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EXECUTIVE SUMMARY

In Ang Sila township, a seaside-fishing village in Chon Buri, Thailand, 13-3-
17 rai of land was reclaimed and fenced in 2003. It is located on Ang Sila Road, a six
lane thoroughfare crowded with local drivers and travelers to and from Bangkok, just
over 100 kilometers away. Surrounding the land are commercial buildings and homes
of many village families. Close to And Sila are such attractions as Amphoe Meuang,
Chon Buri, Bang Saen Beach, a well-known holiday resort and Burapha University.
Plans to develop a retail mall on this site may be hampered by yellow zoning for
residences. This means the area of development cannot exceed 10% of the total
commercial area in Ang Sila. Local authorities have authorized development of a
retail mall. Floor area ratio (FAR) and open space ration (OSR) have not been
defined. Building plans were made according to construction laws, finance, retail mall
quidelines, questionnaires and in-depth interview with customers and tenants.
Results were that the entrepreneur would be advised to open and outdoor market
on the site for three years to gather community reactions and become known in the
area. If feedback is positive, the Red Brick Street retail mall may be built in traditional
style. The mall will have three buildings with a total area of 15,000 square meters.
Total rental area in the buildings and outdoor market will be 10,828 square meters.
There will be parking space for 193 cars and 189 motorcycles. Development cost will

be about 412 million baht. The construction will take about one year to complete.



(4)
Financial analysis indicates that the net present value (NPV) would be 33,959,022

baht and internal rate of return (IRR) is 16.07%

Keywords: Retail mall, Cultural attraction, Chonburi, Constructing commercial space

in Thailand.
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2.1 Uszinnuasgudnisan
ndaya Urban Land Institute-ULI (1997, pp.8) lanuadssinngudnisa
FeUszinnvesaudnsAdvainnansyssian wivszianiideuviig shauaziandnwiliun
Neighborhood center Community center Regional center Wag Super regional center
dnsurusn1AguTY Community center fs1eaziBafsiiufionans fufign Suaungy
Uszrng lufeil 8-13 Alawms wazanunsadusaidumangudnsidnlalaiiu 20 wnit Fasle
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Types of Center General Range (m.) Type Gross Leasable Area (m.) Leading Tenants Population Support Required |Radius (km)| Driving Time (Minute)

Neighborhood center 3,000-10,000 5,000 Supermarket 3,000-40,000 4-5 5-10

Junior department store

~ large variety

Community center 10,000-30,000 15,000 N 40,000-150,000 813 10-20

discount store

1full line department store
Regional center 30,000-90,000 40,000 1 or more full line department store 150,000 or mare 20.72 20

Super regional center 50,000-150,000 or more 80,000 3 or more full line department store 300,000 or more 31 30
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daidunisuusdnuazvesguinisiudasUszinnnisdoya  Urban  Land

Institute-ULI (1997, pp.53) iszufianguimuidsiasduligmannieluaudnisn ladadl
MITNN 2.2 UARENYUEYRIAUENITAUAAZUTEAY
Convenience Neighborhood Community Reglona.:I/ Super
Regional
Minimart Supermarket Junior Department Full-line department
Store store
Restaurant Drugstore Discount department Fashion department
store store
Di
Beauty Parior countdepurtment Supermarket Megaplex
store
Dry cleaners Restaurant Off-price superstores Entertainment center
Fast food service Furniture Store Variety Store Food court
Medical a.nd dental Hardware Store Family Wear Store Large-format specialty
office store
Automotive Store Furniture Store Large—for;rtr:)ar:eoff—prlce

Liquor/wine store
Videotape rental store
Bank

Sporting goods store
Drugstore
Office supply store
Cinema

aglsnmuantayailunisuansiszaniudimuiganveiwiazyssian

AUENIIAIEY FewenanUseanitudvesiazUssinnguduas Urban Land Institute-

ULI (1997, pp.168-169) lalanstoyavasdiuyseauveditn (Tenant Mix) fail
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Clothing and Shoes Home Home Food
Accessories Furnishings Appliances/Music
Women'’s . . . Meat, Poultry and
Family Sh Furnit Appl ’
Specialty amily Shoes urniture ppliances Fish
W ?
omen's Women’s Shoes Lamps Audio/Video Specialty Food
Ready-to-wear
Bridal Shop Men’s Shoes Floor Coverings Sewing Machines Delicatessen
Maternity Children’s Shoes RGP nd Record/Tape Bakery
Drapes
4 - hi Musical
Hosiery Athletic Footwear iiihg and N4 Candy and Nuts
Glassware Instruments
Hat Sho Both Gourmet Cookware Dairy Products
P Shop/Linens Y
. Building Home Health
hil 'sW f
ildgegapvges Materials/Garden Accessories Computer/Software Food/Supplement
, Paint and .
Men’s Wear Cutlery Store Electronics, General Supermarket
Wallpaper
Family Wear Hardware Kitchen Store Warehouse
Home Container Convenience
Fur Store
Improvements Store Market
ial
Jeans Shop Specialty Closet Store Gourmet Grocery
Hardware
Leather Shop

Uniform Shop

Special Apparel-
Unisex

Costume
Jewelry
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P | Entertai t/C . . . .
ersc.)na nter alnmfen = Financial Offices Food Service
Services nity
Women's Hair Post Office Bank Optometri Restaur?nt without
Salon st Liquor
Men's Barber Music Studio and Dance Savings gc?! Restal.Jrant with
and Loan | and Dental Liquor
i
Shoe Repair Bowling Alley C(;?:;::y Legal Cafeteria
Dry Cleaner Daycare and Nursery Brokerage | Accounting Cocktail Lounge
Employme Doughnut/Muffin
L L |
aundry ottery nsurance | e S Shop
Photographer Health Club Regt Seler)iR Ice Cream Parlor
Estate nt
Formal Automoti
Wear/Rental Martial Arts ve TeI.Ier Veterinary Yogurt Shop
Machine
| i h
D;;srr:;(r)r Armed Forces Recruiting C?f:‘iceers Pretzel Shop
Travel Agent Learning Center/College Cookie Shop
Key Shop House of Worship Sandwich Shop
Unisex Hair Cinema Hot Dogs/Corn Dogs
Film Processing Video Arcade Hamburgers
Photocc?py/Fast Children's Play Gym Barbecue
Print
Rental Shop Gaming/Wagering Parlor Seafood/.Flsh and
Chips
Video Tape Performance Club Potatoe§/French
Rentals Fries
Other Specialty
Tailor Entertainment Pizza/Salad
Attraction
Weight Loss Chicken
Center
Mailing/Packagi Coffee/Tea/Juice/Dri
ng nks
Nail Salon Popcorn
Tanning Salon Steak

Picture Framing

Tattoo Parlor

Day Spa

Massage

Asian Fast Food

European Fast Food

Other Fast
Food/Carryout
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A i H ial
utomotiv CHpErEER Gifts/Specialty Jewelry Other Retail
e Interest
. Sporting
Automotive Goods, Imports Jewelry Fabric Shop
(TB&A)
General
Service Hobby/Special
Station . - Luggage and Leather Tobacco
Automobile . A
Art Gallery Cards and Gifts Liquor Pet Shop
Showroom
. . Flowers/Plant
le Sh L w
Cameras Candle Shop iquor/Wine Store
Telephone
T Book
oys 00Ks Store/Telecom
Eyegl ici
Bike Shop Decorative Accessories Drugs yee assis/Optlua
D Ph ics/B
Arts and Crafts Stationery rugstore/Pharmac Cosmetlcs/. eauty
y Supplies

Newspapers/Magazine

Coin shop . Office Supplies
Outfitters Movie Studio Store Clocks/Watches
Game Store Christmas Store Sunglasses
Science/Natur
e Store Party Store
Religious Store Baby Store
Collectibles Aromatherapy Store
Medical/Healt
h and
Wellness Calendar Store
Equipment
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2.3 Building Configuration
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Al 2.1 WAAIFUNTI91ANT Linear L-shaped U-shaped
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ﬂmsJLﬁué’ﬂwmzmﬁmwaﬂ@uémﬁé’mmm Regional Center way Community Center
d1m3u Cluster/Racetrack/Town ~ Center  N153ANAUELYIIENUUIAENIUFAY WBNIIN
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Mall Cluster/Racetrack/Town Center

AN 2.2 wansgunIsorAsUTzian Mall wag Cluster/Racetrack/Town Center

2.4 Mall Image

JunsfnwAetiu Shopping mall management #1u Mall Image Tngdneds
970 Jean-Charled, M.Joseph and Stephan (2010) lal#fiensn Mall Image iWLﬁuéﬂﬁﬂdu
anéndunldusnslugudnisimsmseminuassuslaaa 2 Jadede Functional attributes @
Tufitnanefa nandalndué anufifeiud dunisereasousarannielugudiising

sensAulduInIslundaznvesrudnIsALarn1sIREuR Lagdnuilaladefioninu

Psychological attributes &wisingfis ussenalugudnisAuazngunanldusnmsmeiues

Y

'
=

! [ ! ! Ve 19 ! = L dy 1% Yo
Tbunguaudssianla lnengudfnulassyimmnanansaussauais 2 Yadedle wanlasy
snuladeves Mall attitude fo VimuaRnAderued Mall Patronage Aonsassnsnaniise
4 . . = 4{' ! 1 Y v % .'.:"
Aug wag Word-of-mouth Communication ABnN15dea15UBNABYBINGUGNAIMIETULEY B
3 Yajuilaznelminns Revisit wsenisnauinldusnislmivesndugnan den1siasussana

Ulhuiuegiu 5 Jadefe

Mall Image Dimensions

0oy

Mall Image

Cross-Category
Assortment

Word-of-mouth
“ommunicatiol

i

A 2.3 wanstadeidauduiusse Mall Image
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Access mwﬁw‘maﬁ&y’wamuéﬂﬁﬁﬂ IPYTNLAZIZILIANUNITAUNT

Store  Atmosphere  m3nefisusserne amgunIsnmaielugudnisii
ansanelfAnaufmels waznszduliingugnéldnareglugudnisduniunions
AeliAnAuassnAnGneaudl

Price/ Promotion minefatissaauduazuinisfingugnaeesiuls a aan
thug Snareiiusladuiifiowsle wasmanzen

Cross-Category Assortment nunaden1siifianiunainvianeesdiud way
UIN3

Within Category Assortment #aneden1sidussnnaumiifiuusus vuin was
gULLUU‘ﬁmmzau waziienalanuANABINITVRIaNAT Fathanunsofnuildazdmanose

U a ¢ U A4 A « ~ ) Y a &  a =
ﬂqiﬂﬂﬂﬁa@uﬁl uu@@L@J@ﬂJﬂ’J’]@JWQW@IQ@J’]ﬂ I@ﬂ’]E‘ﬂUﬂq3ﬂaUl|'ﬂfUU'§ﬂ']iﬂ"i]38\ﬁJ']ﬂsUu

2.5 Key success U99fUEN15A
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GzJENQ’Uizﬂaumﬂﬁﬁﬁumimqmﬂéfmqﬁ’umméfmmimm@ﬂﬁwmﬂ‘ﬁﬁj@ (Youn-Kyung,
Laura, Ann and Kelly, 2005) "Lé’iqu,ﬂmmasuaamiﬁﬂmLﬁamﬂa%’aﬁﬁﬂﬂﬁmmﬁwL%%@N
nsugudnIsAwuvidulsranvesdiin tnglaviinisaudnudadeinesiuudaiu 2
naudmng Aendudiiuaznaudunliusnisaudnism wazawly 2 Snvaghs auay
ﬁmLﬁuiumﬂ%’u%miquémiﬁﬂLﬁmﬁﬁagj wavauaudfyvetiazdadefiinansenude

3 1%

AUYNIIA

Y

[

o 9 o a =3 Y a 6 % a % [y gl’
dmsumauanuAniulunsldusnisaudnisanay laldtadeaudisi

Balance of Uses: Big box retailers, National chains, Local tenants

Public Spaces: Outdoor, Weather, Park, Restrooms, Community events

Communication with management office: relationship, advertising,

Promotion
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Convenience: Location of store, Parking
Image: Problem of mixed-use

Target Customer: Tourists, Local, Repeat customers, office management

wazdwiumaiiomaruddnlunislivinisgusnisé T8litadnmed

Product: Price, Quality, Wide product selection, Uniqueness of product,
Displays, Up-to-date, Brands

Convenience: Location, Parking, Merchandise

Service: Friendly sales, Customer service, Knowledgeable sales
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2.6 TIMES Model

NI Vee Carol  (1996) ladnwdadadeagyilvaudnisentulszau
AudFalaeinisuinisasuinasneluguiifeniieusendanard msungugnen wadn

auAmasunIuNgnAreIns lnelady TIMES Model dsgazidundil

T-Time: ImEJﬁwﬁaﬁqmﬁmwﬁﬂﬂidmmazizswnmmn%%%aa@uémi@h

Tnalafumnzausieduilduinisuiniign saudeduidsing 9 psdelndviosuiiedn

o a

mngauiungugnAmseanfinnsandaiunde Jufunsisiuerfing vsevianania Aas

Uatanarlanvziilingugnataiunsaunldusnisiifudnenimuasnunzay asuaeasuin

=b

aqn

1 = ! 4

l-Information: Lﬂumi%amﬂﬂs]“qaﬂmLﬂm%’aaﬂamm@juémiﬁnﬂaﬂmmw

Y Y
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Y

'
=
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v '
IS 4 Y 1 I

M-Money: 1Uulladefius¥indudsing q aneaudiinndaliuinisiugnen
Y a o‘gj o % (% ! g" ) ! ) £ IS o A
AlPUSnsAudtuminzandmunsdudedevewmse il visenewdlusluduiniiaulauay
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2.7 n119919 Strategic Positioning %aa@usjmiﬁq

NMTINagnsAtuAugNsAegNgnaeIwazasInINANfoIn1s fe ludnuils
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AUYNITAINIY Other Malls Shops-on-street
" I. i
{Carnivores) (Carnivores)
* - .,
‘,.-" Shopping Malls e,
. .
. (Carnivores) e,
0.. .‘A
& Predating .,
N {retail space leasing) LA
hd -
: J
H Assimilation H
H Retailers of the "
- . nutricnts -
.
: (Herbivores) provided :-
% (utilities N
.'o Predating derivation) s
“. {goods/services retailing) ‘4'
., o
., B
Shol o
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**e,.. (Producers) Lt
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AL T ST L
Figure I: Relati ip b different P in a retailing
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Retailers

Figure 2: The eco-metaphor of a mall positioning system

Y aa

AN 2.5 wansanudinusveigLarnguanAdisie Mall Hrudadesng 1

U 1 =

wenanidanansni 6 ﬁﬂ%’ﬁﬁﬁwaﬁammﬁﬁL%fwaaqusimié’ﬂumimaﬂa
gN5N19N1IAaIn (Strategic Positioning) lauA viua (Location) n15e@nkuy (Architectural
Design) ﬂaqwﬁ‘mimmm (Leasing Strategy) Tsludu (Promotion Activities) N5U3¥15M13
5mﬂﬁﬁqu§ﬂﬁiﬁﬂ (Property Management) waziiouluniswn (Terms of Tenancy) Fausas
tady dnafiseaziBoalviansulubesing q wafleu Check list IrigAnwilasenisldmsznn

= a o a = &
fedanasiasanlunsAneilasinistusie o 1

DETERMINANTS OF A
SUCCESSFUL MALL POSITIONING
STRATEGY
|
Architectural Promotional Property Leasing Terms of
—|  Location 1 ~t 2 ] B r
Design Activities Management Strategy Tenancy
| Competition and Feamres: Stvle; Exhibitions: TV, Cleanli Indoor Theme: Catclinents;
Demand B Facilities [ Displays; Games | [ Afr Qualiry | Target Groups [ Rental Level
Accessibility ; Age: Atmasphere; Variery Shows: Security; Crowd & Tenant Mix; Class Turnover Rent:
Transporiation B Image | Fanfare | Emergency Control |17 of Products || Reni-free Period
Demagraphic: Size; Circulation; Discount Coupons: Operations & Anchor Tenants; Vacancy Rares;
1 Pedestrian Flow ] Spatiality T Card Discounts T Mainienance T Magner Shops | Renewal Terms

Figure 3: A 6%3 matrix of the factors determining the success of a mall posidoning strategy

dl & 1 U 1
AN 2.6 LL?IGNﬂ'ﬁ’]']\‘iﬂaq‘lflﬁw’]u{jﬂﬂﬂﬁ’]ﬂ 9
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2.8 The role of convenience in a recreational shopping trip
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Regression coefficient

Hypothesis (t-value)
HI: Time convenience— Overall convenience (40P (2 8h)
HZ Space convenience— Overall convenience (L28%+* (2.81)
H3 Access convenience— Overall convenience (L20F (1.949)
H: Parking convenience—s Overall convenience (L 4E¥¥ (2.04)
H#: Time convenience—s Overall satisfaction (0.25% (1.949)
Hé: Space convenience—s Overall satisfaction (.18* (1.89)
HF: Access convenience— Overall satisfaction (.11 {L.16)
Ha&: Parking convenience— Overall satisfaction (0L08 {0.62)
Ho: Overall convenience— Overall satisfaction (71%% (12.33)
H1o: Owerall convenience—s Strip trip frequency 0.15% (1.98)
H11: Hedonic attitude— Overall satisfaction (U03 10.34)
H12: Overall satisfaction— Strip trip frequency 0L 19%* (2.21)

Notes: *p < 005, ¥¥p < 001; ¥¥¥p = 0.001

 HI-He H9 HI10, Hi2and H13 (supported).
» H7 H8and HI1 (not supported).
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4.1 M5ATIZHRAIR (Market Analysis)
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4.1.2 M35ATIgUsA (Demand Analysis)
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9 17 20 75
2.00 pm 12.30 pm
12.00 pm 12.00 pm
2009 2012
2011 2014
8

3.52% 8.21% 10.45% 37.50% 25.00%
49.78% 62.6%% 35.82% 12.50% 50.00%
11.45% 13.43% 10.45% 37.50% 25.00%
13.66% 4.48% 19.40% 0.00% 0.00%
7.49% 5.97% 13.43% 12.50% 25.00%
14.10% 5.22% 10.45% 0.00% 0.00%
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2003
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294
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2012

7.54%
33.57%
4.56%
31.22%
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BBG Seaside Luxurios
Service Apartment

WAURY
3
10

200 pm
11.30am

2014

10.83%
2.48%
5.10%
19.75%
15.29%
16.56%
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Coasta Bangsaen

AU Y
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36
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12.00 pm

2015

4.17%
62.50%
0.00%
16.67%
8.33%
8.33%

Coco Beach Resort
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62.79%
4.65%
11.63%
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17.41%
38.06%
2267%
6.48%
5.26%
10.12%

10

52 Hotel

WAUAY

110

6.74%
41.84%

7.14%

7.14%
15.31%
13.27%
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Sa-Bai-Dee Condo

re.chk.

19.42%

38.83%

17.48%
8.74%
777%
7.77%
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Royal Sammuk Villa
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4
27

5.13%
38.46%

5.13%
28.21%

7.6%%
15.38%

~
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Harbour House
House

2014

6.56%
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5.84%
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14

o A5 v
uisns3aaTv uaus
adquuau

75
2.00 pm
12.00 pm
2014

8.00%
52.00%
20.00%

8.00%

4.00%

8.00%



= aa ' -
AN 4.4 LFAIFENANITNBANYIUNAY

a8

TouA Y2552 | Q2553 | 2554 0 2555

055 58

Lﬂ:u'gl.l Sennd %

1,343 857
1,286,164

57.733

1,748,758
1,601,729

147 029

1,829,797
1,718,629
111,163

1,814,500
1,703 964

110,936

Afmfau (Visitor)
Twn

AL LA

-0.81
-0.85
-0.21

dnvaaien (Tourist)
Twn
LA

637,073
588,758
48,315

574,974
855,984
118,990

892,599
802,393
90,206

876,303
779,882

96,421

-1.83
-2.81

£.89

706,824
697,406

773,784
745,745

WUNNAWTET (Exoursionist)
Twn

937,198

16,256

938,597
524,082

015
086

A=A Q418 28 059 PR Y 14,515 -3076
WHEI.‘JI‘H"I."EI"I'I;FII.EI‘SH 2.09 245 285 2.56 027

Twn 209 242 278 249 -0.29

AL ELIA 213 297 3.249 315 -0.09
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1 il s / au s Su tum) 055-54

teyn 2552 553 2550 2555 N T ———
fiuleas ey (Visitor) 155377 | 168159 | 200235 | 186274 789

e 151180 | 150885 | 198299 | 1,793.43 956

dnbzme 277307 | 221808 | 2418104 | 248666 283
G (Touist) 178253 | 183900 | 229508 | 214985 £.33

e 173020 | 176360 | 226639 | 28759 769

Frnbzve 736006 | 278385 | 251386 | 254742 134
TnFRUEs Excursianist) 142217 | 11870 | 128850 | 117708 RES

e 111996 | 117915 | 129315 | 117645 5.0

#nbze 132194 | 140198 | 108522 | 121599 12.05

11618 Revenue (Milion Bakt)

Ele [Revenue) 317039 EAT6.6L 5.096.13 5,024 78 1533
| - - - y = -
15 2921493 453079 | 623056 513334 17.73
AnlsEme LU 80587 15657 o097 4 54
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4.1.3 N1531A31%UNU (Supply Analysis)
Junisfnunisanimeantulagtufauenanaslunisgiednsangy uae

[

Uszanduiuds dadunsfinufsguisinfigaudeseuetndlstnadsaunsoasulanai

4.1.3.1 The BAZAAR

AT 4.45 uERIFIuMT BAZAAR LaguNuLan1sIitg

fige: ogflananaidlessayivdasundanaidivay’

Tudavinis: Wayniu eniuiuduns

1287%17N15: 16.00-22.00 1.

USeLanEudn:  e1vnsuaz Ly uwilduidedn indeUsedu audnledt nay
\ri3os gUnsnidnilAns

Snudud: wisuiufidndu 506 Sud

At Teulifaues Weuas 5,000-8,000 um Teureswefidudnuasid
oyt 3 U lawdlvuin dxd wes 199 150,000 U wagangsieifaulieauas 12,000-21,000

UV LATVUIN 6x8 LUAS LTI 300,000 UM Wazagsgwmaumauay 20,000-24,000 U

Agina: Touldifnwes 3,000 wazlauRnwasindsiai 10,000 UM wag 20,000
UM MIUIUIASIUAT

1 '
=] I

ANUSEAUNU: Tould@nees 4,000 U wazloufnwes 10,000 kag 20,000

U AUVUINSIUA
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4.1.3.2 Bangsaen Walking Street

AT 4.46 WARIUTIEINIAVDS Bangsaen Walking Street
fige: waunadiesuaug Tndwemauiauan
Tudaviinas: TuansuazTuans
Lawinis: 18.00 w.
UssLAudn: e1suazIuIv Iy uwiuded
Srudud: Tusgiunisamedeulutuiiun

ANGINUN: JuAnS 150 UM Julans 180 um reden

4.2 N15ATI1ZH SWOT
4.2.1 3K (Strengths)

Ao

P o ! a = C & A VU
- ‘mm\ﬂ:ﬂsamsag‘Lummwamuammm ‘ZN‘{]R]QUUL‘UUWU‘VWIUWWENLﬂﬂﬁzﬂﬂ

- flunavioaenBiousneinusssy fie nsgdvinumITIvwaTNIEAMN

5131 AHUsEIRAM U Tu R nuukazUaula
- AW U UNT AL UYBIEUALALANTUSNSWAREUTELAT

- usarlauuanaNITL Ut UAUY TR FUA LA UINTT SakUInungy

Y A

anddnee esnnannsldasiuiigeuauvinlinuinngugndiilulinEeu Wndnwiesd

Y

ANUABINIINTIINUNUS N SWaEnsIdaedmSuauAmuana1alUaNnaN T
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- st sadunalaieiiesnindlailasinsaudnisidssian
T Tuusnul uwazduAuNNEaEAINAIBTININT19INT 6 Toane wazlifilyninisasnas

Tunnaiwaan

- ulasansfifianunainvalevedufuazuings Lns1zuenannNesuy
duauwdaniyigu $1uv18ves DIY vTovaaiuad Sallaudn1siseuinainusssuniania
o a [ I a vl Saa wa 1 =2
Sessnnhaulaluanuluanvessisdian Feliinlaluvaysniivseiiuiauls wavdananis
vieunyngainusssule

4.2.2 3ndau (Weaknesses)

o

- Wvedlasimadu gimunsielnl ndvldfivszaunisainnsinugudnise
398130 MANUULTOT WAL LIIRINAINNGNGNAT Uid1HsaUTUNaENSH1e 9 1 1H893N

WWud19999AUe9 TN AILAUAT USANS 51ANAN tazAnuUnaularealATInig

- JUlATIN TN UNNAULIN 39971908 LAARAITULELINIIAIUNITIRUNS
Ny

4.2.3 Tan1a (Opportunities)

- Jagdumavnaiiiesdnsdandevinaniuninfanssudunuinisiiiieanase

AIUABINSVBIUTE YUY

dy d' I d‘l’ d' | d' v [y a dl>
- Wunlpgseulduiungnsmanslunisvisauiieiuaznisanluseauginim @9

AARDNNTNAIUINITNDUNEN

' (%
=

- gnfandudnnieiuiiluray3niisessnvseifmansianisinuaniui
BAZYNNAILDIMIT N 9IATINITIIEILITaUITRIs A Tl urudUlun1sTns1uAwaz s

panwuule



85

4.2.4 9Uas3n (Threats)

- msiluguszneunisntinlni desldsveziiarlunisiauilasinis
naudmvunesus Juiilinisamulasinissealuwuurssluresly ieanauidesiiay
Ry
4.3 nMsnuuanaidanuazidiuunenienisnaia (STP Analysis)

I3 = A o ° ! N v ) a O

Jums@nwierhmsimusnguidmsnengniesuazimuizauiulasenis 8ansnis
AruARIuYULazfiANIe  (Positioning) vaslasimislaeisuiuguislunatn  Livevinlv
Tassmsiilenmauseaunnudsanniuy

4.3.1 n15LUdUNAIA (Segmentation)
4.3.1.1 e e ulszEInsenans (Demographic)

- NLNA YNTY

v
Y LY

- d@0unm lan wisuaviandiyes uwazdililiyns

a

- MIAnwIRIRAaYUSY eseaudSaaiv
2 U =
- Meldnonsisou

4.3.1.2 INQUIINAIUNGANTIN (Behavioral)

v s v

- JmguszasAdiunlduinis W onestop destination  warldiiansaudu

o

ATBUATI Y)LNAYNTY
- US1nauunlgdusnisaaws 2 Asssedua

- anunmdld W Dunquauiiui Aldiaimdndnau vufuiauiioniny
WAANAY Fodud wazniuenis lusiardumiauaignuaziaunainvany

ATURIY
4.3.2 msiaenngugnAndnung (Target Market) 1 2 ngulaun

nautnSey Unfinw 9eng 18-23 U lneiselaninaseuaiinaus 3,000 U

f11 10,000 v Fadwsnguiniseu dnAnwidueuray’ waziwinedwmin

nauieviny Y91y 21-55 Y
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Tnouuadu 5 nquasil

1. nguigvan (Magnet) Anidu 22.13% veaiiuiig liun

faFud
Tops
Mk &7
nNaeig 20 1NN
wne'lneg
UG ULAN

AU (e5u)

560
113
440
440
440

2. nguinselng (Aaws 100 M1319w03) ARty 57.69% vosuileg

fasudn
Chester Grill
Black Canyon
NN
Pizza
Boots
Mc Donald
S&P
KFC
Shabushi
leffer
BreadTalk
Watson
ATIAAL LN
ATIUIAR
niloiuna’
&uaArAuLnua19dan
Gift shop
JIB

AU (e5u)

120
120
120
113
120
120
120
113
113
120
120
120
226
226
120
120
160
160

fas1ud
Wacoal
wIuviadiadey
s
A6idn e
A&nslne
N39F3AELEEN
Tnawei el
AlS
iStudio
uuUaUNg
dana
AUGAUN
Fitness
Yoka
matazsiln
ga11uinnig
Tsauaua3enuNEn

AU (a5u)
157
115
120
120
120
120
120
115
120
440
120
120
440
120
120
160
136
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3. naugisedeslunian 12.44% vosiiuiieg

faue AU (a5)

Swensens 80
Dunkin' Donuts 80
\manTu 40
Talsuaielne 80
fivey 80
AWIRAaE 80
Beauty Buffet 80
Nike 80
Adidas 80
Sabina 80
Triumph 80
nawIu 40
Dtac 80
TRUE 80
Kumon 80

4. nquiegeslagauluiiui 6.41% Yaeiuiig

fasue AU (e3)

A5 40
f8m 1 40
Pet Shop 80
8/ 2 40
a1 80
AUNA AR 80
CD 40
Suaianman 1 40
Suatanman 2 40
Anusiouad 97

5. Kiosk 1.33% 20fiufite
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ANWaIzYa9lATINIG WaZNISUSISUNDE5S

5.1 dnwnuzlAseng

PNMTIATIEININIAIIERANYIlATINT IHunagUvedasIniIsIaswus
Snunlasimadu 2 swes Aoszevdunarszoven ({oanniaTin (Life Style) vesray3ds
Funguidhmnendnvedasenis Sssufiegluifuduinedovedduszduiudranaainte
Tneipvhmslutisnandy fadunamdsSounasndstaninu sudsussernmediliou
wanzaudenislfinaegnislulasinig Sniudulasanisiliuinisuasnevausiaiiy
feansvosnauidivangauauaula wu et undaieafisrdviuasounda unaa
vioufionTeimusssn Minsioulunating

Tneluszozdunalasinisasfafiuiiiiodudiuvesmaratdniidnuuziiiou

¥ U

pantiavily udlviudnsduiuasiudinsstuanudosnisveenguidivangniudildin
MSADUNININUNTNNSAAATIERavLn 5 naugndn Ao naududuigvesiuassudii
Pedudvirhtueminanunaiieassd (O nduiudannguinGeu dndnw nau
$udidedn soarih nszduanaTesssdiu nauiuesuATIATEAY naNsLEIETRY
HN VDIAIUIULAEUDINAIAIY

waglulasanisseerend mnfiansauaInuIngugnaliniuaulaselasanis
Juedrawnn FeesfinnsaniaundeliiluvesdnvazvesgudnisAtguyu (Community
Mal) FamsgAnwlasenisliimsmSenunuszezenlilassnmsusznoulusonandai
flgusmslululassnisszesdunazenasdiudiomn 3 0113 Snvenismnudsatundsia
THmnzuansinieudmiunnimaynislunseunss vieudnszianguiogu fausa

wdnmauluivanuniaunsadesunelulaseinsle
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5.2 sduuulasens
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UTLLANSIUAT T9UUA 152 51U LaeNuNve9Is 1uAIN1alASIN15IzLm3au e 9N LML YvINUyY

YU 12 A1519UAT LASNUNIUAYIINI ST UAILATUNTNYDINALTIANLA
d1ulasanssrere1n NEAnYIlATINITLAaITIgazBEAINTY SaWUIAANTT

! v v I3 a o 6 ! = v v vala
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q

ANILTILINAITIAL UL A D RS AIULS TSN FeUsEnauiunasmudumaAuiatiinsgeian
[~4 1 (v} [ a A 1 = d’d wa 1 I3 5 1 U] ::4'
Juunasgusuludminvaysiieuwnauneiniivseiimansanuduunsusadesyniad 4

& dAyvo

~ o v A g PP P aa P Y | Y | e
undsiynatdagtuiafalsemanfinumsuassing il viendniulunguyiadiuiinfn

& A & P 1 ~ A A 1 a v 6’5 Q‘l’ <@ a a
wad Fediluaantnenssunlaney STUAINIV09YB19RAA28 NINUATLTULSDI51LT S
) a Ve & & = I3 PN ° ) I3 1Y
Tausssuimegfnwilasinisdaiuisanudulunagdwn dmundusunsavesonis i
naneidulAsansAugnIsAn Community Mall Aiflvunaiufionnssin 22,068 A1519A5 39
Usznaumigiuiaensosus 193 Au wazsauasinesled 189  fu d51usAalunainids 6
nauUsEANIILA Manue 152 51 Tuepsdinuiliai 9,000 a1519wns Wesuiuinug
19899810t ST UNLAIY89lATINISRMUA 10,824 ANSIUAT LagdIUNUNDY SATA
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5.3 MsnmuaUsEnidn (Tenant Mix)

mnlasimsszerduidaduiuievemaiaiatiulszauaudnse megdnw
lassnsFsazimunlinanelugudnisigusulagauysal Hannsfnedensalinwives
AUdNIIANYNTUTIUTEAUAUNE SN a18lATINIT 91nTamTRe o wazd3ianay
Aeannsveanguilivune neganwilasinisdsliasunquiigivelasinis lnsuvaduy
Uszunndineandu 5 Ussiamdsil

5.3.1 NGUELIINUANEN (Anchor Tenant)

&, oy ad A % v A & v o1 o I =

Junguiiginunlvgininduaaug Tulasinis wWugiinasiluusedga

(Magnet) Winquanandmuneuazs1ugiinsindu 9 (Co-Tenant) lidnunldusnisuazian

& A ° o & v v A ¢ ¢ & T
funnglulasinis dmsulasinstl dfnwlassdliidenguesunsiiaundudigrnunngn

1% ' '
a

Aad A ] 1% Y a | PN | - [ Y]
ninunungauaznquandagluldusnisvesuniian daudiiniunindnau q lawn $u

K gh dmsunquasounss Sueiedudinnegns 20 v ududuwisdusindaniy

<

1 i

wanuaeiinguanatuiuifendilude Srudnediududn dusunguasauasy nqu

9 Y

o 1 A U ANy 1

\iow vivenguiesunieutsiznuuazaeuiu nviadadifignegreuielneiogusiantuy

q
(%

vugavesinsundslasenis dadugaiiamnsanesiiuislasinisvesgudnismyuvu Red
Brick Ul Tnonguiidniiuiivandananiimunt fdaduvesiuiinn 22.13% vesitufitly
9IRSV
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5.3.3 nquiigndrudauiaidn (Kiosk)
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5.3.5 WuNn1siane (Event Court)

Tnadunnsuansvaniduaulasiidudnvazanauinneiasaunsovunis
wanalalnesou IngauilaninsaauAsuldsn Mn1uanInNEILNTan N 9 uanstinisans
o & & a PRy o Ao o A v DXy ~
90 Event daludnuilaidlandnvedasinisiidrdgnazadeanuaunauiulvaiulasainisive
bingugndnliilleniesionsiauninauntlasinisiudinundeddasenis ereuds
Huszeemadldanlunisiu wenandruniswansndnilualdeanunsadnnisiunndudiu

Y &

990a1A A LA T UADTUALEAIAINNAINITONISVUIANUNNULN AT aUN1ThaERUANUIN

Y

= D v Y A < v & % @
delvinguanddiunldusnisuizvudussesls venaniniglueimsiundilasenis

(Mall) Fefiunudnatu G Aotunualsweie1msndsasnsaiduiunnisuansng g nelu

21ASLADNAE

5.4 JUIAUAN MINISININHIDIANS

Immﬁizazé’uﬁ%’mLﬁumamﬁf@mqimqmﬂé’{fmm%‘wﬁuﬁlﬁév&w Fadl
JYYLVNINDUUNANTLEE 5 LUAT IASINIIANANNING 2 LUAT BALIUNINTENINNIIN
LAZVULIAYDISUAISEEE 3 e S e ldlmdun1snsetusenInenunlAsINIThas N U

a v v & Ay v Aa o g v a o s o o
V]']QL@U@']UV]UWIﬂiﬂﬂ'ﬁ LLQSWUWW']U‘U']EJLLazﬂJ'ﬂ'WJENV]@U"U@IWLUUW"’U@@?QEJ‘UG]GU'TL!'JU 90 AU



971

wazsouomoilefsiuiy 140 du dmsulasenissrovenn Sinsiuiivensnsuduazsanes
wasleAliduinauazavesituilasinis Tnedsuiuisensafiuay Tnsudaduiiuiioen
SapuAsIuIY 193 AU uazsensauesinesleAsiuIu 189 #u uenanitufinanntaudadsdl
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5.5 wuIAUAnluN1sIanIeEyaTn1elulasenig
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5.6.2 Wuign31ua1nieluainng
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5.6.2.2 81A13 B2
dmSueiastinisanusamiousiais Bl wadlowduennsguia adiy

WUIANVBIANUMNTITHALANTITUUS L IUSUNLLAVDIDNAR LAZATUNTIANITAUNLT1AY

A =

laansuans inliidudneirsidyavuiinielulasanisiadngands widmsunausien

X 1 I 14 A & Ayo [ 1 I~ (Y 1 d'
271A17U ATLANNNINNDIANT Bl IQEJL‘U‘L!iTLl‘VlL‘U‘LW]ER]ﬂLUU’EJEJ'NG]GLUMMUﬂVl@\‘iLVIEJ’J wazAuly

Y

Jwiavays Wewsldiuusud Junidndunsganulannuvesduiuasusnisuasiinis

Y

veniulindeuin wiswusihbisiniuludevesiuddudmingays dwsuiuemsndu

[% (%
&Y

Sufiiuiluenans B2 dldun aaauvsinuasaiiuna Taglin 2 Sudumiuiivedu
yuiuaryvvesuthoiaaiielgniiunlduinsmue msuazmdamauluiy
nsuansiuuen druduvuimaauldud niauines Surunnugiensdal uazdsy ay
LL'UUaaumuﬁma@’ﬁﬂwﬂmﬂﬂ’]ilﬁﬁfm’ﬁaaﬁuﬁaauam dmsusndug luusiadu 1 o
Audiudugsian dsonadianulndidsstuandvesuinaduveshnveindunainta us
fnqusvasdlunmsdniuiiiiududiolfiidurdurouTausssuannisuansitléiiiu 16de
yowhnUszumaunadiesssianduluunrussiulalddnde uenainiugutu 1 &
wisituiivsdududinnuredasniafiouinis uaziufainuuuasuanangy Watsons

Beauty Buffet uagituvesuiy

= o
WIS

| ~ | B222

PN
graln
NI
I

FUE

AFIATULWLL

B2-1

.
[ I Py

T v A
watsons JBlH 5iH
1

| ‘ W o
e

ANA 5.10 wansras1uAluenas B2



5.6.2.3 Mall

102

dnsuanansaudnisaiiivgigalulasinisiivung 3 4u lngnisuuesinug

wanzdulilunisifuseulaeiuiiuiinsinalswese1ais wasdudnniuuiainnsm

£
a v A

WUUABUANNAINNGUANANNB NI IURIANABINT T1azBensumusiayduiisail

-1 G W Hunquiinmdududsean IT Suwiu SHudedh Suveveann

9819 20 UM wagduiuuseiega (Magnet) vedenAnsilAe Tops Market Fadivuiiuindian

TasNuNUIUNa1991A15 SaLTuNUNE S UNITIRIU Event A1ely F961991n818Na79184

A &
MUUUNTULERS

W

Wacoa

FuaeumRay

nEeuAEL

nnat 20 um

|

Ill'u

\
\\

H_____

ANA 5.11 wansras1uAlu Mall 9u G

market

|
|II
I
|




103

[
1Y

- 9 1 1 Junguiiinvesuins anuEsuAINNN Way Dtac True AIS
iStudio Wielsiuinmsduiiede Taglutudldifusumisde warduthududn Tieguiinugm
flanunsouesfivisduntiveslasing ielingugnanunsamdamdy MHaanieedlu
$rumaniild Tnsuinumsananvestuildaduroddsiianmnsouoadiuis Event vasuTion

Fu 1l

e
A CF ATLIOHTE

¥ ¥ W |
L TURULAT |

AN 5.12 wandnas1uAnte Mall u 1



104

& &

- 41 2 uguifiawanuidnndy 2 guwsn Inetuiidulssunnignndu

asfamnedmsunaugnAuny laun anduasuiivay Fitness Yoka wiglve $1uiaIeq

3
¥
I-5=3

Weoulazdulrusmsuinatazall wausnunsinatsstuladinadutedlasianuisansdas

17 1 wazdu 2 lawuiu

dad & =&
VLFEUWAHTTT?

160 mzu

= o
ANHELELT

97 mu

wnauas#HLl | J — K U M o N

120 sgm

| [ ®YAMAHA
|

urelna Fitness /
\'\. 440 sqm 440 sqm g"l

\

ANN 5.13 wansras1uanlu Mall gu 2



105

5.7 N15UsEaNasIANAINBE319 (Estimated Construction Cost)
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nsane1audululaniedunisisu

6.1 Msasziauduldlanienistuvesdasenis

gAVNETBINTSAN YL NON UM UANYRAFIUNWLAYRINSANYIVDILATIN TN
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4. Apsrzvinueoulmvedlasinis (Sensitivity Analysis) Ingfiasuna1nnIs
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6.1.2 NM3UsENIUN1TIIBTUYRSIATINTG
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F911Iu5nv99N15 UAYINN1T08 1 ANSUWUU HARYInTauuRg1LINNuARNRanue
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(4) Anlddreansrsaydlam An 25% 910 EGI
(5) Anldaelunisgentnge An 3% 91 EGI
(6) AlddeBu 9 An 2% 910 EGI
6.1.3.2 Ald3ened GeUsznause
(1) Arnelsasau
) andeusziuse

[ o
=< Y

1A8S181UNINUAUILLAATUAILAVLINUBINITUSUITEIATING TILAR

a
388LLBYNANNAITN 6.2
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6.1.4 FunuvasFunuane

éfm%’mwam%mLﬁamiﬁwmmmﬁunmaaLﬁunuﬁwm WACC  (Weighted
Average Cost of Capital) Usznaulushe dasinenidedsdnedeansuiansnansined
Ussmaldfoudtuil 11 unsieu 2550 TagléSmanenidesaingnégesdud (Minimum
Retail Rate) 7.87% nszAauhindrvesifuasifuuenuiidnenmuaznieniazamu
Tasams wiidlesonifuguszneunsiilsiineiiszaumsalnisasmuuazimunodmiiuming

[
LY v A 1w a

tufdsfionndindianudesge daudndiunisaamuainnisaeuanuiusenaunis ladeasy

28

Iimnulszasinazamuludnding 30% wazaauied 70% wazilunisuimsluuiuuiem
JaimsFemBuuuiifupea Welhdeyanuaiunuwig WACC Jalddnsiduyutumiiiv

12.4% dwsulasansi

6.2 711519 Cash Flow

NTWazLBYARIN 9 TuiiUe 6.1 auTauansswazidenlumnisne Cash Flow
e wIuyaA1laatugniveddasinis (NPY) wagdnsanaulny (IRR) 399 nausfgiu
wazn1sAuINTslakazAldaene o tausingiltayardagdugnivedasinis  (NPV)

Winiu 33,959,022 kardnsinanauwiny (IRR) WU 16.07% AuaEnInIsIeaiunInxwIn
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6.3 N5 ATIzANEaulWa (Sensitivity Analysis)

Tnedmilatinseinnuseulmusslassmsvesinuusienalviyaddagou
avsuedlassnis (NPV) uazdnsmaneuunu (RR) wWasuly lnededeifiansaniiseaziden
il

6.3.1 nsiAsuLasudunuAnsiaais

[

AaninlauszananislidunuaunsneasiuUisuiiuuazanamn 9 5% &9
sAidnAnwiiunnsmaneadelasinsAugNsAYuYY Red Brick Street a1l

WHUSZEZEN9LATINTT 1aslaNadNsAInIS19AIUEN

M5 6.3 wansrnugaulmvedlasinisneinudadevesuyunisneang

RhbGERN Red Brick Street
1A wasizausnisildsunilas NPV IRR
371,573,100 -10% 57,823,896 18.56%
392,216,050 -5% 45,891,459 17.28%
412,859,000 0% 33,959,022 16.07%
433,501,950 5% 22,026,585 14.94%
454,144,900 10% 10,094,148 13.86%

6.3.2 N15sUasULUAaIRTUAILTGN

AanvilauszanansasuuUasinudnsnenilelagiiuwazanamn o 2% &
A o = X o 1 ' £ 4 [ . =

31mmmmﬂﬂmummmm’]mmﬂaamﬂmﬂmi@uﬂmimnmu Red Brick Street @a1Uu

WEUSEEEE1989LATINT Lo lANAaNSFAINITI9AIUENS

A15199 6.4 LARIANNDDULIMVDIATINITNIANUALYN

A Red Brick Street
wasinusdnisildsunlas| NPV IRR
0% 33,959,022 16.07%
2% 39,630,337 16.56%
4% 45,302,311 17.04%
6% 50,973,956 17.52%
8% 56,645,600 17.99%
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1. Audmakitenaadalaneusuasaaufiasmeresilfuniian maulfides 1 fa)
( ) AANALALINNLAY (Bangsaen Walking Street) ( ) na1tiRvnAR
() mamdpasEns () uniaTags
( ) BAZAAR 7413 (VAU SaTALY)

2. davlvnivinsnldiindwindssnnlagudnisdvizanaiminainda 1 (mavlfisnannds 1 4a)

() 51ulatn () 5umileda

() 5ma1ms () sugiinealietedlF v
() Sruzawmnusietinn () 5runaitiaad

( ) 51ugUnaniivn () 5ugunsalistasni

() SruaENANN () Fitness & Spa

() guang( ) A (Ussza)..o..

3. Teadndiuds inwldusdunisndgudnisdivizanaiainainda 1 wisvinla
() lsdiin 15wl (1) 16-30 Wil
(1)31-45 w1 () 46wt — 1 dalug
() wannga 1 ol

4. v lddinsgudnisAnvizanainidnainda 1daeiedls (Aaihiow)

v v
() daandn 1 as ()1 a5k
()2nf ()3 A%
()4mia ( ) NINNI1 4 ASS

ﬁll 2 1 1 v a 5 2 4 as 2 3 1
5. IﬂﬂL’ilﬂ‘?_lLL@’W]']LLGL‘H@’]f_lsluﬂ']mqslﬁi_lﬁ‘ﬂ’ﬁ‘@juﬂﬂ’\‘iﬂqﬂﬁ"ﬂﬁlﬂ’]ﬁuﬂ@ﬂﬂ‘ﬂ'ﬂ1ﬂi\1’2\];‘5m’11®

() flaandn 50019 ( ) 501 —1,000 LN
( ) 1,000 — 1,5000 ( )1,500 - 2,000U%
( )2,000 —2,500U% ( )2,501 — 3,000 L

( ) 1ANN91 3,001 LN
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TuAnT

Huans

Juanfingd

Tuvgaindmgns

7. doulvniviuldnatagnalugudnisinvanaiminainda 1usriinle
( ) dlaandn 1 flug ()1 dalug ustladifn 2 a0
()2 FaTue wilaiiAv 3 Fala () sfaust 3 Falue 3wl
8. dyulvnviniunisnguinisdnenaininainda 160e3awinla
() MmauAgIusn () TOANTUNULIUEA
() salagansanan oy (Mu sadseennie aaunn) () $a4nsaNL
() Bue (Mlsmgzay)..........
9. doulwgvinnguinisAnizanainidpainda 19ulas
() N1AAEY () wiuuny
( )mﬁmﬁ'au ( ) ufuAaLAT)
10. viwnauanssanting (mNsuemsvzalugudnisén) deaiaslasadiang
¥ ¥
()1-2A34 ()34 A3

¥
( YuInNnIn 5 AR
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Front Door_Min.

purchasing cost 165,510,000.00
construction cost 387,500,000.00
landscape & parking cost 17,181,600.00
total cost 570,191,600.00
loan to value ratio 0.30
mortgage amount 171,057,480.00
annualized mortgage constant [ 0.15
cash required for debt service 25,343,330.46
debt coverage ratio f 120%
required NOI 30,411,996.55
estimating operating expenses 33,791,107.28
required EGI 64,203,103.83
Occ. Rate. 60%
Required PGl 107,005,173.05
rentable area [ 9,300.00
required rent/ sqm/ years 11,505.93
required rent/ sqm/ month 958.83

required rent/ sqm/ day 31.96



Front Door_Max

purchasing cost

construction cost

landscape & parking cost

total cost

loan to value ratio

mortgage amount

annualized mortgage constant
cash required for debt service
debt coverage ratio

required NOI

estimating operating expenses
required EGI

Occ. Rate.

Required PGI

rentable area

required rent/ sqm/ years
required rent/ sgm/ month
required rent/ sqm/ day

Front Door_Assumption
purchasing cost

construction cost

landscape & parking cost

total cost

loan to value ratio

mortgage amount

annualized mortgage constant
cash required for debt service
debt coverage ratio

required NOI

estimating operating expenses
required EGI

Occ. Rate.

Required PGI

rentable area

required rent/ sqm/ years
required rent/ sgm/ month
required rent/ sqm/ day

165,510,000.00

1,743,750,000.00

9,741,600.00

1,919,001,600.00

0.30
575,700,480.00
0.15
85,293,946.28
120%
102,352,735.54
113,725,261.71
216,077,997.25
60%
360,129,995.41
41,850.00
8,605.26
717.10
23.90

165,510,000.00
375,000,000.00
25,488,000.00
565,998,000.00
0.30
169,799,400.00
0.15
25,156,937.34
120%
30,188,324.81
33,542,583.12
63,730,907.93
60%
106,218,179.88
10,824.00
9,813.21
817.77
27.26
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Tusn
futerens 7o 15,000.00 m2 Arieatag 375,000,000 194 m2 Arieaiag 4,850,000.00
?iaﬂmmm:qﬁw’ﬂ\i 12,744.00 Anriea’ng 25,488,000 7521 m2 Areatng 7,521,000.00
ety 412,859,000 G 532,000.00
saleble area in BLDG 9,004.00 m2 9 12,903,000.00
i Anchor Tenant 1,993.00 m2 A 200 398,600.00  4,783,200.00
Retail 519400 m2 At 600 3,116,400.00  37,396,800.00
Kiosk 120.00 m2 A 1200 144,000.00  1,728,000.00
fuhoaten 1,697.00 m2 A 800 1,357,600.00  16,291,200.00
BAZAAR (operate 2 daysiweek=104 daysiveek) 1,824.00 m2 A 30.00 54,720.00 5,690,880.00
2559 2560 2561 2562 2563 2564 2565 2566 2567 2568 2569
Amount Amount Amount Amount Amount Amount Amount Amount Amount Amount Amount
g o T T o e o i e e T o
1 2 3 4 5 6 i/ 8 9 10 1
snulfannUdeaidning
- ﬁ"mﬁvﬁmawm‘ (Anchor Tenant) 4783200 4783200 5261520 5,261,520 5261520 5787672
SAransiniin (Ocoupancy Rate) 100% 100% 100% 100% 100% 100%
ﬂmﬁﬂ%’umnﬁruﬁvﬂwm'lmg 4783200 4783200 5261520 5.261,520 5,261,520 5,787,672
AN (Retail) 37,396,800 37,396,800  41,136480 41,136,480 41136480 45,250,128
- fuinsetien 16,291,200 16,291,200 17,920,320 17,920,320 17920320 19,712,352
- Kiosk 1,728,000 1,728,000 1,900,800 1,900,800 1,900,800 2,090,880
sAsmsiin (Occupancy Rate) 100% 90% 85% 90% 90% 90%
sasmtFIAN TN Kiosk 39,124,800 35212320 36581688 38,733,552 38,733,552 42,606,907
BAZAAR 5,690,880 5690880 6259968 6250968 6,259,968 6885965 6885965 6885965 7,574,561 7,574,561 7,574,561
a“mmmwﬂwﬁ"mﬁ; (Occupancy Rate) 60% 65% 70% 80% 90% 100% 100% 100% 100% 100% 100%
39338 FIAN BAZAAR 3,414,528 3699072 4381978  5007,974 5,633,971 6885965 6885965  6,885965 7,574,561 7,574,561 7,574,561
ST NN TR AL (EGI) 3414528 3699072 4381978 5007974 5,633,971 43908000 39995520 41843208 43995072 43995072 48,394,579
3101581 (Other Income)
- selfandauuieinls 2,195,400 1999776 2,092,160 2,199,754 2,199,754 2,419,729
- selianeninig 13,172,400 11998656 12552962 13,198,522 13,198,522 14,518,374
- el 170,726 184,954 219,099 250,399 281,699 2,195,400 1,999,776 2,092,160 2,199,754 2,199,754 2,419,729
39u9185y ‘Suq 170,726 184,954 219,099 250,399 281,699 17563200 15998208 16,737,283 17,598,029 17,598,029 19,357,832
sanst LT ReA AR (EG]) 3,585,254 3884026 4601076 5258373 5915670 61471200 55993728 58580491 61,593,101 61593101 67,752,411
1szantunisenldiane (Operation Expenses)
FuruAguaznisinig
Anlanelunisandiunisdaunans 179,263 194,201 230,054 262,919 295,783 3073560 2,799,686 2929025 3,079,655 3079655 3,387,621
Anlianelunisiimns 179,263 194,201 230,054 241,557 253,634 266,316 279,632 293613 308,294 323,709 339,894
Anliaelunsneuaznisnain 125,484 135,941 161,038 184,043 207,048 2,151,492 1,959,780 2,050,317 2,155,759 2155759 2,371,334
Anldaaanansyiling 896,314 971,006 1,150,269 1,184,777 1,220,321 1,256,930 1,294,638 1,333,477 1,373,481 1,414,686 1,457,127
Anlianelunsgentings 107,558 116,521 138,032 157,751 177,470 1,844,136 1,679,812 1,757,415 1,847,793 1,847,793 2,032,572
ﬂ'w'ﬁa‘wu?ﬁuq 71,705 77,681 92,022 105,167 118,313 1,229,424 1,119,875 1,171,610 1,231,862 1,231,862 1,355,048
Anld4ne593 Total Operation Expenses 1,559,586 1,689,551 2,001,468 2,136,214 2,272,570 9,821,858 9,133,423  9,535457 9,996,844 10,053,463 10,943,596
59315185 UgNE Gross Operation Profit 2025669 2194474 2599608 3,122,159 3,643,099 51,649,342 46,860,305 49,045,034 51,596,257 51,539,637 56,808,815
fnldsneadt
AmilsaFeu 17926272 194,201.28 230,054 262,919 295,783 3073560 2,799,686 2929025 3,079,655 3079655 3,387,621
Anflonlsziuit 19,355 19,935 20,533 21,149 21,784 22,437 23,110 23,804 24518 25,253 26,011
sauAnianuadi 198617 214,136 250,587 284,068 317,567 3095997 2,822,797  2952,828 3,104,173 3,104,908 3,413,631
Anlanelunisaamu
Areaieenms - 6451500 - 6451,500 - 206,429,500 - 206,429,500
Rudnsesduiuliueenans 107,557.63 11652077 13803229  157,751.19  177,470.09 1,844,136 1,679,812 1,757,415 1,847,793 1,847,793 2,032,572
soun lde
dazanmuniamelfnewsinaen ;ﬁ”muﬁ"mmi; (noi) - 4,732,006 - 4,587,683 f 2,210,989 - 203,749,160 - 203,281,438 46,709,209 42,357,696 44,334,791 46,644,291 46,586,936 51,362,611
Terminal Value 642,032,637
wszannunnssngl§ananiad (Total Annual Cash Flow) - 4732006 - 4,587,683 2210989 - 203,749,160 - 203,281,438 46,709,209 42,357,696 44,334,791 46,644,291 688,619,573
NPV 33,959,022
IRR 16.07%
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Interior Designer

quﬂ1ﬂ112554-5dﬂaﬂﬂm 2557, Interior Designer

Whitespace



