and we use one-year forward numbers for 24-25F.

Based on 18 Sep 2023 closing prices
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APPENDIX DIF NUTTAPOP PRASITSUKSANT
FUND DETAILS COMPANY RATING
FauTun - nasnunNlasaivRugIwlnIauway A3na Rating Scale
Fogananning . DIF TB
WNTaOIBLIN ;27 TWINAN 2013 'O”Stliggi Excellent 5
~ a Il & ' 5
nuaanzidon : 58 WIAL.(58,000 HIIL@WI3 10 LIN/AIIE
o ( L @ ) Analyst Business Good 4
tlzian - nesnunulasiaieiugu dszinnnasmula REC. Outlook
funswdnaomm S lnsavinaw uazamoiaidalowiariues Fair 3
1A o
amnmiysams - lifitwueang ) ‘ ce Manage  Weak 2
slauimal VN3, U3 N3 Aeidalstu (TRUE TB) rating* ‘ ment
HaamInasnu - U3unmannswgaanisnaanu lnawndiad $ana — Very Weak 1
wlpwnoSuduns  : lddasninsasas 90 vaei lsgnindsudse Financials _ Operating None 0
Twnneduluns  elesune
Padnaiudnadna Ll 49% sainihamuninue
Source: SET Source: Thanachart; * No CG Rating
THANACHART’S SWOT ANALYSIS
S — Strength W — Weakness
o X a o a ' o o ' o ) B A . &
» dunasnulasiaiefiug iy sialniauwanwalngjues »  nelennsgguslasumsdsenwlusisssaznamiarinnm
szine (audafl 2033 warvnaguaInsavene tauied 2043) mein
A 2 o o a o '
A e X . o . . Waidwsasenndmsu DIF Aasmisidnelnd
AU IR TR aEIUERUAAN TRUE NMERAY g
MINUUTHN
O — Opportunity T — Threat
» masnoeiens 56 hinanudaimIgunssilniaume s aRERLURIAUNYRINLUAZ NN AN 9
wazlasaa o e e
“ = myaiumdlag
* DIF  swisndeniwdduiduidunan  TRUE  (wiagliuine
Insauwiaumoau) iariuneldniavnnoagaygn
CONSENSUS COMPARISON RISKS TO OUR INVESTMENT CASE
Consensus Thanachart Diff o ¥ 4 g P
" nadsduiannniiana uarzezinanfisganaanidoiilanaglu
Target price (Bt) 14.03 11.00 -22% szaugawnuniea luanuassdwauiaaydannua
Net profit 23F (Bt m) 11,290 12,039 7% N33uUwNaTad DIF Lm:@iamiﬂinﬁugammﬁ% DDM 28431
Net profit 24F (Bt m) 11,314 12,036 6% " ynn TRUE limansndrszansn nIadmssnidnayaisladn
o = a Ao o ' '
Consensus REC BUY: 5 HOLD:1 SELL: 0 dumgualafonu anduanuissiddnyse DIF uazdinada

mwmmmluﬁiwLﬁuﬂwuwalﬁﬁ'upjﬁaﬁmuamu
HOW ARE WE DIFFERENT FROM THE STREET?

o : A
" dszmnmumainlad 2023-24F veungeniizesnaa 7/6% $9819
dwnwnznldauudguduiieioginiuesiene

" wanaudmangresndii 22% ianfesanin s diziui
aldfimsvensayaitiuas DIF sanluBnnasd 2043F

Sources: Bloomberg consensus, Thanachart estimates Source: Thanachart
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FINANCIAL SUMMARY

DIF NUTTAPOP PRASITSUKSANT

Revenue stream looks
highly secured into 2033F

Asset rental contracts
make up the majority of
DIF’s value

INCOME STATEMENT

FY ending Dec (Bt m) 2021A 2022A 2023F 2024F 2025F

Revenue 14,726 14,404 14,426 14,427 14,429

Selling & administration expenses 309 306 303 305 307
Operating profit 14,417 14,098 14,123 14,122 14,122

% operating margin 97.9% 97.9% 97.9% 97.9% 97.9%

Depreciation & amortization 0 0 0 0 0
EBITDA 14,417 14,098 14,123 14,122 14,122

% EBITDA margin 97.9% 97.9% 97.9% 97.9% 97.9%

Non-operating income 16 21 21 20 20

Non-operating expenses (43) (47) (52) (52) (53)

Interest expense (1,719) (1,734) (2,051) (2,051) (1,957)
Pre-tax profit 12,671 12,338 12,042 12,039 12,133

Income tax 1 3 3 3 3
After-tax profit 12,669 12,335 12,039 12,036 12,130

% net margin 86.0% 85.6% 83.5% 83.4% 84.1%

Shares in affiliates' Earnings 0 0 0 0 0

Minority interests 0 0 0 0 0

Extraordinary items 219 (4,873) 0 0 0

NET INVESTMENT INCOME 12,888 7,462 12,039 12,036 12,130

Normalized Net Invest. Income 12,669 12,335 12,039 12,036 12,130

EPS (Bt) 1.2 0.7 1.1 1.1 1.1

Normalized EPS (Bt) 1.2 1.2 1.1 1.1 1.1

BALANCE SHEET

FY ending Dec (Bt m)

ASSETS:

Current assets: 7,959 8,265 7,597 7,598 7,598
Cash & cash equivalent 4,397 4,409 4,000 4,000 4,000
Account receivables 3,499 3,815 3,557 3,657 3,558
Inventories 0 0 0 0 0
Others 63 40 40 40 40

Investments & loans 215,927 209,238 209,238 209,238 209,238

Net fixed assets 0 0 0 0 0

Other assets 0 0 0 0 0

Total assets 223,886 217,502 216,835 216,836 216,836

LIABILITIES:

Current liabilities: 8,245 6,466 6,331 6,352 6,372
Account payables 663 663 621 621 621
Bank overdraft & ST loans 0 0 0 0 0
Current LT debt 0 0 0 0 0
Others current liabilities 7,583 5,803 5,711 5,731 5,751

Total LT debt 27,267 27,004 25,573 24,454 23,278

Others LT liabilities 0 0 0 0 0

Total liabilities 47,670 44,891 42,626 40,827 38,972

Minority interest 0 0 0 0 0

Preferreds shares 0 0 0 0 0

Paid-up capital 106,317 106,317 106,317 106,317 106,317

Share premium 20,800 20,800 20,800 20,800 20,800

Warrants 0 0 0 0 0

Surplus 0 0 0 0 0

Retained earnings 49,100 45,495 47,093 48,892 50,748

Net Assets 176,216 172,611 174,209 176,009 177,864

Sources: Company data, Thanachart estimates
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FINANCIAL SUMMARY

DIF NUTTAPOP PRASITSUKSANT

Dividend payments still
look generous after our
cuts

We see DIF’s dividend
yields as highly attractive

CASH FLOW STATEMENT

FY ending Dec (Bt m) 2021A 2022A 2023F 2024F 2025F
Earnings before tax 12,671 12,338 12,042 12,039 12,133
Tax paid 61 44 3 (3) (3)
Depreciation & amortization 0 0 0 0 0
Chg In w orking capital (407) (316) 216 (0) (0)
Chg In other CA & CL / minorities 43 (1,827) (99) 20 20
Cash flow from operations 12,368 10,239 12,162 12,056 12,150
Capex 0 0 0 0 0
ST loans & investments 44 23 0 0 0
LT loans & investments (176) 6,689 0 0 0
Adj for asset revaluation 0 0 0 0 0
Chg In other assets & liabilities (456) (5,608) (700) (700) (700)
Cash flow from investments (588) 1,104 (700) (700) (700)
Debt financing (319) (263) (1,431) (1,119) (1,176)
Capital increase 0 0 0 0 0
Dividends paid (11,099) (11,067) (10,441) (10,237) (10,274)
Warrants & other surplus 0 0 0 0 0
Cash flow from financing (11,418) (11,331) (11,872) (11,356) (11,450)
Free cash flow 12,368 10,239 12,162 12,056 12,150
VALUATION

FY ending Dec 2021A 2022A 2023F 2024F 2025F
Normalized PE (x) 7.9 8.1 8.3 8.3 8.2
Normalized PE - at target price (x) 9.2 9.5 9.7 9.7 9.6
PE (x) 7.8 13.4 8.3 8.3 8.2
PE - at target price (x) 9.1 15.7 9.7 9.7 9.6
EV/EBITDA (x) 8.5 8.7 8.6 8.5 8.4
EV/EBITDA - at target price (x) 9.7 9.9 9.8 9.7 9.6
P/NAV (x) 0.6 0.6 0.6 0.6 0.6
P/NAV - at target price (x) 0.7 0.7 0.7 0.7 0.7
P/CFO (x) 8.1 9.8 8.2 8.3 8.2
Price/sales (x) 6.8 6.9 6.9 6.9 6.9
Effective dividend yield (%) 111 11.0 10.3 10.2 10.3
Capital reduction yield (%) 0.0 0.0 0.0 0.0 0.0
Cash dividend yield (%) 111 11.0 10.3 10.2 10.3
FCF Yield (%) 12.4 10.2 12.2 121 12.2
(Bt)

Normalized EPS 1.2 1.2 1.1 1.1 1.1
EPS 1.2 0.7 1.1 1.1 1.1
Effective dividend * 1.0 1.0 1.0 1.0 1.0
Capital reduction dividend - - - - -
Cash dividend ** 1.0 1.0 1.0 1.0 1.0
NAV /unit 16.6 16.2 16.4 16.6 16.7
CFO/unit 1.2 1.0 1.1 1.1 1.1
FCF/unit 1.2 1.0 1.1 1.1 1.1

Sources: Company data, Thanachart estimates
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FINANCIAL SUMMARY DIF NUTTAPOP PRASITSUKSANT

FINANCIAL RATIOS

FY ending Dec 2021A 2022A 2023F 2024F 2025F
Growth Rate

Sales (%) 0.3 (2.2) 0.1 0.0 0.0
Net profit (%) (4.0) (42.1) 61.3 (0.0) 0.8
EPS (%) (4.0) (42.1) 61.3 (0.0) 0.8
Normalized profit (%) 2.1 (2.6) (2.4) (0.0) 0.8
Normalized EPS (%) 2.1 (2.6) (2.4) (0.0) 0.8
Dividend payout ratio (% )*** 86.1 147.2 85.2 85.0 84.8

Operating performance

Gross margin (%) 100.0 100.0 100.0 100.0 100.0
Operating margin (%) 97.9 97.9 97.9 97.9 97.9
EBITDA margin (%) 97.9 97.9 97.9 97.9 97.9
Net margin (%) 86.0 85.6 83.5 83.4 84.1
D/E (incl. minor) (x) 0.2 0.2 0.1 0.1 0.1
Net D/E (incl. minor) (x) 0.1 0.1 0.1 0.1 0.1
Interest coverage - EBIT (x) 8.4 8.1 6.9 6.9 7.2
Interest coverage - EBITDA (x) 8.4 8.1 6.9 6.9 7.2
ROA - using norm profit (%) 5.7 5.6 5.5 5.6 5.6
ROE - using norm profit (%) 7.2 71 6.9 6.9 6.9
DuPont
ROE - using after tax profit (%) 7.2 71 6.9 6.9 6.9
- asset turnover (x) 0.1 0.1 0.1 0.1 0.1
- operating margin (%) 97.7 97.7 97.7 97.7 97.6
- leverage (x) 1.3 1.3 1.3 1.2 1.2
- interest burden (%) 88.1 87.7 85.4 85.4 86.1
- tax burden (%) 100.0 100.0 100.0 100.0 100.0
Cost of equity (%) 6.3 6.3 6.3 6.3 6.3
ROIC (%) 7.3 71 7.2 7.2 7.2
NOPAT (Bt m) 14,416 14,094 14,119 14,119 14,118

Sources: Company data, Thanachart estimates
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This report is prepared and issued by Thanachart Securities Public Company Limited (TNS) as a resource only for clients of TNS, Thanachart Capital
Public Company Limited (TCAP) and its group companies. Copyright © Thanachart Securities Public Company Limited. All rights reserved. The report
may not be reproduced in whole or in part or delivered to other persons without our written consent. Investors should use this report as one of many tools
in making their investment decisions since Thanachart Securities may seek to do other business with the companies mentioned in the report. Thus,
investors need to be aware that there could be potential conflicts of interest that could affect the report's neutrality.

Recommendation Structure:

Recommendations are based on absolute upside or downside, which is the difference between the target price and the current market price. If the upside
is 10% or more, the recommendation is BUY. If the downside is 10% or more, the recommendation is SELL. For stocks where the upside or downside is
less than 10%, the recommendation is HOLD. Unless otherwise specified, these recommendations are set with a 12-month horizon. Thus, it is possible
that future price volatility may cause a temporary mismatch between upside/downside for a stock based on the market price and the formal
recommendation.

For sectors, an “Overweight” sector weighting is used when we have BUYs on majority of the stocks under our coverage by market cap. “Underweight” is
used when we have SELLs on majority of the stocks we cover by market cap. “Neutral” is used when there are relatively equal weightings of BUYs and
SELLs.
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