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EXECUTIVE SUMMARY

The site is on Pinklao-Baromrajchonnee between Tesco Lotus Pinklao
and Central Pinklao Shopping Center. This site is L shape, 22 meter width and 50.32
meter length. Total land size is 383 Square Wa. The height is higher than Pinklao-
Baromrajchonnee Road. The area is in high density commercial which has Tesco
Lotus, Central shopping Center and transportation hub, etc. which comprise with
many group of people such as students and working people. Also in the near future,
Metro blue line train will be opened on Charansanitwong Road which is not far from
the site.

Indoor Market would be developed by studying the possibility of
developing a project on land used by analyzing through financial, legal, marketing
and physical aspect. Three sensitivity situations has put into the studied and found
that this project still in positive NPV and acceptable IRR. In base case, NPV is
34,237,223 B., IRR is 24.94% and 5 years and 6 months for payback period.

In conclude, there is a possibility to develop this project the results

have been worth investment.

Keywords: Market, Pinklao, Baromrajchonnee, Feasibility Study
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1) Tsausu ey 5988 31995 (The Royal River Hotel)

Al 3.6 159u5u ez 5088 51999 (The Royal River Hotel)
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199 219 Y8aTyatinied 66/1 auuATYalNA WALINER , SULLUINTLNN,

3w, Usemelng 10700

FIUIUNBI 425 B9

UszLaniiod YUA 31A7
City view 28 1500
Riverside view 40 2300
River front 52 2500




2) T5ausy 8@ # 8113 (S.D. Avenue Hotel)
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Superior 1400
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Executive Suite 8000
Executive Suite 9000
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3) lsaususedia IR ngun (The Royal City Hotel)
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A1l 3.8 The Royal City Hotel

199 800 0.USNTWVUT LWALINBNURY NFHNN, 10700 NFINNUMIUAT

FNUIUBINN 401

‘Ui%m‘ﬂﬁﬁ]ﬂ YU 31A1
Surerior 32 1900
Deluxe 32 2200

Executive Suit 64 3000
royal city suit 96 3500




4) Tsaususueslen n3avme (Riverside Bangkok)

AWl 3.9 Riverside Bangkok

M199lAT9N1T 195 0.59%30 LUAUNNER NF4NN+,10700

PRINNVINUA 262 1194

Type room YUIN 31A1
Standard 86 900
Deluxe 152 1,400

Deluxe river 24 1,600
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Figure 4: Existing and Future Supply, 2006 — 2017F & Beyond
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Future projects include only Shopping Mall and Department Store based on projects already announced
Source: CBRE Research
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Figure 1: Existing and New Supply, 2000-2017F
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Price _ RoomSize
Minimum |Maximum Minimum |[Maximum

'Your Place Apartment 3900 5000 20 28
fl9na29 Apartment 5500 5500 25 25
tnulu'll 4500 5000 20 20
Ty T b T 3800 4400 20 20
The Bangkok Pinklao Apartment 7000 10000 25 45
Pinklao Place 5000 6000 28 30
Suksan Pinklao 3100 4000 25 25
SUNNRA 2800 9000 25 25
Tee Pinklao Mansion 3000 4000 20 20
S.P. Apartment 3000 4500 20 20
Bunf wnutiu 7000 7500 32 32
Rachakarun Park Residence 4000 4000 22 22
KB Residence 4500 4500 21 21
Udom Mansion 3100 4500 22 26
18Ul Tonwas 5000 7500 26 42
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8.) Rachakarun Park Residence
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4.1 auuAgun1lunishn Front Door Tuwsazniwgau

aonleiu)ld MLR + 1 lngpanide MLR 1nainawadiensnide 6 suIA1s 11

9INSUIAITHIRIUTEMALNEG a1 Tull 24 WeARnBY 2558 AITIEAZLBUARIUATS

M1319% 4.1 dnTmenideRiugessuinsduii

5UIANT Sasmenide
AFANN 6.500
n3alneg 6.525
nanslney 6.500
Inewglvg 6.525
QRGERIGER 6.850
nsing 7.025

\de 6.654167

(%
LY [

satiugdInvinagldnenile MLR + 1 91 7.65%

® SyyzlIaINNLY 10
® Annualized Mortgage Constant = (interest/m)/(1-(1/(1+(i/m))An))

i = Interest

n = Total Number of Months that the loan is repaid

m = Number of months the loan is paid in a year

NG LRI

Annualized Mortgage Constant = ((7.65% / 12)/(1-(1/(1+(7.65%/12))A10*12))*12
=0.143383

® Debt Coverage Ratio = 1.2



o dndimunisamu andudiiu 50% uazadvued 50%

® AunuAINeas N (SIAUseliunsneass, 2558)

®  S1ANAU

MegIavinlainsAwInyarfulegldls  Residual Method — &<l435A
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Residual Method

iQIQ
YUIRNAU (I151971)

383 $1979
YUIATIAY (M13719U79) 1,562 M7.4.
a¥1991A13le (ngrunenisneasne A157991 2.5) 10,465 9.4,
g 50%
e 5,233 7341,
AU 110,000 UM UAT /
WarlAINIg 575,575,000 U
neasnsaulou 2 U
Time Value of Money
@Discount Rate 7% 502,729,496 U
ANARITIUNIT N8 20% 100,545,899 UM
ALLNED 402,183,597 UM
inANneas19 @ 27,000 U #D #1S.4.
(MTNENIAN W.F1.2558) 282,555,000 U
ALVRD 119,628,597 U
s1eTiny 312,346 UM 6D 7197,
NMTIATIEReElETIAUsEIN 312,00001%/915.21 e?iﬁmaﬂé’fmﬁﬂﬁ
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MenlndiAgaiue 290,0000M/m3.31 BeiliaunsaldsiaNnieEIniAnands Residual

Method 19
4.2 91A15E1UNU

4.2.1 A36T 1 91A15818N9U AN 23 WAs
sUkUURIAS 8 Fu Fpurun 0-3-83 15 Hudideats 6,856 as.u. Tnewdu
NuwnUszana 50% Anduitufivdesdn 3,428 asy. Tagdnsinisiienans dinau
UShudanadmsu Low Rise = 50% 31nn1saeunugdnnisemsdinanunga B viua

a1
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Casa 1 enmsgndeandh 23 wos
I SITE: I I
Assvmption Wmmanaﬁ.l
fnuritusun 0-2-8318 durdeato 6,856 ns.u. duriddosnh 3,7700s.0.

14 £ iloren Ainnualzed r= 7.65% i (MALR=-1.00) sUIMSIHUSnALNY
Morgate Constart oot
n= 10 S
uourhs:
Front Door Analysis
Aunuritumiu 114,5%00,000.00 |uin 300,000 LN/ 0B, 383 ns3..
Folgrahio 117.237.600,00 |in 17.100 LN/, £.856 ns..
Aunusaufuiu 232,137.600,00 |Lnn
Loan to Value Ratio 50% {BUwnS 50%  DOMI0D 50%
Fusupurioned 116,068,800.00 |Uin
Annualized Morgate Constant
0.143383
pudousuwnsfi 16,642,331.61 |1n
Debit Senvice Covaroge Ratio
120%
NOI Rdooms 19,970,797.93 |innal
Operating Cost 35% IMs3pUmMUEBnmsemsdilnuinsn B Non CBD
EGI NAooms 30,724,304.51 [inAl
dnsimsnhiiur 5%
PGI MAooms £1,448,609.03 nAl
furitseonh 3,770.00 |ps.L.
Amhridivoms 16.25%.37 |inn/ns.u.1
o] 1.358.28 |unn/ns.u.Afiey

A9 4.2 UAAINTSAWIN Front Door enansdrtinailmgiemsaniosndn 23 wns

aziuldudaannduinsdla s lmesansduldlefe  1,358.28

U/AT.4/A00U BgenInAngnaIni 280 Um/ns.al/iReu
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4.2.2 n38i7 2 21M15EUNU §9and1 23 LUAS
JULUUBIAIS 20 TU AIRunAuvue 0-3-83 15 Wuineas1s 10,460 ns..
Tooduiuiwnusedna 50% Anduiuivasein 5,230 #5.4. IngsnsInsiinennns

A1UNUVTIUAINAEMTU High Rise = 86%

Lase 2 BIATSIIUIANST 23 .

Assumption swmshineu go 20 Bu
rinupuin 0-3-831% durfeato 10,460 ns.u. duriisosnh 5,753 os.u.
Annualzed
14 r.n iflorneh Morgate Constart r= 7.65% dnsnonids/ [MLR-1.00] susIraUsanAlng
10 dhusuthdeuths:
Front Door Analysis
Aunurinufiu 114,500,000.00 Ln 300,000 LN/ 0S.9. 383 ns.3.
Folgratho 203,570,000.00 |Lin 19,500 LN/, 10,460 ns..
Aurusaufudu 318,870,000.00 |uin
Loan to Value Ratio 50% (BuImns 50%  DoniDd 50%
FswSuNoe 159,435,000.00 |Uin
Annualized Morgate Constont
0.143383
putleusuwnsistl 22 860,321.9% [1n
Debt Senvice Coveroge Ratio
10%

MOl MFooms 27.432,386,38 (LAl
Operating Cost 35% wnmasasumuiinmsetmsduiniuinsn B Non CBD
EGI Mivoms 42 203,671.36 |uinT
dnswmsehdiur B6%
PG| fifiDoms 49,074,036.46 (Ll
flurUsoanh 5753.00 |ms.0.
mnhfidooms 8,530.16 |wnnvns.u.
&0 71085 |wndns.u.Afloyl

NN 4.3 WANIN1SANUI Front Door mﬂ'ﬁﬁwﬁfﬂmﬂﬁtﬂiﬂawmiqqmmd'} 23 LR

wlfvdmndwnud  dugisiililesmadullléfe 71085
UW/P3.41./ReU BegeninAginandl 280 Um/ns.al/Rey
4.2.3 a3
wiulfimdmndwnand ausigyinlilasimsdululdvesnisaing
9115 AWNNUIMNII23MAT Uazgndl 23 AT Ae 1,358.28 UW/MIA/feu uas
710.85 UW/ASAAfeu MNEFU BsgeninAginanail 350-390 uw/As.aAdey Tl

AU50@519%9
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lupsalviimsasidlsawsy magdavilavinisiesied 2 nsdl

ANNGIRENTN 23 LIRS Uag g9nI1 23 1WnT laedlseazidendall

4.3.1 50N 1 15985UAINIT 23 LUAS

Cose 1 8nAtagoiaenzh 23 was
I s I |
Aszwmption baaw go 8
Aoutduonn 0-3-83H duriesto 6,856 na. Wudutng s5c durddesnh 3770 naw.
4 rn aifanndy N r= 745E  dnsnensiud [AALR-+1.00)
Canstant
n= 1 shusuluieuds
Frant Doar Anakyss
Ty 114,900,000.00 [un 300000  un Fnaa 383
| Bl 159,676,240.00 [um 23,200 umAEL. 856
dunuzsudy T74.576,240.00 [um
Loan to Value Raotia 50 ffaurATE S50 eonea 500
duswurtenad 137,285,120.00 [um
Annualized Morgate
Canshant 0143383
Rurlausunaafol 19,484,828.48 |um
Dbt Service Coverage Ratio
T2

N fideonts 23,621,79417 [umA
Operafing Cost 50

EGI fidoona 47,243,588.34 [un.A
dnanastdurd e

PG fidoont 50,799.557.34 |un. A
furhdoamh 3,770.00 |naw.
Amhridoonts 1347468 |unnan.A
5] 112289 [unnawAleu
5] 3743 jumdnans

1 Ao = 30 naw. whidwh

112289 jumndSu

A 4.4 M3 Front Door 153usugatiosndt 23 1ins

55

& Ao
AalsIwIUN

auwmdalanang



56

4.3.2 N3l 2 T5ausugendn 23 ns

Cose I owegeunnst 28 o
fsumption Tooraw g0 20 fu
Atumnn 03837 durldesn 10460 naw. durldeanh 5753 nay.
Annualized Margote

B .o afoae Canstant = TATE  dnswendud (MLR-1.00 srwEdelsnahs
n= L] dhusuluipurhe
Frant Door Anakpsis

dunurtmuwmy 114900,000.00 |un 300000 U Soan 383 naa.
|Fougnazna 300.934,200.00 (un 28,770 unAnEL 10,450 nau.
dunuasediudy 415,834.200.00 [um

Loan ta Valua Ratia S fmnAte 50 eanea 50

drousurtoened 207.917,100.00 [um

fnnualized Morgata

Constant 0143383

unausuaeation 20.811,847.15 |um

Dbt Service Coverage Rafio

1205

N4 fidfeona 25,774.216.59 [unA

Oparating Cast 5

EGI fideona 71.588,433.19 [unA

dnennastafur A3

PG flidona 76,933,799.13 [unA

furtudoomh 575300 |naw.

Amhrideant 13,5728 [ummau.

GE=] 111440 |umnsnau s

L] F715 (ummnand

1 died = 30 naw. wkidmh 111440 [unSu

AN 4.5 WARINISANUI Front DoorIidLLiiJEjﬂiJ’lﬂﬂ’jﬂ 23 WA

4.3.3 a3
1INN1TIINNSRY Front door Tun15a@519l59ws0 MaUUIneIn3 234, hay
g9ndn 23 W, AzAesimuATIAein 1,112.89 U Uay 1,114.40 U audau Budle

Wisuiusmnandeegi 2,083 v Jadinnudulilanashasdluuiiomi



4.4 aWISNLUUN

4.4.1 N3N 1 awrsmiausl 91msgetioanda 23 wns

case 1 riBens1 23 was
SME:
Arspmpiion eundnuiun Fo &
RRURGEMNG 0-3-83 15 BuRcesio 6,856 0oL, uluime 55% Duvsoon 3,770 o,
anmaralized ana
Td r.n sormen r= 7.65% - [MLR+1.00] anmawotsndlng
Morgate Conshant oenaEn
el
n= 10 e
[y
Front Door Analysis
P 114, 900, 000.00 |un 00000 UM/ 0.3 383 0.9,
Folgnain 116,552, 040,00 |un 17000 un/oau, 6,856 oA
CANpE s 231,452, 000.00 |um
Loan o Valse Retio 50% fanas 50% oomod S0%
FuwTuted 115, 726, 000.00 |un
annueiized Morgate
Constant 0.143383
mdousnAanol 16,593,179.80 |vm
Dbt Senice Covernge Rotic
120%
NOI Adoans 19,911,81577 vl
Operoting Cost 35%
EG] fitsoama 30,633,562.72 |umil
o 93%
PG Aideana 32,939,314.75 |umedl
s 3,770.00 s
AmiiceamsE 8,737.22 |vmvoawAl
iz T26.10 | unsoE., Ao
1 figd = 30 na.w, olddmh 21,843.05 |unifieu

AWM 4.6 LAAINITATLIN Front Door BWISVLUUY 91ANTa9HBENTN 23 LIRS



4.4.2 AAIN 2 WML B1ATTERINNTT 23 LUAT

Cose 2 ewmsdounnnasy 23 w.
Assum ption eunsmiiun go 20 fu
Afumnn 0-3-83 18 dunnesio 10,450 oa.0. Bunldoon 5,753 oa.,
Annualized
T4 oo slorrvn Morgete Constont = 7.65%  GoSnenised [MLR+1.00] anmasiolsndlng
n= 10 dnsouithdeanite
Front Door analysis

S 114, 900,000.00 |un 0,000 U/ 653 383 A,
dadgnain 219,660,000.00 |um 21,000 vnosL 10,460 oa,
RS 334, 560,000.00 |vn
Loan to Valee Ratio 50% fands 50% oomeg SO%
Frwiuaved 167.280,000.00 |un
snnualized Mongohe
Constant 0.143383
SILESTE T ) 23.985.164.25 [vm
Debt Service Covernge Ratio

120%
HOH Pdoams 28,782.197.10 |uwil
Operoting Cost 35%
EGI Fseanns 44,780,303.23 |vwil
SoaiE 93%
PGI s 47.613.229.28 |uwi
wldou 5,753.00 |oa.n
Fwindoons 8,276.24 |vnvoa.w.Al
nEa 689,69 |unyna.. Al
1 fioa = 30 ma.w, olasmh 20,600.61 |vnabou

AN 4.7 LERINTISAIUI Front Door 8W1STIUUN E]'Wﬂ"liﬁ;iﬂuﬂﬂﬂ’j? 23 1UnS

4.4.3 a3

58

NA159INNSRY Front door TuNNSas199nsHiLus MeunIn@Ingl 234,

Wiguiuse aanndsegi 250 uvin/msa. 39 Lifenudululinaeriassduuinuil

way gendt 23 U awsedlilinegnewin 728.1 uar 689.69 UMN/MT.U/ARBUMINEINY Tuile
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4.5 §35N3UTLANAAIN

INNQUEIBRAEiEY  @ansaadimatalalifiu 5000 #9.3. FRzEIN0E3
naala 5 Pu(Tuar 857 M.yl uianmMsdsa ladatunddeeglndiAus waviunisenis
weslndfsaiunidasens fonsnaiedus Guduld 8andn 70%  negdaviuazidives

1ASINNTIIIHUIINIATINTNES 3 YU VT

4.5.1 NSES19MAA 3 VU

Case 1
s |
AFFEmpiion nE0ge 3
AUt 0-3-83 15 dunnesin 1,714 pa.w, Duilukne 55% dunlsoosh 94308.0,
14 r.n s e e r= 7.65% g [MLR-1.00) snaawiadenslng
Constant ooyl
Ly T
n= 10 A
[ & Ty e
Fromt Door Analysis
Ry 114,900, 000.00 |um 00,000 N/ 0AD 383 083,
davgnaim 42,164,400.00 |vm 16,400  vIvDs. 2,571 oa.
s 157,064, 400.00 |
Loan o Valee Retie 50% Ganas 50% oo 50%
FrmTueg 78,532, 200.00 |Um
annualized Morgete
Constant 0.143383
KARSEuANATIY 11,260,208.73 |um
Debt Service Coverage Retic
120%
NOI Afioamna 13,512,250.47 |unwil
Operating Cost 25%
EGI oo 18,016,333.96 |uruil
anmEER 100%
PGI Aidaana 18,016,333.96 Uil
Ehinldouni 1,169.70 |naa.
Awiiiseams 15,402.53 |unvns.an Al
=) 1,283.54 |unvns.Adeu

AN 4.8 WEANINISANUI Front Door #ane 3 T4

4.5.2 a3
91NN1591N1583Y Front door Tumsasieeatn 3 du laAngiidesnis
1,283.54U / 93.4. Faflaifiou Ausian sanndeegf 1,600 v / a3y, Jadinnudululen

eyas1aluusu
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IINTIATILANWAIUNEAMN, NYMIE,NTea1R  wan1sau agdledn @2

UspmmindiiamuuasAual Ao lssusuuazeann  Fellveddeidounnsdeiuly  Fadle

TTUNEBININGUTT Mudvesnfuindulanaziionayuingain AewnHanal

a

- ARuanswiasdesnd  lswsy  Feezilun1sanannudeannien1samng

n3le uazAsugnaliuuueu

- fanugiunglun1suimsndlsasy Wendussaun1sunIsnaaIneguaa

- Jonoudeni dslusuiandwmsuwlasu azdunisinelunissonauninlsawsy

M50 4.4 asumadennisasu

Ussam | awsviuuv | euile Tsausy | Audnisin fan

AU v v v v v
nvue

AU v v v x v
nEnIN

AU v v v I v
N3HA19

AU 3 & X v - v
N3

AU £ L x _ v
ulguny
nsed 45 geResnusaauazlssusdudndeniidfanudidlerrsu

wleuiganiinnsan Jadnvedasinsinudssasdnasiagliamugs Yseneauiuliiivssay

¢ v a VYo v & a v = I vl
mMsasuuimslsausy Jeldfndulswsuenn wdegsiamunaindsdianudululivian
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uni 5

NUNIUITIUNTIU
5.1 AU%UNYVDY ‘Aaa’

pa1n  vnenud  aoundeunfdaliludan T dunguyuiedmnedus

1
3 A v 6

Uszinded ednd din waldl wieams sulanwluvesan Uszneu viseUsauwan seves
a0 o & [ =] o ! a v A v = 5] =2
dote el laddnaviinsdweduiUssiavduime vieldinny  uasvangAusInds
Usnadedald dwsulvidaladuniguuy iWedmhedudlszinndinan Wulsedn vise

Juasinsn wsemuiuivuasaialupuinesunszssdygfa 1 Swseuaqueaiai

14
v = [

Favudulszan vsarduasinsd visemuiuln luinesidunisanluaniuinvasensu wsely

A a ' ¢ Y = & a A oA < Ao o
N RIDNNEAIDI1IUE LLaglmT}f\]wﬂﬁNai’N@’lmi Mi@"ﬂgLUUUiL?mw‘lMﬂJ@’]ﬂ’ﬁﬂmqﬂJ namgy

¥
v A 4 a Y 1 4

yefnsfievdlsznou stide 1) WJunsyguuudin duiedudswuiu 2) Audiudendudud

Y Y

-}

(%
=) & ]

Uszivemsan ldun fnan wald deidu wiadlednifituvasudnduddy drweed
Aupsumerseldfiniy (nsueune, 2535)

fodu manedn vie maalusy FSaliEnssvinedud dssaneseslii
wesiaes soudh Hefh gunsaivedlddug uddny laservaziiiuiennsve I

Auslaregine dnwurnisuszneuianisil Jdildmsuszneuianmismatn auaduvanely

£
wa a 1

wsesUngRd mnuadunisdmiiedud Tull viemsansisay amuunUyalRlumnn 9

(nsuowNsTy, 2535)
5.2 NHuEfuazunANNigItasiugsnanIlan

AUSUTIHNUADUNNSURFISUNTNE CB Richard Ellis dulaaiwunysenn
YoagsnarUanle 3 Useian loun

(1) gudn13e (Shopping Mall)  Usnausmenuiivisduiwisduiesdmnsu

[N

Finvianeste selaundnunannnsiikinuNvedsetdus N At e AnauEna U4

Y

eldvesidn  Tuszeendsll  gudnmsivuadnluesrudessan  reuylAvead

(Community Mall) %38 guédnnslndtu (Neighborhood Mall) Fsduiideusnniy
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=

Uban Land Institute-ULl  ldiwdaguenisdnesnidy  duszuan  fe

Neighborhood, Community, Regional Wwag Super Regional lagn1suieUssinndinand

1%
o =

milafadadelusy  guwuunsldaeeiiuil - S2EerIRINgIUNITAN  LardIUNALYRELN

ee

YNUUR
VUIAAUINITAN Nufidesins fufivne N md
Neighborhood 3,000 — 10,000 5,000 Supermarket
Mall
Community Mall 10,000 - 30,000 15,000 Supermarket
Regional Center 30,000 - 90,000 40,000 1 Department Store
Super Regional 50,000 - >150,000 80,000 3 Department Store

‘1'71|3J’1: Urban Land Institute

[ '
Y

(2) ¥9a55nEUA (Department Store) viwiin? WWUIIAIUAN wazlinvesnfu

Y
PRI PR | ' | a ¥ ¥ o
MelvigduinlagAg1azAnNT e lnve e

v

(3) WsvevanuuInlrg (Super Store) WiednTonilseie Hypermarket @i

nindudauanisisnelenanainnisueausnan FalinsuUINUR L@ NS U

Y

HANFUTRALUINITNUFIY LU 91T LASDIAN YIDANVILBEUBISUIAITHINE
= o Y oY ) v v a v < U @M T 1 &
Fefmulandmaintulilavsdundssinnomsdunanilidaindusain
anlel laeiieumedlalnalfesiign WaNaT11INUsHANTBIAUENSAIUNENNITYRY

ULI fie Neighborhood Mall {iagan Nufineas1a uay wuive Fuduusznngudnishi

@ a

Lanvian
ad o Yy W a ¢ A v
53 'VIQHQ‘WLﬂEJ'J“U'PJ\?ﬂ‘Uﬂ"Ii'JLﬂi']SWWUVIﬂ"Iiﬂ"I

a ¢ ° & A v a a ¢
ANTIATITURAAALALNITVUNNUNANITAT (Trade Area) AB ANTIATITUAAR

dmsugsiamUanTwinangsiaenavnssuvsedinaulmneg lnunainAuanaggnitwun

q Y

¥
=% v o

TneNuN1TAURIIaELY FTUNUANYUTOIUTZTINT NMTLITINUNINITAT LaZNITWYIITY
Tununlndfes TunsimsieinainaUanazusenause 2 Jusaulasludulsnazidunis

Ussidiudnuazialuretnainlunnninanemlaseadaussmnsanmasygnalae sy wum
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AUaniilley anuldaunasenivguasduazaunurensalan wasdnenmuesinaiag

A9ds19 @1

A4

!

¥

1%
[

™ v

[%
Y a a =

wiutunaesazineItunIsAmuaiuInsAUgugiuasiegd  Insiase

Y

d a 1 & A
QGUE]LLazﬂ’ﬁ‘USWUQ LLGUQIUW‘U‘WUU‘]

An13@1 (Trade Area) anunsanszanelaidu 3 laulaun

(1)

(2)

(3)

WuNN13A1UgUH (Primary Trade Area) @sAsaumgugnAn 70-80% 91N

3 & A = ad s A 3 v PR & A Y
Qu‘ﬂﬂaquuﬂ IUﬂimﬂJ@QﬂaﬂJiﬂumﬂJ@aa 99 @u‘ﬂﬂqiﬂ'ﬂ:ﬂa‘Uqu Wumﬂqiﬂqﬂiﬂ

a & Ao ady Y a = [ ¢ % |
Qll"i]3ﬂaaUﬂq@JWUWiﬁﬂJWW@\ﬂ%LWUWqQ 5-20 UM ﬁWﬂLUuQUEJm%m“UuwimyJ

- Y

fuin1sAgugiiannsaveeseiioantuladn

14

WuNN13AMAEA (Secondary Trade Area) diuilludruilanunsovensgiu

(% ]
1% A a

anAnlaliady 15-20% Juegiuiunnismindifgeniegluluniunideiissuy

[ '
A =

MIANUIANNRIzaNTAvENe N SAYRe g lneE 19N

Wuninsfnfegll (Tertiery Trade Area) wuiluduilluiiufilnafianiiay
anunsafgagnAnld Jsoraduiiunildlngunualidnuazianieg W Factory
Outlet Center waz Entertainment Center tudu Faaunsafgainvisdiien

wailalsanduagluuinalndifuwnibeusuld (Peiser & Hamilton, 2003)

1) a ¢ = y & ) P
‘Uuﬁlau‘d’a\‘lmi’lLﬂi’lz‘lﬂﬁlaﬁﬂ%‘lﬂizﬂaUﬂ%ﬂwugﬂu 4 YUNDU 1ﬂLLﬂ

(1) AmuaiunnsAmdgnurianfeInIsimuAUgn1SAN

(2) AT zvRudsaiinaseaudnism

(3) Amuadwvesuslaanazanldusnsneluagudnisen

(@) AnszinisilasuslasiiorianisauaninasygiasarUssansiuewaaiiodinndu

Poyalun1siaulaseinig
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5.4 nuiineidesiunsuinisdnnisaudnisin

TIMES MODEL

MsuImsguinisdibivszauanudniaty wenanagbinuddyunving

o
(% L3

A0eAUINIsAMAE Tenant Mix Wad N15USMISIANTSAUgNMIALTBlAARAILRHelY
Yosgltusnslinniigatiududsdfgundnusznismile
madllaweuuimislunisdn - TIMES  MODEL  snUssandldlunsuivnig

Augnsi lneeiladsdadenwioludl

(1) v3a1 (Time)
AUENNSAAIINDUALDIANNADINITVRIRINHUIN1TVRIAUENISAIA
asuiulufeulsvesnan 1wy nanlelavesudnisi Fsmsaenndesiunsiiiuiin
vaanguanawlwang Wy mngnadiulvgunlduinisludiaiainaisdiu enstinsseziia
Tunmsilinuinseenianndu  delignéannsalfinandentedudldmunudonisiag

1 I -y dl v v a = 1 1 o -y
Lisssuiln lunanigunldusnisiegesedndn

(2) Yoyav11a1s (Information)

v 1

ToyarnasveAudnIsAIY  Jayaiedtuiuasegneluaugnisin
Tegasilvy Taudesls Twdwenmsduaiunmsuienng  Wudeyaiignidesnismsiu
& Y = = v 1 Y v K ¥ 1 < S
AugN1sARssiinisdndesndlunisudedeyawmarillignAedalusyuussiouuay

avnINTINS? wazdlaladne Fududnuimsnisudslunisuimsnailignandndie

(3) sudszauMsPaiaunsidnAudn1sAl (Money)

JadptiinannuuaedulasiuvesiifugudnisfuasATounsy Wineag

I [

v I3 i o & ' o v = & G 0 ) )
ﬂ']ISU‘U']EJ"UWL‘UUWWQs]ﬂﬁ%"ﬂ']l;fﬂ@ﬂ YU AINBUUIU %QLUUﬂﬂ‘UﬁW&JmMiUﬂ%S 4 U98N1g

o aa 1

AsutiInalddngassaulnanieg wu A, A, Alnsdne way duq diunvdedaae

<

Dusutszananganlduinisvesasudnisi Nazanunsalddredovedls dalugudnisainig

[ |

30 dumauin (Tenant Mixed) 7wsnzaufungugnAiarisnagnssaigennaediv

ANWMEYDINGNANAIIU
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(4) W&s9U (Energy)

Jademanuinneuardnlavesidulugudniselddmiunisvevedly

(% 17
[V v

wiazAsTINzAaslinasulunsiiumiua s eallSsuisudendeduavintnauniiazle
Audnfidosms  Fdumsudmandinuresgnéndsmstanguuesiudssanideatliey
Tndfu Wy Hefh 1niessedu el Fusdioiiiunuazmnuarannislanginues
andlunsderesusazeds adoresufmafiuiuiiisinuiefunurauqasidlignén

Ioinneu FeazvilrgnAanunsaldiiantugudnismlauiuiu Jegeiulenianisuesely

(5) NuNUazszezN19 (Space)
N13AHeDeTEEEN19TENI I IUAUTENGUI ARG TINDINTIANIAAY
= ¢ v g v v P | Y] a A Y wee
wselugudnismiinienadisane  Livedeawiall  ieluagnanidnasainauiglunis

WuaDNAUAILINTU (Kaufman, 1984, pp. 5-24)

NMINUMWITIUNTINT e atdenisinauiiuinisinuilui
a L4 ! v = a L4 ! < ] a O v o a
WATwNngNgnA1  Twiiduneumsliasigviegalutuney  Snviedainomauf TIMES
MODEL TunsviuuuaaunuiiveazlaiiannuisanisuagngAinssuvengugnan ivetan

AnneAnaziilasinsilinseiuaudeanisunian
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st muangugnAvanneunsiawlasainsedwnsunsndsianudduees

10 swnslidilahgnavandelas Snginssumsldnuegials wasiannuveu L

woudtls 1919zliawnsasenuuulasinsineulangnainlasgatnay dawainistymlu

A1SVIBLALUSUITIANTTIASINSAURDLUAE

FANNIIMETAVnlATATI8YiNg

LUUEDUDIN  FRINNALUUEBURMSIMAYINANSANTOU  SYaei1eiemalasansseasiiume 5

9 gl wuadu 2 9aian A

lanaa1nNN13d1399 LA UL UAIANIUAI TR LA

13N 6.1 guasAlULUANLTINISAN

1. Day time : UniSuu WA, AU LAz AUAITONTIUU

2. Night time : AuBNAzagsoUUSHASANNSIAUNIISEYE 5 Ui

UszLanngugnen nNaugNA 17U (AY) NLEL976)
YIUNA TIUNNDIAE LR 34,504 AU AN 30% VDIAU
uanentoy Tuaiavan
(115,012 Aw)
AoUlA Tundr wiiadou | 421 Ay 234 giln
19, U NN
90%
weaeula Jund1 | 504 Ay 420 giln
9n3INTUAN 60%
quit wism Yuindn 4,320 AY 2,700 giln
8n3INTUNN 80%
quitdl twaa Tundn 696 AU 580 giln

BNIINITUINN 60%
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UszLanngugnen naugNA 17U (AY) VYL
Uil wwiaa Yuindn 781 AU 651 giln
2 9n3INIINN 60%
QU Lwad WIzIIu8 1,357 Ay 1,131 giln
9nIINTINN 60%
wWay NTas Lsadaun 1,126 A 1,408 giln
Tundn 9n3INIINN 40%
5U1 DALY 342 AU 244 gilp
9n3IN1TUINN 70%
AoLLBUES TUNAN 1,156 A 591 yiln
9n3INILINN 98%
Tuindaeulafiden 130 AU 72 giln
BnIINTLINN 90%
quitdl v Tuindn 433 au 541 giln
9MIINTINN 40%
quiNdl @ w8 146 Ay 183 giln
BnIINILINN 40%
lo7 sa@ieni Yu 358 AU 199 giin
LN M3INSAAA 60%
anSNium ARUN Haus39 214 Ay 107 giln
9n3INILINN 90%
JR Park 126 Au 63 giln
9nIINTINN 90%
T e Feld 86 AU 43 giln
9n3INTUINN 95%
Urululdl 130 AU 65 il
9nIINTINN 95%
GIRRVIFGIVHEVERK 100 AY 50 giln

9MNIINTLIINN 95%
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UszLanngugnen naugNA 17U (AY) VYL
NS KKP&N 108 AU 54 giln
9n3INILINN 90%
BNSMLEIUN PSK 200 AU 100 gl
Resident 9nIINTINN 95%
SP Apartment 108 AU 54 gin
9n3INILINN 90%
T.S. Apartment 56 AU 28 gilp §9T1N1TN
AUU WYY 8 Wn 100%
ansnuiun Inualsa 389 AU 194 giln 69311567
Fuand Wn 90%
Tundemsmisiust 126 Au 63 giln
9n3INTLINN 90%
Fimausudu asey 57 72 Ay 36 giln
8nIINTINN 90%
2dlaEtung 2 108 Au 54 giln
9n3INILINN 90%
NAvFlunesENIIY 126 Au 63 giln
iun an3INSUINN 90%
oty Javd 86 AU 43 giln
NINLLIUN 9n3INILINN 90%
amensniwl | 740 A 370 yiln
YOYUTH 2 9RIINTLIN
97%
naulldn WnAnw UnAnw 1,000 AY
LHNEFNERNT
A3sNTNEIUR
nauauiiendy | wauienentes 12,047 Ay anuUsEnaung
mituinnsdn 670 Un
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UszLannguanen nNaagNAN 17U (AY) VUL
QGHIGOIOE Hetyasnald 47,521 f/ T #1UNN159TTTUAL
Mluusu YU
WuNN15A NTUNNUNIUAT

A0NUANWINLAY NN 1,500A14/3u IINNTHANANTOU

fanvestoya : 1. ainuivsmanedou nsunisunases nTgnsaumIalig | eauada
UIUNUTLIINT waztU T183MTA I8 UNBUATTIEAIUA B LAY SUIAL W.A. 2556
2. dhannasemesvefon anudanganmamiuas ¢ fufoans
Unmses [nu.2] 24
3. doyadtinvnzidewl 2556 UmIngusIINAmans anIvendefauing
LazUTEanaUINAINNSISEUTIAMELIMEMEanS AST1neIUTa
(57unna1v1Iv) Useanad 300 Ausied

Y

4. @1nN1ITITHATVUEN NIVNNUNIUAT

£%
v L

FrnuadTanuhliglasaianngedeuiialessou  uay  ENdYITHIY

Y Y
Uinaududnunn - aeardesiuiidisaunivinalasinisiugudnisgsivluguty

WNA-UTUSVIUT

6.2 M3ANYINGANTIUTIANVaRAeTuUTIANANE

6.2.1 nMsinudayaldsdniNgfungAnIsun1sTevesvaIALUsINIATING

Y

Y o

nMgInilavihuuasuaaiefnudnuaizvesauiionds  s1u9s AU
nulutinud  Wefinwnginssunisldaudnsdn  Teegdavinlavinnisuanwuuasuay

Ineld35du Tuszuma, 91y wazordn




70

6.2.2 Usauivinsuanuuusasuany
- whudnaleddaulunsinu Qugudemsunneijansiv)
- mhwmalnlada wazusnalnalAes
- whidunsalund wazuinadndides
- whisnaesTund uazraetuiu-Junes
- gordgluenimdiuitiuinse, Tniluld uae ennmduniiemans
- Wil wagdlEuIng S1ukEsueny Hair Club
- glEU3nns g3ng anggnssa-unstames (miwey ususwawilll)
6.2.3 1ANTILANUUUABUAN UATTIUIUYR
yagfanvhldvinnisuanuuuasunasisu 400mn wiadu 4 daaan fe
(1) Tus35uAn 9.00-13.00
(2) 5531 17.00-20.00
(3) Tuians-e19ing 10.00-14.00
(4) Tutans-on9ing 18.00-21.00
6.2.4 NAWUUFBUAN

sULuuAudNMsMnTurey laglvidenain audnism 3 suuuy

Aany A Naad nanm lusa AANALA —AARAR

M9 6.1 AUNAN 3 JUKUY
(1) Aouy R woad (JUuuUAdEiU weozdud Tundn)
(2) nana Tusy (Indoor Market) (WU aaaTands uag panatuRu - Tunes

(3) PANALRN —AANNEA LU AATR BAN. , AANALUANLN LSINYIUIBITNTEEN
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sluuuninugay

AANAUR —RANAARA

14%

P
ARNYLR Nead

30%

nan Tuga

56%

AT 6.2 BRTIEIULAAIDATIE N VU UUTTANAULNTAN

nnnsaeuaslaeliidendnuasuesquinisiiveuian NadWSTldAe
AudnsA Uselan Indoor market gUkuuIMiTou manatnTuliu-Tunes way nanafmds
Toenfu 56% vesffuuvasuauianun medavhiddieseinadnsduefiofivensu
WO ANTINFE L‘ﬁaaaﬂLLUULLasﬁwmsmmmLﬁamauauamuﬂfjmﬁiﬁmaﬁqm
6.2.4.1 NALUUFRUUVRILLIARNAIATUSH (Indoor Market)
- VN VY 64%, BY 36
- BTN WUNIY, A1Y1Y,NSHANT, TNSEY, WWANEIUa LLasﬁuq
(Sgepuasuannlutios)
- 91g 16-35
- @nnuy lan (36%)
- Juidiau 10,000-30,000 U
- ﬁﬁmsimﬁﬁﬂu@uémsﬁw: 143013, Foved uar MU (o
puanuannlutes)
- Wy saUTEIMNY, wawnaslan, Saeud way W (Sed
pudruannlutios)
- @anafildu3nng: Tusssuen 17.00-21.00 way Twans-onding
17.00-21.00

- SYYTLIANAAY 1-294.
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- sutssanalddesonds | muswns (287.5um) , gulna-uilne
(471um) way ﬁuq (550um)

- Yaduiidsvsnanenisun (3eusunsn): Audfiviainrate, iaitias
918 uay TIAAUATRIAT

- Ussandumaulaiign : undy, welulad uag o1mnviuey

s ldanvauggluuunaudmlngiurey  wasnginssudedn  ne

Hanviladmansinsein@nwguddluidadiall
6.3 MsAnwAuYIluNuN

PNMTIATaudsluiun mafdavilaaseilagly Trade area lumsi 5

= o

Y7 Beaglaeadl

Lotus |

ey . ek
® >

5Mins  / t /. §e;

Walking Distance / e, /

Fg == S ecacunr =
'
o m
-

dl ' I dl 1 1
1NN 6.3 LN UIILEI PP U



1 A

Taalald LNagINISIASIZIALYS AD

Y

(1) s3EEn8 : UShalngsouvasgudnisefilssegTrade Area Fouriuniu

(2) JULUULATTUIAYRIALENISAT  JUMUUNISAUAsREn ST LawesiagnATuduA

Ussnniennu vselanawnunule

M3 6.2 gudaluiunuialndifieswiavue

suluy Yof -Taidy EE RN WA
Tasean1s | (1157914A9)
(Lung)
manm Yulu- | Indoor Market AUGTIMFUAMAINTAY 200 4,066
Yumas wiin 1A lUuNg

ndirect Competitor

Central @uémﬁﬁw%uml,méaim 104,500
Pinklao ANUUTAY Jadueln
Fonvamaneivaumnn
Tataladidnmeniu
Tesco Lotus Hyper Market @Juéﬁamaﬂﬁffqﬂim 120 40,012
Uslaa 51A790
Major Lifestyle AUGTINANEUATUAL 185 14,640
Cineplex Center 1A S1UeIMNS
PATA Pinklao Department PATINEUAILFUAN 1,150 30,000
store nanNuay AALDS
The Sense Community ﬂau;ﬂﬁﬁmaaﬁ duan 200 8,000
Mall NANNNANY L

$1U1MNT
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6.3.1 Direct Competitor

AN 6.4 9a1nUUNU-UUnNDg

Aantuu-Uunas felailuguismmssiumaassnisnaziy

AUgNISAMaNYEReITY  AoUseln  outdoor market  FKAIINATIUULABUAY

naudminglavureuaudnsmgluuuiinnign  Feansegilmsadiudainainuiiomm

[
1Y

Anwilusveziduindes 5 Wil @wagwiuase) Wunislianiumluwuudyansvesdu

(6 WWiow) HAuAMIaINMaEaNITasesesTIA A Wy 151U IoLRUNAS
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AN 6.5 ALY HATATUURU-UUNDY

A UURUTUNE9LAYNNTT SenInaian 11.00-21.00 Taenuseanidy 2
91NN AD MANATURY 1 %&9 LAz a1nluned 1 wad leadueiansl Fu BNURIAES

v (% '

NUNTIY 4,066 M54, waziufuilmgd lenunsInUszaa 2,800 915.41. Inawuadu

f1519 6.3 Tenant Mix #a10UUNU-Uunog

Categories Area (Sg.m.) %
Restaurant 400 13%
Food-Snack 200 7%
Fashion 1,220 41%
Health & Beauty 800 27%
Technology 300 10%
Phamacy 30 1%
Education 60 2%
Total Net Mall 3,010 100%
Total Gross Mall 4,300

3INNTETINUNFRAIUTWATELANUNT UL RS uNwaNEn

599a9AD  AuAUTzANATeIE191999 Tngaznszanglunalagludinisdalau Aunasd

o
£

avema1nluRutunensisuewns 5 $1u dndeegiumniisn
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6.3.2 Indirect Competitors
AugnsAMlally  Indoor Market vianualugiutuingr Salszer 5unfiann
1A59N15 T9Ae Wunsa Tundl, wiees Jundd, waldlada Junaln, wisdundl way

o 4 d’ a ¥V ;4 dl d‘ = 1 4 =) U ¥
AAIATIAT.N. WINTEen FaliSuivainraie NanunsafangugnAdeanulule
6.4 N159LAT1ZH SWOT Analysis

MIBATIEH SWOT Analysis LTun1sinsvigautagaesy ianeluiauise
muauls  wazmeueniunsznulesins Fnsiesed 1 4 esAUszneufie  9auda
(Strengths), n8ou (Weakness), lan1a (Opportunities) waz guassa (Threats) Feagaelv

wadluganeqegadnla wethulesgiuasimuilasinisidegeliussansnmannian

6.4.1 9AUY (Strengths)

" Y '
=®

Location - fiRusssifensnuriuaiisa eeglanansrundenssudis
mmwmwﬂuﬁmﬁagmﬁa AUGNITAN N3

Visibility - ﬁé?ﬂmamsagj%muummwuuﬁ Favhlueadiuldineg

Accesibility - n159189lASINSIABTSTUUIUELITUNINGNY  LHUTD

Uszdmng, s0d, soaoaund dasuvtidug 509 vun-een e uar Jwin
99
6.4.2 3n8aU (Weakness)
ity - YueiiAuiidn (383 ms1971) Useneudy sUAiRATugU L Shape
Fevinlldpulalaisuyszansnm
At - Tgudnsrannaneuuauuususvui-Jundn
6.4.3 lan1a (Opportunities)
MRT aneindu : nanenfu hub
6.4.4 9Uas3a (Threats)

iAsugia lalf danansenusianisledng
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6.5 N13LUEIUNTITAAA (Segmentation)

NnHaNMTUUUasUaNvsauUInalassswalnsseuilduinsgudnisin
Tuthgtugndund  shlismsuisnguidmnedala Taslémsuanasiveangugndn
TumanedmSuming Felddadonisuvanast fe viiadids, Fuvszens, wofinssu uas
s1ele

e uiiaTiss (Location) - anufiusiadasseulasinis vuauwUINT1Y
yull vinagnund Teefunudnalussesiunme 5 Wil Geseneudie auuusuTe
yuill, UdesnuuaTyatinged, auueTuSTUNS, AuATNIUNTZIIUS 1A

WA UUsEEIns  (Demographic) -  Auwvsuuastindne  dinusisels
£WI4 10,000-30,000 uag 91gegluyesening 16-35 U Ju nguman

naidungingsy Behavion - iuyeraiiveuiuineldaes ovesguina
uslan, suaalst’f?juq warnuemns Wundn waaudnau Thanaidaud 17.00-21.00 Tnevau

a I A o @ 1 [ s d’l’ a [ A
UILAULAY U199 UNUINNHDU NUULENETTA IUWUWﬁQUﬂaWQ IﬂﬂLQquﬂ‘ULW@u
6.6 nguidanuny (Target Customer)

INHAEITIWUUABUNIN WU -

Occupation
70
60
50
40
30 ® Occupation
20
1.
01 1
5&0&& »@“‘@& @?& ”«\“@ \*’*@ @*@;{%

AN 6.6 NANUNMNNEAINDITIN
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6.6.1 ngadmisnevian (Primary Target)
(1) WHNTULD N
(2) AUANNE

(3) W3 wausd

6.6.2 ngutnuunesa9 (Secondary Target)

[ v a a ]
- nunBsuluusMTy

6.7 NSAUUAANLNUINIINITAANA (Positioning)
M lainnsnwiiuniamnaniseain lnefigunmanain simaunlag
Wy (Wnu X) v UselanAnuvainianevesduan (Category of Tenant Mixed) WAy Y)

lginanngdude IngsauusNmnaInNNTe

High
Varity of Products
centralpla¥qa

TESCO

Lotus

AAINUTIIIY

Low

s High
Price e

Price

flinst e uinay l n ]

MAJOR

CINE? R

NANUA
LRINSEEN

Low
Varity of Products

N 6.7 ALARUINNNITAAINYDINAINNITE
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wailFaziiuldinantutu-Tunesdaduguisinsswomatnunsie - 5
duireudnsluman  uillaramannvansvesUssiavaudntes  singusiummianis
msnaaivilinanunneiveridumahgsddlugnd  Tnefleenesdudilideusi
panduturdunes wiasiivssinnvesduifiverevanennnty sauvidl Magnet Anchor &4
fifo Audems

9103V positioning vl Amnanaasnselindly vilvdanmdululigdluns
fengugnindmatningis daduldfogudrannsiivinidugudenns Tasuiingugnén Ae
auvhandlugiutund, dhiFeu-inAnw wae faudaaslian R waesod-sowdn

USnalATINIg
6.8 NSANUAFIUKNAUNIINITAAIN

duraun1InIsaaIninematnunsgleield  asdulumundninast  ap
NAR AN (Product), 51A7(Price), @a1ui (Place), Wstudu(Promotion) alaiinnsanawuuly

Timnzauwazasiunnigaiiieilasainmsnainunsielszauninudise

6.8.1 : wAAfnaA (Product)
a v o & A a v A o D
duAvedlasinsll Ae Uszlamvesdumimsmanasnmediauelvinngy
anAlvignngy  ielvimsemnudesnsunian lagaincakuuasunl  Usslanvesduaii

aulamunsInaIuans

800
700
600
500
400
300
200
100 -

2N 6.8 ANUFABINITTenant Mix ?JGQEEWGULLUUﬁE]Uﬂ’m
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= @& Vv v o =

Feagiuladn 5 dusuwsnee :

(1) W (Fashion) : Lo WNTUANY e wazkvelaeiuil ngy
TU3U AU

(2) @1ImuE — $ununl (Food-snack) : $1uvuy, Unali-vus wae
o R o 4 ' v - S ~ Py,
auq lnawludn visedusudne Wudendudiu visaumulaiae

(3) 5W1A13 - § ATM (Financial) : § ATM 1suanseingg Tnsfnsiseg
AUt wazaulunIuAFee
(4) Suufeafudiuninuay (Health & Beauty) : wiseanidu 2 naailyiege
- Sup3esdenaazlssanilientes
- A0ULETUAINN
(5) Swmalulad (Technology) : Fuwielnsdwiiilete LLazqﬂﬂizﬁﬁ
Aortumelulad
6.8.2 51A1 (Price)
1NNTTE1T951AIAYT (S1A1RA1A)
Supuszaanundy, Insdwillede : sanedutu-Juves dnmsdaseit

UIn 4 M5.3. 8,600 U m/siau elasiualnluluandseusasnay w3e 2,300 U/ 9S.

3. (http://www.novabizz.com/p23494/Ugpsan-nata-Uunas-1auiaastundn-
Aau.html)

AudaouUnlAY waldladadundt siafiuiinensy. = 350UM/A5..
(Tayaan u.malilasia)

Audowns : imefiane Udesidr udl 1 et vunm 4 a3 12,000
UIN/b0U 130 3,000 U/ 994,

Imaﬁw%’a%amd’lﬁmﬁmm sesumdssenisauns Tnowendulsuuazien

Fu Ingagil 1,335 UIMABAITINUAT


http://www.novabizz.com/p23494/ปล่อยล๊อค-ตลาด-ปิ่นทอง-ข้างเมเจอร์ปิ่นเกล้า-ด่วน.html
http://www.novabizz.com/p23494/ปล่อยล๊อค-ตลาด-ปิ่นทอง-ข้างเมเจอร์ปิ่นเกล้า-ด่วน.html

A1519 6.4 519LALRALADATILUATUDINAIAUITIE
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Gross Net Area 31A"

il UszLnnsuan Area (70%) (U/M3.4.) S1A153Y
Fudt 1 Fashion & Beauty 250 175 2150 376,250
Grab & Go 76 53 3000 159,600

Technology 190 133 2150 285,950

Food

%uﬁ 2 Court/Restaurant 326 228 1330 303,506
Food Snack 190 133 1330 176,890

%uﬁ 5} Education Center 326 228 400 91,280

Beauty Center 190 133 400 53,200
1,548 1,084 1-335 1,446,676




[y

asudalunednvilamasenasdnenmlunmsineAnitnen1suuns

ANs19selUil
A1519 6.5 AMUAIUITOIUNITINYALYN
T2ty | usreilnnesv YagUuilea 35 don
AN/a0n 11,000 U/ LRDU
SIUALYN
(10%U235¢14) 385,000 VIN/LADU
elNN195 U1 INe | 3,850,000 UIN/LABU
128,333 U/ LRBU
1 AW U 70U taeLRde 1,833 AL/ U
1As9M1S | $A1AN1528 AU LTUSNNS 1,833 AU FIB U
193w 436 UIN/ASS
sauA e 799,188 U/ T
23,975,640 VI/LADU
10% AL 2,397,564 UN/bhU
PUNL 1,084 f9.4.
AR EENnTa el 2,212 | UN/P5.4./400U

9wl anuaansalun1sTeresian (2,212 UIn/ms.a.) 1NN esuse
mampsimalassmsUssduly (1,335 vimsa)  Fedanudululilunsisiisndan
lunansTsudsll
6.8.3 d@anuil (Place)
mMnsdfsunauenUssanaud maddavhldfuaiandiegnaiisneg

'Y} ] d‘ % a @ [
Mg NlAYNUT AB LTUNTA NIESIU 9
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A9 6.6 Tenant Mix U89 FUENITAT WUNTA WIzIIN9

centralpla¥4a

GRAND RAMA 9

FLr 11-12 Education Center

Fir 8-10 Beauty zone

Fir6-7  Dining, Cinema, Fitness
Fir 4-5  Electronic, Book & Bank

Fir 1-3 Fashion, Health& Beauty

Basement Dining , Supermarket

Tnoynagdminiiudsimilousdude
- Suseduans (Lower level) : BufnUssinm defundy, wissdiens
_ fusesunans (Middle Level) : dufinlefl, N5, vousy, ewns
- useduuu (Upper level) : s, Tawmitds, Fnuua, gudniudua
A0TUAILNY
SnveunAY “Space allocation and tenant placement at high-rise

»

shopping  malls”  laAunuiniumdssianiianunslanazunlduinis - (Non-Impulsed

shops) %f??aagi%’juum FeudUssani sewanfiauddatierly Wy Swemns, welulas,
Tanils, Auddnw

FuUsELAN  Impulse %L“f]u%ﬁuﬁ@&gj%'uﬁm Ao ulszuanitiuniy &
EnTe Wy Suunldu uay Suedesdriens Wudu (Yiu, Sherry YS, & Cheong Ng, 2008)

Fanegdavilaesdninudsienussendldlunaiauneilutusiigg

HAUTINYRIANIATINTNAIANNTIE MedavilavilauuuuUautu 1-3 Asil



JuUN 1

LIt Gard e ad
’nl'n -.n .1~1.||

Technology
CAR PARKING BN

GROUND FLOOR

AN 6.9 (9T 1

Tsu nwiu, 1ndoodron0 Tsu inalulad

A 6.15 sageguiuuiun du 1
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o

Tougund - Gudundu Westhe Teulondensilnauiusudud @y
LagaNnsaLiuALgIse fs.a. lige

Aufn Fendutuuu (Grab&Go) - Folvislaudne qeganumnii Jlosshe
Fruntilasnaduqudsng Taduanuiisosnoendredmin fautusnswaunnnaesiiaiy

Tougunds : udn left ewhe Wududuseinn non-impulse Audosdl

ANuAslARuU Falsusuniaglanalseloviannsidaudyasniiume

Y
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LI aa

CAR PARKING | [ 1T 711

|
C YN
FaTe S

Y o .
e ¢ L s |
O Q O ) ]
0(/ i" <\ v,
Qoo |E 5
X33 |3 A Bl x5
Y ! L ¢ S
KAXX |0 ol 8239%
7929 |2 M B o9dl
7 Reedeouintst s
QDL 1 ¢ 5 ¢
) I O0O¢
7979 O A
9.9.9. 9 o
R < o0
994 & Bios
e QOFQ
[ oS4
NG OGO NS
|- - - LS
ok X233 837932 o
— e

AN 6.11 fava 2

AN 6.12 fpgaguiuuiua du 2

2ND FLOOR

86



87

tuilisilutundugudenns Wewinidvedasins  deudeomnsi

iuntsllogud vilvtinguanAnaunldusnislused

JYUN 3

Bt Do A

|'kll

v llll

CAR PARKING

AN 6.13 flat 3

A 6.14 Fpgaguiuuiua 9u 3
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AuUENISAne uay audanuey azegius 4 eswholidesdnsmfiaay
AUNIULE DY
6.8.4 Promotion
mamaaaziinsuanluud, Tasanlagldsoun, Juthedavedn uay

% ¥ [

A B Iuineulamna1ausIe WelrAuuTalasaInIsius
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uni 7

nmsanwanudululanisdruaantdnenssunaznisnoagdng
71 i’]ﬂazlﬁsﬂx‘i’mﬁ’maﬂ'm‘ssu

7.1.1 ulasedsneenms

sulpssadeennsinge saduennsvueive Tnefisneasdondsi

(1) Tassadormsiuneundmasumdnanuty Taswedrmdmduman
fluaduluss danusunaufouse ndsmairsheianmilil wazshwilinainvietagans
Wiause Bevnazvianuazendte milassadedesdunsiduasiilouannusuiulmld

(2) Wuenasiuse meluseiasiuasaing n1sseungenniAegLilesne

(3) madunelueimsiinnunineliesnin 1.5 WA aUUTaUDIAIIAING
Lidfosndn 4 was (egatesniiana)

(@) uwsvneduandunuulniiu videTana1ns ey wazanuasanitg
qqmﬂﬁummﬁuhiﬁaaﬂdw 60 LuAlums TAnthedeuss

(5) fiidnvezyaneuazvesnlusiu Aouszuethidhgfntudes

(6) fansnsaylan gaidien uazqeliinsiifisanesonsldou waznns
USN157899879 bALA

-l dwsuenans wazneuen
_ fhdszin amsunisldnunaiatioiun wassumas nsaifalwl

(7) TUTUTIUTINLALLENTILYANDY UAZHITUVETAR VETUIN wasEEs
loAa 1wy (Wi lane)

(8) fvinadumidls wazvinsdwvny wenduniglueiesimeatu vie Ju
mmiLL&Jﬂmmﬁﬁaqﬁﬂ/ﬁmé’amLLemmﬂéf';mmimamLLazagﬂw‘i’lLmﬂaﬁmmxaumwﬁﬂ
anmonssuiia Tuasaing wagfinssyuisemaneluiesdunasneluonasi
meluviostih/vesiiy dounsalavnfviaegiaiivme wasldmnulafgnissardnvaugeunde

(9) T¥szuuUansey UaTy ansueIAHeItin-iasdu vsenednsany
mm'33’1‘1460@&r{jmﬁmﬁ%iaq@mmwmmmmgmm%mﬁmsﬁqmmmiu

(10) fivrsurhsunas (Fire Hydrant) WnsgINULauUluUTIN

1« dileniseaniuunaingn - drinaunsmuimuiliedugiinin suimsesudu
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7.1.2 USTUUTZUIEINTALAZUSUINA

VA
q ‘\!:P AN
Ve S

2N 7.1 SEUUTEUITInAkazUTueInA

o 7.1 uandlassaiadundinguuuunssgionnsimasuiuiieg

helviszuigomalas  uaziivigagnseuaimsastigliliuaansenunds  Faguuuy

anwagilagyilinnuieudidenasiiloas

1 : dilenseaniuunainan - dtinaunsmuimulesdugiinig suinsesudu

7.1.3 53UUFUIAUTA

NNYNTENTI ATUN 63 WA, ¥uIn 2 Freisesdiuuvion Tuenais

PRV AIURITIIRAUAIIH

A1519 7.1 TUIAUINUIUTDIUN

b

o =

L - - maae
4 . - s
SUL arve L LA v =
- - r. - B o =
P é RBIEOCENN R
AN LIRS B




91

(%

FINNTNNAIANITIY TNUA 1,548 M5.30. WAIDIAT WS 12REUUNY

NV ARIETNRE DY
(1) Viongfve : aegaNTE 8ViDd

Panetaanie 16vied
1 v = v
971981949 81B9
(2) oAU M : Ne8gIATY 249199
Panetadniy 16ve9
1 v = v
BENGRNRRS BN

7.1.4 usEvUShwAuUaeniy
(1) CCTV - fnfanaadeasUanuszesiangaulagmnuusemeldessisy

Tunsneseuu Tngdiviesauru CCTV Liluieddnnisennis
(2) wnuShwIANUasniy — JUSEI1IRDURANATUAYINNIT WAy nau

Aa1AUAYININTS Taslin19RunTIaRsIeANUISaUSaslagsIL901ANS WusTey
(3) Uau(Booth) @nsuiusuntnnIsunlensalastdunuvsnedounls

YAlIANNT 2x2 e
(@) FsuthAunas (Fire Hydrant) daduvuneaunasgiuuuaunluuinmns

aquieiuliiannndi 30 wes
1 : dlleniseaniuunaingn - drinaunsmuimuiliedugiinia suimsesudu
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7.2 s1gazdgnuauaaIUnenssu

- " . -
2 Tadennansnafamsiaaniin

AuinIsAn

faalh a2eR unsienT . 7
Idvnaludunyuen  EE———— 12
Fu mtuniiennns oy P O
gruaginslusoull  — 10
UWHATNETNTIR I 1 1
PONANSWEEIAUT I 6
iveanaracn I 8
Finfiduditeinm - 2
UHETTATEIRIUT  —
ARuAANAT - 3
ATaiRadoenshuAl  — 4
muanwened iy ]

L% d‘da

NN 7.2 Hanuuaauaudasenil m%waﬁiaﬂmﬁam%ﬂquémsﬁw

Mnuakuvasunueslsiidnsnasenisdenidiaudnisalug g utung,

= o u A

a Usadasens Gsasiiuladn dddyigede anuvainvatevesdud, Whddasinisla
Ny warsInque  Fawaidvinlmeseilaingudnualvesaudnisandianuddgydesniy
FIMAUAT UaANNVAIEaNeYeduA tnegudnualneuen warly lasannainunsieay

BanauazANABINTTVRILULdUnNIBnaVaLaIRNABIN1STegn AT mIna
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ALY

7.2.1 99UN18UBNDIAT

o = Y A a | ] ] |
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2N 7.7 ungluennistu 3
7.3 N15ANHNUNISADEIY

7.3.1 funun1saulasinIsuaznaaig
guUsTanansneas1aiussananshgusulassnsaatnunsglanalin
23,467,180 UM Y9UVNIwRINIAIANNAINTIANAINYRIRTUMINARATIY U $1AINA9
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AN 7.2 dUNRFIUAINBESS

9 &9

¥

ANNDATN
Usuiifiu mﬁuﬁ:ﬂlu 800 umM/msa. | 1,280,000 UM
ANBASIY 7,800 Mo s, | 20,053,800 | UM
Contigency 10% 2,133,380 UM
shuAnReat LN 23,467,180 UM
* Jre§run iRuneuavitniu

uazilelauneaaduluegafeuies assmuumny Jslddaideny
danguanureatns uazmuauiurounshuiomn deie
Construction Management: Lilesnauaunsnoasslyinswmuinnasly
1 BOQ wawkwuauinngly Snvisdsdeudtamiluaniunisnnilaeldauiuazai
ermgluasnu Wwihiidasdanguadudnisngieatns auaiaata
faillassnsmanuneldfaszeslasnslii 8 Weu fuduaiufiFusenuuy
wfvAugnnuuimslasnsuazdudelasnisliaunisuondanliuing

7.3.2 Timeline

$1319 7.3 lVlNﬂlaijLLNuﬂ’]uIﬂiﬂﬂ?i@]ﬁ?ﬂiﬂﬁ’lﬁl

month 1 month 2 month 3 10 0 E SR G RCTE e

Teapnt manageewen
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msanwranudululanisdiunisitu

pruduldlamanisRududsdAgunnlunsvintasinsnldluamugs el
nyufenudululdlunsamuiioananudssnieliauyfgiuniiassdy drianandeuly
Aa yaAagiuans (Net Present Value : NPV) wagdnsinanauunun1saswy (ntemal

Rate of Return :IRR) lneiisneazidennail
8.1 auNAFIUN19NN5EY (Financial Assumption)

8.1.1 ANNAFIUATURUAY

" lassadaluasu

1A59n13981911598 LadauufAgudndiunsau Ruyudius se
Ruifanantunisdu Wudad 50:50 Wesniluanulszasdvemnadivedasanisn
lsieend 70% wilaulasesn1snaly

" AuynuYeiuyu (Discount Rate)

Tuduansfgusuuuesiuamu  Fesdinsdiaimindusewing
Suyuvesusia 2 fu mudadiuvesduasuiiasn s‘ﬁqﬁgmmiﬁwmmﬁqﬁ

WACC = KdWd(1-Tax) + KeWe

Tneit Shsrmondeudimulasams (Kd) aswirfy aonddug 7
MLR+1 sruidisinanidones suinissusn 7 6.375+1 = 7.375%

NnmsdunwaiEianlasssgnlund duwuimdasanisd
ShsmaneULLINRUA UL oglutaedl 10-12% uaz $and () fildlulasanns?
wihiugnsnslifyararesuEn visewiiu 20% wesiilsannnisantiunu ausedeu

nIuEsININg Usendlney
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é’mfulﬁaﬁmimné’mmamauLmuﬁmwi’amﬂmiamu (WACQ)
lnggasthuninaudndiurosiuamuuwdd azlaindu 12.82%
WACC = WeKe + WdKd(1-T)
WACC = (0.5x0.12) + (0.5x0.07375)(1-0.2)
WACC = 8.95%
8.1.2 @uuAgIuAuAIlgIne
msUsznumIaldeiiie iy medarildssmumstauadousineu

1 1% = [y 1 o/ 1 < o &
ﬂ@ﬁi’]ﬂiﬂf\]uaﬂﬁﬁ\‘iﬂﬂiﬂ@ﬂiﬁﬂ Tnouuadunuin Aell

O fuvueINAY

O suyuMIRRLILATING
O AuUNUNISNEAs1NeIANT
O FunumIEBNULUULAZAIUS N
O AUNUNITUTIMTHALIIUUY
O FUYUAIINATA
O AUNUNNNNE
A1919 8.1 Anead1LazAlgIne
ANBEIN
USuiiRu mituu 800 UIN/AS.A. 1,280,000 um
ANDAIN 7,800 o MT.4. 20,053,800 U
Contigency 10% 2,133,380 um
SuANAREd S anA 23,467,180 UM
* JgduAn inunauaziniu
Algany
AINENIU 15,000 VIN/AL/RBY 9 Al
AT 10,000 VIN/A/RBY 6 Al
A1 sUN 10,000 VIN/AL/RDY 6 Al
* Aandinu 250,000 UM / Lhau
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nelsaseu 12.5% RNGRTRIRIN
AT 1% 999518 lAVaLn
AN N 5% 999518 lAVaLn
1 F 78 d‘ v :’I
AU 5% 999518 lAVaLn
1 o dl 1 v g.;
ANF1TDUNONITVDULYL 5% 299518 lAaviLn
Usudsalnginn 5 T 30% YBIANDATI

finu 1 15
Wiy 400 n9..
sefinuusnadund 300,000 UIN/A3.7.
Wy 120,000,000 UM
w1 1Y windu 2.5%
Antdu 3,000,000 v/l
Ardu 250,000 UI/ifou

8.1.3 auuAgIuauTela

4
« A g

TuduvesauuAgiuiusels vslassnislauannisaniuidunén oy

WuusazduAna g livindy Yusgivinatiug Sndiwazann Aldiedun Ae dauiu
A, A, MlsanniaSesmeendu uag AUSN1SAIUIBATH
NUNFBYY @519L0 857 MI.4. U 34. WAYNn79ensn (341M5.4./9U) Wde

1 (%
[

WU Tuag 516 09.4. WneAndurianua (1,548 #5.4.)

M1579 8.2 518laRanuNTIY

s1elel

finu 1 13

WY 1,600 5.9,
%19 3 $u Fuay 516 Al 1,548 A9
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annsoudaduitui 65%
WY 1,006 f3.4.
IIAGD §15.4. 1,323 UV 1D 5.3, $i8 LADU
s1elddue 5% i Al Adsen, é’waamﬁw
LazABATA
Growth 3% o U
Occupancy 80% WUusn wazedu 90%,95%)
NI RYD
- 191 50%
- AITUSNNT 50%

8.2 n1saszanudululdniesdiunistu

v As1enudulUlan1n1sRuYedlasenNITnaIauIsI8 T MRl
AT N MTRATUINTERARUAMUIATINTG W MIUNITIASIEAANULESY  WaY

Hanauwnulunisamu lngldinIasdiolun1siiasien 2 aeefie NPV uag IRR laelinadwns

¥
v A

NU

e uadrlagduans (NPY)  9nm1siesent anaansvedasanis 91 NPV =

Y
Y

34,237,223 v Faludenduuin wnndn 0 wieRe nnsasuieg

auyAgulilvinanouwnunuINNIAIAnIs 39 d41AILANITAINY
e gnswmanauwnulunisamu (RR) A1NNFIATIAlaHaENEUadlATINTSA
24.94%  Famnefimsamulinanauunui - 24.94%  Faludadau

= A a o a Aa = !
NamE]ULLVIUV]Eﬂ\ﬁJ']ﬂLlI@WlEJU HTIANAANUAT 8.95% 3 ﬁiJﬂ']iLLﬂﬂ'ﬁa\‘W!u

8.3 NM159LATITHAUBaULRT (Sensitivity Analysis)

ATIAsIERNLeeUlr [Wun1seTzvNadns annsiUdsunlasestaden

ldanusamuaulavisearafiamsiudsuivaiuadlaing - Fameddmilafiansaniey 2

' [
s

AU NIUFIUVDINTUNAINAANTNATU (Best Case) way Naanswead (Worst Case) wiawila
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femnudssnanaiadulunsdiiuanseiueenty  Nslilladeignihuniiansanenudssly

TAsINISUlALA

8.3.1 n15asunUalvaenInagdsng
Tngundnadlusseziantasanishiiu 2 ¥ nmswdsuwdaswserinedsnesy
Weunanesvseaiagiunisneasety  Tuefielinnsusudeuldfiu - 5%  dadunis

P1501U998H aznedaunsilasuwlasnelamneas LIy 2.5%, 5% kazusuanad

v
6w a

2.5% way 5% Wisuieuiuaneainemiuunsgulagdu lanadwseai

A1519 8.3 NMskAsULUAIANNDESS

ANDESN NPV IRR
sl 5% 32,669,743.5 24%
Wial 2.5% 33,450,223.6 24%
Base Case 34,230,703.7 25%
an 2.5% 35,011,183.7 26%
an 5% 35,791,663.8 26%

[

=4 =3 1 U v = U v 2 = [ a <
AZLAUNWUAINDATILUNTUIUMTVUDY 5% INDATILAL 1A59n9N

o v A = ! Y [J e LYY
ENANANNNTOUDANINANDULNUN  24% LLﬁZ&J%ﬁﬂW{jQ‘QUuIﬂNﬂ’ﬁL‘U‘UU’JﬂQQQ Tumaendunu

WINANDASIENAWT 5% AZVNALATINITHENTINANDULNULATINSILAULAEY 1% 1T

19ANUINATINSHAMLEUFBNNSUASULUAIUDIANNDAS19ADUT 196N

8.3.2 mawAsuulasuasdamnanide
maBsuuasmesdnsnenietuiuegfuanimasvgiafidmasosne
ponioulovialundn  VeilassnsldRnsandanaendomsglii MLR+1 o
7375% uwagyhllasnsAnandl 8.95% auiuandfludidneiu uimnaanunisainig
wAswgialulssmainnUdsunuauardssadomsuundsusnanendensfgstu  0.5%,

497U 1%, anag 0.5% uazanas 1% dgdanasialasaniseail
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A15749 8.4 N1sulasuwlasensInanile

Sasmenie | Discount Rate NPV RR
Wi 1% 9.35% 31,486,361 25%
Wiy 0.5% 9.15% 32,826,956 25%
Base Case 8.95% 34,230,704 25%
an 0.5% 8.75% 35,701,995 25%
an 1% 8.55% 37,245,650 25%

piufuddnsnendeasiinisusudtudn 1% andnsnin Andu MLR+1

7 8.375% lasanisndamsaunsayaatagtulasinisiluvinedd lumenduiumndas,
& [ a [ = ! Y Ao o [ o
aonilgUfuanasnan 1% fegminlasamisilyardegdulaseanisnndudnguiy - Ty

118A1UNTATINISHANLSUlIREN1SUALULUAIYDITRTIADNLTEADUTIAN

8.3.3 MaUAsuLAUaIIANTYATA.
MaAsuasnaAudenanns  Juegiuvatedin Wy anw
wAsugia Madios duiwineg viemalmivesiuiindvenssy denaliuiunmuuani
anas Tnserasuludiesusuanddias 10-20% vide filmnadesnsifisdy fusudAgntu

16 Fazdsanalasinig el

A1979 8.5 NIRAVAUDINDITIAIAILYT

AT NPV IRR Payback Period
(Vn/m5.4..)
Wil 20% 60,907,727 34% 37 5 hou
Wil 10% 47,565,419 30% 37 10 Lhou
Base Case 34,230,704 25% 5% 6 1hou
an 10% 20,901,971 20% 6 U 10 Lhou
an 20% 7,566,718 13% 9%
an 20.6% 0 9% 91U 3 1hou
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%Lﬁudﬂﬂsamsﬁmméaulmﬁiamsﬂ%’uLﬂﬁauiﬁmﬁmhﬁauﬁwqa Tng
1NTIN1SUSURISIANTURES 10% AzdmNanodnsInitsnelulasinisanadts 5% wasdina
W a a a D w Vo < 2o 'V )
foonsINlsianas 12% Weviensimanal 20% wuiu  weegralsianundaludanali
lassnsilyadnUagdundnauvieldauaisamu lunanduiumnnisnevausssionainfuay
lrlasanisanusausuTeveduls 10% wise 20% Aazdanasosnsinilsnelulasanis?
1NNTU 5% WA 4% AUAIAU LBNAEBUINNT NPV = 0 S1AL088ASI0UAT AD9 aAsIN70

30.4% Fadlotu lasamsiazdesiagliviamuld
8.4 N1SIATIZAENUANIN (Scenario Analysis)

MNNTBeTienuseulvedasisiaiausieilewiu asiuilasansd
AugaulmseTImA g IAeudNge  luseninsiianugeulmsiesiaimineaiauaydns
pondemnit  mleszanyinmilunisdiaesaniunisalvesn saamuiinigauas g
= = ! - = = v L3 a A Y @ ! ]
gnannnsfinwanugeulm Weieuiisuiuaniunisalund iwelidiuitnisasuluas

Tvurldulunsuintazavunileala wagiannudesunLe by

M3 8.6 NINBUAUBINDANLAN NG

Scenario NPV IRR
Best Case 66,864,085 36%
Base Case 34,237,223 25%
Worst Case 4,520,868 12%

INA1519U196U Best Case Scenario vizeanuNsAlnRNgnluNMsamu &u
Tawn fAneas1efianad 5% ons1nandeUsuanad 1% wara1unsoinlalusIA@enIs19

NTRAETZTN 20% Azdwalilasinsiisnsmaneulnunululasinsiiiaduls 11%

Ly

Ju 36% uazilyaraquuarai 66,864,085 d1uum wiluvenduiuminanIunsadnige

1l IS 2/ A v o X LY & vX o o & ¥ =
LeEn I@EJNF‘Y]ﬂE]ﬂiNVIﬂiUG]’J%jQGUU 5% BAINNBNLIUENTINTUBN 1% WagaNtUUADINNITan

IANFDANTINUATIRAYAIDT  20%  LADIAAIALARNLLKLIIY  1ASINISE LAORTINANDULNY



104

Ly

melulasamsiiiewd 12% visefoUSuanasis 13% wazilyar1tdaqtugnsn 4,520868 um

v
Y 3% 1

NN RS UNAR ULNUANAIILAIAYINY

Aanudiefarsannisamululasanisis 3 aaunisal wiuitnsamululasinis
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AMANUIN
ANTININTLEU
A. s18lavaslaseans
s19le
i 1 13
WU 1,600 7.4,
%19 3 $u Tuay 516 AT, 1,548 f9.30.
annsauvafunui 65%
WINAU 1,006 M54,
IIA6D 9.4, 1,323 UV 91D 5.3, $I8 LADU
s1elgaue 5% W Al Arseun, é"waamﬁw
LazA1I0ATa
Growth 3% o U
Occupancy 80% w50 wazidu 90%, 95%)
NITWUERY YD
- 197 50%
- ANSUINNS 50%
B. 5183180041A9NT
Algane
ATNENIU 15,000 VW/AU/RoU 9 Al
AU 10,000 VW/AL/RoU 6 Al
A1 5UN 10,000 VW/ALU/RoU 6 Al
* gugndiny 250,000 UM / AU




nMilsasou 12.5% YDIFEYEYLUN
AUTEAU 1% yoa5el e
AN 5% Y338/l den A
Aldfanedun 5% vaemeliionun
AndrsaaiionstonLy 5% yea5el e

Ysuusalnginn 5 T 30% UYBIANDATN

* A fiRuARaIN (Ref: http://www.thaihometown.com/land/268759)

finu 1 13
Wiy 400 n9..
sandinuusadund 300,000 UM/A3..
Wiy 120,000,000 UM
191 1 U Ay 2.5%
Andu 3,000,000 UMA
Andu 250,000 UIM/Lfiou
C. AnoasIy
ANNDATIN
USuiiRu ity 800 UM/Asa. | 1,280,000 | U
ANDESNY 7,800 Ao M. | 20,053,800 | U™
Contingency 10% 2,133,380 | Um
shuAnRead e 23,467,180 | U

[% ¥ < 1Y
* Jrg51uAn LAURaUITINIIU




C. %1919 Cash Flow

Growth $1¢/l# / Anldane

3%

3%

3%

3%

3%

3%

3%

3%

3%

3%

el 0 1 2 3 q 5 6 i/ 8 9 10 11
elé o w3, 1,335 1,375 1,416 1,459 1,503 1,548 1,594 1,642 1,691 1,742 1,794
1.
FIUIU B4 1,084 1,084 1,084 1,084 1,084 1,084 1,084 1,084 1,084 1,084 1,084
Occupancy 80% 90% 95% 95% 95% 95% 95% 95% 95% 95% 95%
1elg (v w/ 13,887,418 16,092,045 17,495,629 18,020,498 18,561,113 19,117,946 19,691,485 20,282,229 20,890,696 21,517,417 22,162,939
)
- AN 50% 6,943,709 8,046,023 8,747,815 9,010,249 9,280,556 9,558,973 9,845,742 10,141,115 10,445,348 10,758,708 11,081,470
- ANUSANS 50% 6,943,709 8,046,023 8,747,815 9,010,249 9,280,556 9,558,973 9,845,742 10,141,115 10,445,348 10,758,708 11,081,470
iﬂﬂiﬁéu‘] 5% 694,371 804,602 874,781 901,025 928,056 955,897 984,574 1,014,111 1,044,535 1,075,871 1,108,147
iﬂﬂiﬁﬁylﬁﬂmm wmA) 14,581,788 16,896,647 | 18,370,411 18,921,523 | 19,489,169 | 20,073,844 | 20,676,059 | 21,296,341 | 21,935,231 22,593,288 23,271,086
Aldane ym /U
AMMLNIU -1,620,000 -1,620,000 -1,668,600 -1,718,658 -1,770,218 -1,823,324 -1,878,024 -1,934,365 -1,992,396 -2,052,168 -2,113733 -2,177,145




ALty -720,000 -720,000 -741,600 -763,848 -786,763 -810,366 -834,677 -859,718 -885,509 -912,074 -939,437 -967,620
A1 5UN -720,000 -720,000 -741,600 -763,848 -786,763 -810,366 -834,677 -859,718 -885,509 -912,074 -939,437 -967,620
ﬂIWL‘ﬁﬂﬁau -3,000,000 -3,000,000 -3,090,000 -3,182,700 -3,278,181 -3,376,526 -3,477,822 -3,582,157 -3,689,622 -3,800,310 -3,914,320 -4,031,749
AN 12.5% -867,964 -1,005,753 -1,093,477 -1,126,281 -1,160,070 -1,194,872 -1,230,718 -1,267,639 -1,305,669 -1,344,839 -1,385,184
T59150u
ﬁ’]ﬂamﬁlﬂ 7.0% -821,351 -821,351 -821,351 -821,351 -821,351 -821,351 -821,351 -821,351 -821,351 -821,351 -821,351
Ausiu 1% -145,818 -168,966 -183,704 -189,215 -194,892 -200,738 -206,761 -212,963 -219,352 -225,933 -232,711
ﬂ"]ﬂ’]ixﬁﬂ‘lﬂ’l 5% -729,089 -844,832 -918,521 -946,076 -974,458 -1,003,692 -1,033,803 -1,064,817 -1,096,762 -1,129,664 -1,163,554
F]"ﬂ“l‘f?\]"lﬂfd]lu‘] 5% -729,089 -844,832 -918,521 -946,076 -974,458 -1,003,692 -1,033,803 -1,064,817 -1,096,762 -1,129,664 -1,163,554
ﬂlﬂﬁﬁml,ﬁa 5% -729,089 -844,832 -918,521 -946,076 -974,458 -1,003,692 -1,033,803 -1,064,817 -1,096,762 -1,129,664 -1,163,554
ASYOULYL
USuuslng 30% -7,040,154 -7,040,154
nn 59
Anldsneianun (UIn/A) - - = = = 2 5 = - -20,728,195 -
10,082,401 10,772,368 | 11,283,148 | 11,597,002 | 18,960,425 | 12,253,239 | 12,596,195 | 12,949,441 13,313,283 14,074,042
ANNBEsI9 -23,467,180
Depreciation 5 Years -4,693,436 -4,693,436 -4,693,436 -4,693,436 -4,693,436
Profit Before Tax -194,049 1,430,844 2,393,827 2,631,085 -4,164,693 7,820,605 8,079,863 8,346,900 8,621,947 1,865,092 9,197,044
Tax 0 38,810 -286,169 -478,765 -526,217 832,939 -1,564,121 -1,615,973 -1,669,380 -1,724,389 -373,018 -1,839,409




Free Cash | -23,467,180 | 4,538,197 | 5,838,111 | 6,608,497 | 6,798,304 | 1,361,682 | 6,256,484 | 6,463,891 | 6,677,520 | 6,897,558 1,492,074 7,357,635
Flow
Terminal 109,815,455
Value
Total Free | -23,467,180 | 4,538,197 | 5,838,111 | 6,608,497 | 6,798,304 | 1,361,682 | 6,256,484 | 6,463,891 | 6,677,520 | 6,897,558 | 111,307,529
Cash Flow
Cash Flow | -23,467,180 | 4,538,197 | 5,838,111 6,608,497 6,798,304 1,361,682 6,256,484 | 6,463,891 6,677,520 6,897,558 | 111,307,529
Accumulative Cash Flow - 3 -6,482,375 315,930 1,677,611 7,930,095 | 14,397,986 | 21,075,506 | 27,973,064 | 139,280,593
18,928,983 | 13,090,872
¥ 3 1 2 3 0 0 0 0 0 0 0
4,538,197 | 5,838,111 6,608,497 6,798,304 1,361,682 6,256,484 | 6,463,891 6,677,520 6,897,558 | 111,307,529
0 0 0 6,798,304 1,361,682 6,256,484 | 6,463,891 6,677,520 6,897,558 | 111,307,529
0 0 0 566,525 113,473 521,374 538,658 556,460 574,796 9,275,627
0 0 0 -11 3 3 15 26 37 3
AU 11.4 0 0 0 11 -3 -3 -15 -26 -37 -3

WACC

6.7%




NPV 71,945,524
IRR 31%
Pay Back 3 kY
Period
11.4 Wiou
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