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Independent Study Title CASE STUDY: THE ACQUISITION OF FRASER AND
NEAVE LIMITED BY THAI CHAROEN CORPORATION

GROUP
Author Miss Khemjira Chuencharoensook
Degree Master of Science
Department/Faculty/University Financial Management
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Thammasat University

Independent Study Advisor Suthikorn Kingkaew, Ph.D.
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ABSTRACT

The case study was conducted to evaluate the worth of the acquisition
of Fraser and Neave Limited (F&N) by Thai Charoen Corporation Group (TCC Group).
The research methodology draws a comparison between the acquisition price and
the intrinsic value of F&N including the synergy value and the opportunity cost from
disposing interest in Asia Pacific Breweries Limited. The values are calculated by
Discounted Free Cash Flow Method, Discounted Dividend Method and Price Multiples
Method.

The result of this study indicated that TCC Group has worth in the
amount of 571,480,440 SGD in this acquisition. Considered by business segment, TCC
Group had loss in beverages and diaries segment because of disposing interest in
Myanmar Breweries Limited. In part of real estate, TCC Group had gain since
expanding this business to abroad. Moreover, this acquisition created synergies to
packaging segment of Berli Jucker PLC, an associated company in TCC Group, this
synergy value in the amount of 629,022,676 SGD. Nevertheless, this acquisiton had
an opportunity cost from disposing interest in Asia Pacific Breweries Limited in the

amount of 502,574,207 SGD.

Keywords: Cross-border Merger and Acquisition, Synergies
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FCFF, FCFF, FCFF,

+ +..+ ;
(1+Discount Rate)! = (1+Discount Rate)? (1+Discount Rate)'

YaAAINT =

ng  FCFF fA@ nsshanuandasyuasnanisiukiazl
Discount Rate Aa 9ns1ARan

i A9 TIUIUN
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v ad o

dnsulsiiauAagld P/E ratio Tngansnsadwinyailvanzaulaainans

solull
yaAlvsnzan = P/E ratio x EPS

Iy P/E ratio Ao fagusimfiinaindlsderiu

v

EPS Ao Uszanaumsmlsseiuvesu3unifeinisussiiuyan

3.2.1 NSSUANUANDETZYR9NANTS (Free Cash Flow to Firm: FCFF)
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FCFF;, = NOPAT; + DEP; £ CAPX; £ NOWG,

I~ [J

Tne  NOPAT Aa fmlsainnisafiuaundainnistule
DEP @8 ANLEINSIANVSDANRAINUY
CAPX  fiB Ruawmuiilovenenanig

NOWC Ag Rununyuiguiten1saiiuny
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3.2.2 nysualuananiduduna (Cash Flow from Dividend)
nszuauanniuiunanaziiundwayarimangay ldnssua
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3.2.3 8n51AAaA (Discount Rate)
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WACC = [Kg* (1-T) * (D/V)] + [Ke * (E/V)]

oy Kd A dnsuyuveudmil

A Y e 2/

Ke fo dnsiduuvesiieny

v
A £ 1 S

D/V fio dndiutesmniaodunsng

b

[ 1 £

E/V Ao dadiuvesdneusioduning
T A dn510nE
3.2.3.1 §n59uNUVaRIUl (Cost of Debt)

% 1%

IRIIAUN VB HIMTAIUIUMETTAIUYALBEAIUAE VDU N

(Credit Risk Premium) 3aA1UIAINTATIHANDULNUIINATTAMUIASUTIAIINAULEFLS
(Risk Free Rate) UINAIEBATIAUNUIAIEAIULELS (Credit Spread) NAMUAINNTT
LYY a . . a a a A a Al
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SNTIRUNUVBIR RO WBUNlAT USRI IHaRB UL UL D 8 iU

A99n13 Feazmualaglduuvitasslunisiinunsiavanning (Capital Asset Pricing

Model: CAPM) fignslunisAuins sadl
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Ke = R+ [ERw) = R * By
oy R fie dnsmaseuwnuaInnsamuludunsnduneannaudes
ER,) A8 8RTINANDULNULRAEUDINaIARaNNSNE

B; A9 ALUAUBINANNS
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3.2.3.3 lasea¥19kunu (Capital Structure)
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3.2.4 fapnusaanilsdaliu (Price to Earnings ratio)

Tun1susziluyarvesudum wlswes Wumeswesy $100 Wmww) sae

Y
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v
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4.1.2.2 INTIAUNUVDIL DY
NNTANYIANNTOAIUIUTATIAUNUVBIRABVUN NGNS
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MIW 4.5 MIAUIUINTIIUNUVBIRUYUTRGeaInivin
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AT 4.8 MTANUIUINTIAUN VBN

UIEm Ludn HIUYAAININTIANAIA

UM Ineluniielsa 91im () 0.67 67.93%
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SnsmanauunulagysAnaEes 2.05%
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0 AakarUsyanunsageide

4.2.1.3 4aAMA9INYINTLELIAINTTUTZUIUNTS
INNTANIFANTOATUIUYAAINEIINGITEELIAUTLIUMS
(Terminal Value) ¥0aUsev wiswwas 1uwnasiaen 319 wnnwsw) tewindu 6,912,756,306
denlusneaans Tnemuwiungldauuigiudnsinisiulassesend (Terminal Growth) 989
Asznaduananiutluna  wiidudesas 1.5 Ferianisalannsnsnisiiulavendasiod
18591 (GDP) vrlanGavindudesay 2.7 1ud 2560 wazdewas 2.9 Tul 2561 waw 2562
Usuansednsnisiulavessenslueialutie 4 Ifkiuuivesudon Saimsiiuladiies
Bntos wazaaiiluszeremenatiguiadunugidduuinisnainvosuisnig
4.2.1.4 gaﬂ"n'?'immxaumnﬁ%’ﬁﬂaﬂnimaﬁuaﬂmnL‘\‘mi‘]uwa
9nnsAnannszuaiuanniuduna a1NTaf UMY AR
wangauvesduasiey UTEn awes umediiosst $1in wmww) o AUl 2555 e
Aeunshdenanisldwingu 5,341,360,098 AwrlUineaans viewiiu 7.09 Arluineaans
AoV

o w

15197 4.9 YaATLNZANTeIUTEN Wisiwes [Wuwmasiesd i Wmww) 91nI5Anan

nszlatuantung
;gaﬂ'wﬁ'mmwamaadauﬁumﬁﬁaﬁu a4 31 SuaAw 2555 5,341,360,098 SGD
FIUIUNU U 31 FuAY 2555 753,292,000 1
yarnfivanzaudavu 7.09 SGD

VU0 YaATvEa g uINTIUIUAUNEINISALYY 0 @WT 2559 FallTuauiuvianue

2,898,893,000 ¥ winiiu 1.84 Asrlusnaaanisieviu
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4.2.2 ﬂ']iﬂizl,flu;;ljaF’hﬁ’)&l’)ﬁﬁnﬂmﬂﬂﬂ (Price Multiples)
91NN15UsTIUYaAIUIEN Wiswes Wumesiesy $100 (unww) feds

AN YaATvzan a 3wl 2555 winfu 8.34 Asalusneaaseviu sieaziBundeya

Y

i
[

a A o Y  a ° . a I a a a =1
Uﬁﬂmﬂuqﬂiqaqﬁ@QIUﬂqiﬂWU'lm P/E ratio LLaSﬂqi‘UﬁzLﬂuuuaﬂ']‘ﬂlfvmqgall HINY[LLDYNANU

M1397 4.10 Uoyad 198N IAUIULAA NI AUAIETTAIAMIIAT

. 51814 U 2556 yaAMuIIAMaIn | P/E ratio

o (81w SGD) U 2556 (su SGD) U 2556

Fraser Centrepoint 2,052.75 3,673.69* -
CapitaLand Limited 3,977.50 14,333.35 13.3
City Developments Limited 3 162815 9,673.45 12.5
Hongkong Land Holdings Limited 2,640.02 16,048.09 9.8
UOL Group Limited 1,058.61 5,058.36 4.5
Yanlord Land Group Limited 2,280.85 2,601.56 2.5
Laﬁaqma'\wnssu 8.52
mlssaviuves FCL U 2556 (SGD/Share) 0.98
gaﬁhﬁmmzau & 31 Su21AY 2555 (SGD/Share) 8.34

131: Thomson Reuter
*Jayay 2557 eannuieniansideudinaianannineglud 2557
VBV YaAAVINEaAgUNIUILUNRINITINAYL 4 FUU 2559 FallT1uurunavie

2,898,893,000 i winiiu 2.17 Aswrlusaeaanisieviu

4.2.3 YaATAanauvaIuIEN swes Wunasiesnt $1in (Univw)

o w

91nN15UsTE YA TLNZaNURIUTEN Wsiwes LHumesians $1in
(Wvyy) MNBARaANTERaRuanINEuluNg Lagdsmanian layarNvunzauves
] v % a o § < c v & o w v A [
d1UYDINNDVUVBIUTEN IiweT [uwmasiaes 911n (Unvw) o Tul 31 Suimu 2555
WAYSENING 2 3T WiInU 5,810,360,900 F9alUsneaais iselvinnu 7.71 @ealdsneaans
AoV (YaAMWMNNZEULTIEUINTILIUAUNRINITANNY ol duT 2559 FallTruruiuiiavan

2,898,893,000 91U iU 2.00 &aAlUsnoaaniseriu)
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ndeyanuimelinnisUssmaludiunuussgtusives BIC Liintundd

Saway 50 Tul 2556 %3aUNAN151TBAANT UENINTLAVSTLALVUSIAINALANANT

'
=

Usendnanvuin (Economies of Scale) FwilvaununsHanwazAlddtedomiiuanas
wazdignsnmlaiinduainmnlugad 2552 - 2555 @uauusiiueives BJC 8nsnils
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Soway 12.25
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Tun1SATUIUNTE AR UAANINNUSLLETUAIULNUABUS YN LUBSA
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1%
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lnglunisAaayldteyanelanasilsndenisudnisidaenanisi
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337 4.11 msdwunszuaiuananUsglovddniiiudeuisn wesd ganes e
(W)

318119 2556 2557 2558 2559
FelidnuUTIie @uum) 17,748 18,074 17,692 18,948
finlsanBainnuussadnd (@uum) 1,742 1,391 1,843 2,134
Uszanaunismbsans nsdtlaifinsge 1,474 1,501 1,470 1,574
Aan1s (@uum)
Uselewaddudin Gruum) 268 (110) 373 560
S uaniUasu SGD/THB e 24.62 25.62 24.95 25.50
Uszlewddauiiy (§1u SGD) 10.87 (4.29) 14.96 21.95

07 189UUsETUTEN Wesh ganes 9 W) U 2556 - 2559

4.3.2 3931UNUVBIIUNUGIRRL AU MITIN

TunsAnasnssuuresiuudtadsaihnidniieldiudasAnan

[

nszuaduanianUselevidruiindeusem 1wosa ganes 911n Wn1vw) ssAwialagly

Toyatugael 2556 - 2558 Fadurrmdsainnsdr@euitm wiswes weud i (d1in)

[

SRRl

allo,

uwu TnengulvelatgeesUaisdunds uidslisimrasianfiuien wesd gaine
() 1ihdeusen 08 giuedidumes $1in () ieasviouliiiusnmiuruves
L‘Suvluﬁ'Lﬁmmﬂmﬁmiu‘%mﬁmmimwé’qLawwmﬂmwﬁﬁ?a F&N wintiy
4.3.2.1 Sasdunuvaadni
MnnsAnmEIsafLsnTFuuTe s minsudaanms
dhdeRanslavindusesay 6.48 Tnsuinandnmdunusaweanuidsdudiuvesdwmil
(Credit  Spread) s?fqmﬂsﬁayjamﬁmé’uﬁumﬂmﬁm %30 Credit Rating 289 Thomson

Reuter WU11118MaI91NN1501F0AINTUATIN UTEY LWesh ganes 9119 (un1vw)

(%
[y I

f9usu Credit Rating 117U BBB 1Agn13AuIadns19uyuYesd nilain Credit Rating &

[

UATLDYARIL
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A5 4.12 MSAMIUERTIAUYUYLIMTUTEN Wad ganes 91rin (Wnvw)

U3 Credit Rating Credit Spread
U3 wedd ganed i Gy BBB 3.02%
Sarmansuuilasysamnnaudssszindlng 3.46%
Snsdunuvaadnil 6.48%

1 MwwazysEansingyide

4.3.2.2 INTIAUNUVDIL DY
9INNSANMIAITOAUILS AU UvesEToru Uit 1wefd
gAnas 9110 W) tawindusesas 10.07 lneAiuanain Capital Asset Pricing Model
(CAPM) 1Hdoyadnsmansuunuainnsamulagsaainaandes (Risk Free Rate) 990
dnsmanauunulunsamuluiustnssguiausemalvnesiy 30 U waglddnsduuvaie
mnudsslunsasyulussiansyu (Equity Risk Premium) 991nn15@1UIa.v93 Damodaran

(2017)

M5 4.13 ASATUIUENTIFUYUVBIRTOUUTEN Wash ganes 911in (nww)

ALUF U39 Lwedd gained Stn (uunew) 0.83

SarmansuunulagusFnanudssosszmalne 3.46%
durmmaudsdunisamulunsiansussusyimelng 7.96%
3NTNUNUVDILNDU 10.07%

0 AakarUsyanunsagglde

INNTATLINAUY UVBAIMTUAL AUYUVBIED OV AUITOAIUIUTAT

1%
a 1 o

AunueIiunuidediainin lwiduiesay 9.14 avegldlassaieduyuvesuien

[

9
Wosh gawnas A11n (uvww) Tul 2558 wavlddnsni8iuladfyaaawiiusosay 20 &4
Judnsn8lulddfiyaravesszmalng s1eazidenn1siuiudnsduueiunugd

a ¥ v a o &
LRAYUDINUINUN UINYUALLDYNAIU

M15799 4.14 1A59a59[UUVRIUTEN Wosa ganes 1R ()

318013 ya (Fuum) dadau (%)
dhunilau 13,599.46 19.07%
GRILEARLUAY 57,717.61 80.93%

U1 MuwazysEIslagide
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M15°99 4.15 MIAIUEATRUYLYRIRUUGIRALI TN UTEN Wesh ganes 911n

(1)

318013 douvawiidu dauvasdiavu
FNTAUYUTDIRUIY 6.48% 10.07%
laseasnadumu 19.07% 80.93%
dnsnBRula 20%
Sardunuvasluyudadsdaaimin 9.14%

0 AakavUsyanunsagglde

4.3.3 YaAMAYTLELIAUTTUIUNT
MAMsAnwIENITaAIAYavesUsEleviduiinde U T lwesd
gANES 9110 (UN1YY) NS19INTesEeEIaIN1sUsERINTS Wiy 845,050,736 deAlUs
aeaand lagimuneldaunigiudanmaiulnsseyenuvitiuiesas 2.5 Sseanisalain
dannaAulpvesnelddmmuussaiusivesden wdetisl 2556 - 2559
4.3.4 yamilvesUszloviduiiusouiom wesd ganes sin (uvivw)

nnsUsliuvyam1velselevldruiulun1susendnaunusausen

Y 9

ada a

WUesh ganes 311n (uvnww) anisAnannselatiuan azlayarvesUsslevddnniiariniy

629,022,676 @sAlUsnBaaNS

4.4 MmsUszdiuduyuadelaniaainnisdiniteRuasmuluuiem wide wadn usaes

00 (URIVW)

I 1

Mndennasiingulneiaigaesvatsiudesvisdulddiudeluuion toide
wUBHn U303 S (mnww) Tifuusom lewudu $18 Gmnew) vihlingulneiasagde
TomalumsvenenaadesAeudreunn msizuenainaaiaiud APB fdludsalud saide
sulaih@e wavdnvaneuszmaluedy deuiilaufuasidndefansiaunuds ndennsdn
E2A
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Ql' ° i & A a 1Y a o = aa a Ql'
AN 4.4 miiﬂaumﬂLUSLL@%J\’]HLWI@%GU?MW LY LUYIWN USRI 91NA

o o

Au: 518991uU5E910 USEn Tewdu 1w, 3. d7de (wnvnww) U 2554 - 2559

L

4.4.1 nszuaRuandaszuasuiev widy uwUdiin Uanes Sin
Tunisiuiunszuaiuandaszvesuisv toile uwUdiin U103 $1in
WeUsziliudunuadeloniaannsvedinlsdnudeves APB Ty Heineken aylidoya
Nan1sAiuureUTE e 1. 3. e @mww) wnzginiaede wudiin laell
sausansifunumeliwusudleniy iesnndauudgiuimmnngulneiasyuas FaN
Loanglunsuinisdnnis APB avdinalyl Heineken Lithdumvesusenindmienield
UM APB  nsialy lagandayaanunsamuiunseualuandasevesusum il wuain

a ‘NI o w l-ﬂl o 4 1 a Y Q’lj
UTIIDT 31NA LWEJﬂ']u’mJGIUVJUFMLﬁEJIEJﬂ']ﬁVLGWNu

AN 4.16 NISANUIUNTLHANUANDATEUBIUSHY LW LUTWN US89

[

37100

518115 (W2g: 000 SGD) 2556 2557 2558 2559
ﬁﬂlﬁdaumamﬁmazm@ 705,371 739,746 722,308 1,030,806
dnsnBRuladfumaa 17% 17% 17% 17%
mlsannsendununaine 585,458 613,989 599,516 855,569
Adeuauazading g 78,960 82,362 69,287 87,275
L“duamut,ﬁasumaﬁams (153,995) (160,629) (135,131) (170,211)
mMswasunUasmeaiumy

. d e (29,115) (30,369) (25,548) (32,181)
NYUIBUNENSANHUY
NIZHANUANDHTZVININTT 481,308 505,352 508,124 740,452

Au: 51897520 U Loy Bu. 3.

o o

NA (UAYW)
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4.4.2 Sardunuvasiunuiaiadedinimin
Snsuyuresiunuiiadodnintn el dAnannssuaiuandaszes
U3 11 wUFTin U3aned 1snsiniutesay 5.16 faviniusnsillidnannszuaiuan
daTyveIuTem wiswes weud il in Wnww) meldauuigiuingulvensyaeslesdu
way F&N lalldunealddamndeliiu Heineken 1osanminngailneiads wag FaN laive
dndldfdudelu APB iU Heineken APB axillassaiisdunuuazanudsainiunguuiom
4.4.3 YAANMAYINTLELIAUTTUIUNT
NNTANYIAINTOAIUIUYAAIMRIIINTGIITEELIA1UTEUIUNTV
U3 1e1de wUFTin U3aned e Idvintu 17,968,933,904 dseludnoaans Tasduam
meldaunfgiuingulnendy uay FAN lildunsdiuladindslu APB 19y Heineken uaz
ldnsnsiulnszeze1 (Terminal Growth) vasnssuatiuananiuduna wiriuievas 1
Fsmanisalandnsmaivlavesndndaeiinasiy (GDP) Mlandavinduiesay 2.7 1ud
2560 warseay 2.9 WU 2561 uag 2562 USuaamenismanisalinlusseze11o19iiguas
danugafadunisnsnainvesuT iy
4.4.4 yamTvaNzauvesuTEm La1de wdin uiame3 drin
NNNSANBIEINTIAIUINY AR TN aNYe U Y LalTy uUTTin
U383 $fn o Aull 2555 aeldaunfgruingulneiaiyeoiveisdu uas VIS Nsives
waust T i (v ladldunediulddandelu APB Ty Heineken leyarilmanzay
YIUSENINAY 16,649,220,036 AalUsnoaas LLazLﬁaﬁﬂgaﬁwwﬁﬁuﬁﬁum 450,000,000
dsnluinonans axlayarvesdiuvedfeviuuingy 16,199,220,036 dwluineaans vse

Wiy 62.73 Fsaluineaansnonu

d‘ o ! d‘ a o = aa a ‘NI o U
#1319 4.17 NIAUIUIAATVILNANSETNVBIUITEN LBLTY wUIAN UIIIDT 31NA

gamﬁmmzamaw%ﬁm wLde wUdin Uses sin 16,649,220,036 SGD
ga@imﬁﬁu 31 SunAw 2555 450,000,000 SGD
Qamﬁmeammdammﬁﬁaﬁu a4 31 SuINAL 2555 16,199,220,036 SGD
U 2 31 SuAw 2555 258,233,000 1
yaRfisnzansavu 62.73 SGD

U1 MuawazysEaunsliagyide
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dnildduidovesngulneiaiyaefoistulu APB 20%
sunuAndelania 502,574,207 SGD

o

fan: AnaazUszsnumslaegide
4.5 a3unan1sdn@ananig

INMIFNYILAAMAMUIZANVDIUTIN SLwes woun U 1R (Wvnyw) uTem

& o 1

Lay LWswes Wuwnesesy 9110 (Wn1vu) yar1vesuselevddruiiniinqulneadey

Y
17 i o

masUastulasuannisiiigefianisluasell saudeduyuadsloniaainnisuiediula
) = a o N aa a a o w = = Y 1 - v & a
dudeluuiem iy WUain USweT e waslUSeuiisuiunadeiien1sdgenianis

lunsatl fiv 9.55 Awrlusmeanissiaviu aunsaagulainnswrgenanisiuasell nqulneiasey

1 [ 1

AasUatstuiianuauan lnednduyanininuduaiisiaaindy 571,480,440 dsalUs

Y 9

1%
1Y

s a a [J s
poaas d51uazldunluni1sATuIRAT

Ref. code: 25595802112630BKS



M3199 4.19 NISANINANNANAIVBINITIITBNINTS

av

yadi yannil .. dauld Y
. o MUY . AUANAT
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IWSLU93 LYULRDINDEN 7.71
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FIUYAAIANUANAT 571,480,440
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518115 (MU9e: ‘000 SGD) 2556 2557 2558 2559
Revenue 2,294,119 2,421,051 2,121,110 1,978,622
Cost of sales (1,520,310) (1,597,811) (1,425,111) (1,250,256)
Gross profit 773,809 823,240 695,999 728,366
Other income/expenses (3,886) 23,559 12,749 12,917
Operating expenses

Distribution (187,591) (197,920) (174,867) (176,754)
Marketing (233,906) (249,248) (295,748) (299,640)
Administration (162,955) (148,768) (150,962) (136,950)
Trading profit 185,471 250,863 87,171 127,939
Share of joint venture company . - (1,229) (540)
Share of associated companies 9,747 2,739 3,930 3,186
Gross income from investments 18,653 22,902 41,691 48,566
EBIT 213,871 276,504 131,563 179,151
Finance income 17,773 21,089 6,479 14,779
Finance expense (38,746) (12,093) (6,300) (4,969)
Net finance cost 39,027 8,996 179 9,810
Profit before fair value

adjustment, taxation and

exceptional items 252,898 285,500 131,742 188,961
Fair value adjustment of

investment properties 5,509 265 (2,311) (1,532)
PROFIT BEFORE TAXATION AND

EXCEPTIONAL ITEMS 258,407 285,765 129,431 187,429
Exceptional items (183,429) (100,886) (27,706) 735
PROFIT BEFORE TAXATION 74978 184,879 101,725 188,164
Taxation (48,564) (49,698) (19,316) (22,506)
PROFIT FROM CONTINUING

OPERATIONS AFTER TAXATION 26,414 135,181 82,409 165,658
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518115 (MU9e: ‘000 SGD) 2556 2557 2558 2559
Discontinued operations
PROFIT FROM DISCONTINUED
OPERATIONS AFTER TAXATION 735,738 138,121 95,289 -
Gain on disposal of discontinued
operations 4,751,514 - 541,531 -
Loss on distribution in specie of
discontinued operations - (17,661) - -
PROFIT AFTER TAXATION 5,513,666 255,641 719,229 165,658
1.2 SULERN9FIULNISLEU
518115 (MU9e: ‘000 SGD) 2556 2557 2558 2559
Current Assets
Properties held for sale 4,688,968 48,199 - -
Inventories 249,406 274,245 253,918 247,332
Trade receivables 527,188 309,187 278,792 267,178
Other receivables 133,733 50,480 53,670 53,894
Prepaid land costs 398,033 = = -
Related parties 146 5,163 1,742 4,565
Joint venture companies 4,520 25,670 756 558
Associated companies 12,710 5 3,403 3
Short term investments 100 1 - -
Bank fixed deposit 876,333 91,003 446,462 563,282
Cash and Bank Balances 1,068,389 265,084 515,243 479,347
Assets held for sale 7,961 - 11,412 10,375
Total Current Assets 7,967,487 1,069,037 1,565,398 1,626,534
Non-Current Assets
Fixed Assets 699,109 661,118 464,388 490,886
Investment properties 3,155,404 40,702 35,018 42,863
Properties held for development 20,984 21,276 17,848 18,232
Joint venture company - - 43,736 46,011
Associated companies 1,278,877 49,866 41,860 43,003
Intangible Assets 148,315 93,039 78,750 96,764
Brands 30,836 31,033 27,481 27,892
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578115 (M38: ‘000 SGD) 2556 2557 2558 2559
Other investments 675,236 701,613 844,780 1,363,389
Other receivables 91,614 1,295 1,580 1,131
Other assets 43,200 - - -
Deferred tax assets 34,325 26,083 18,156 13,267
Bank fixed deposit - 4,672 3,874 2,900
Total Non-Current Assets 6,177,900 1,630,697 1,577,471 2,146,338
Total Assets 14,145,387 2,699,734 3,142,869 3,772,872
Current Liabilities

Trade payables 526,379 198,261 201,113 180,548
Other payables 948,595 225,334 192,845 210,973
Related parties 1,652 27,772 14,523 12,650
Joint venture companies 8 % - -
Associated companies 1,669 1,854 1,843 1,565
Borrowing 862,019 22,990 2,551 12,223
Provision for taxation 161,076 42,456 31,712 30,851
Liabilities held for sale 1,845 - 1,802 2,339
Total Current Liabilities 2,503,243 518,667 446,389 451,149
Non-Current Liabilities

Other payables 17,022 15,114 3,874 2,900
Related parties - 1,265 1,265 1,265
Borrowing 2,582,525 118,753 97,924 124,825
Provision for employee benefits 18,356 19,495 18,201 20,671
Deferred tax liabilities 146,358 25,499 19,139 19,518
Total Non-Current Liabilities 2,764,261 180,126 140,403 169,179
Total Liabilities 5,267,504 698,793 586,792 620,328
Share Capital and Reserves

Share capital 1,441,520 844,585 849,301 849,301
Treasury shares (23) (23) (5,759) (2,655)
Reserves 7,063,163 760,266 1,424,507 1,996,438
Non-Controlling interests 373,223 396,113 288,028 309,460
Total Share Capital and

Reserves 8,877,883 2,000,941 2,556,077 3,152,544
Total Liabilities and Equity 14,145,387 2,699,734 3,142,869 3,772,872
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378M13 (Wae: ‘000 SGD) 2556 2557 2558 2559

CASH FLOWS FROM OPERATING

ACTIVITIES

Profit before taxation and exceptional

items 1,044,319 452,060 252,957 187,429

Adjustments for:
Depreciation of fixed assets 78,317 67,759 75,431 46,804
Impairment of fixed assets and

intangible assets 19,908 2,677 17,682 1,052
Impairment reversal of fixed assets

and intangible assets (855) (865) (1,039) (464)
Impairment of other investment 30 30 32 25
Fixed assets and Intangible assets

written off 810 615 638 430
Provision for employee benefits 2,380 2,212 1,498 1,526
Write back of provision for employee

benefits - - (342) (140)
Valuation gain on interest retained in

a joint venture company - (21,392) - -
Allowance for foreseeable losses on

properties held for sale (net) 8,452 - - -
(Gain)/Loss on disposal of fixed assets 669 (568) 389 309
Amortization of intangible assets 15,863 16,987 16,445 14,943
Interest income (38,972) (10,941) (6,479) (14,779)
Interest expenses 58,395 14,764 6,300 4,969
Share of joint venture company's loss - 351 1,229 540
Share of associated companies’

profits (69,283) (13,719) (3,930) (3,186)
Investment income (18,943) (23,027) (41,691) (48,566)
Profit on properties held for sale (408,711) (135,735) - -
Employee share-based expense 13,317 3,280 6,935 6,057
Fair value adjustment of financial

instruments 5,010 (3,952) (2,425) (422)
Fair value adjustment of investment

properties (281,252) (265) 2,311 1,532
Loss on disposal of financial

instruments 6,134 3,478 698 2,124

Operating cash before working capital

changes 435,588 353,749 326,639 200,183
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578115 (W2e: ‘000 SGD) 2556 2557 2558 2559
Change in inventories 16,793 (24,722) (4,700) 7,066
Change in receivables 35,201 (102,538) (13,213) 20,263
Change in prepaid land costs (398,033) (300,205) - -
Change in joint venture and associated

companies’ balances 5,512 8,557 13,290 (6,722)
Change in payables (57,272) (66,083) (15,027) (9,063)
Progress payment received/receivable

on properties held for sale 1,282,779 605,826

Development expenditure on properties

held for sale (1,255,835) (208,026) (206) (8)
Currency realignment 10,421 (4,894) (46,033) (11,012)
Cash generated from operations 75,154 261,664 260,750 200,707
Interest income received 41,631 11,136 6,306 14,300
Interest expenses paid (48,459) (22,166) (6,383) (4,864)
Income taxes paid (126,752) (50,085) (34,230) (24,417)
Payment of employee benefits (2,174) (1,923) (1,603) (1,059)
Net cash from operating activities (60,600) 198,626 224,840 184,667
CASH FLOWS FROM INVESTING

ACTIVITIES

Investment income 18,943 23,027 41,691 48,566
Dividends from associated companies 62,528 15,829 1,129 5,779
Proceeds from sale of fixed assets 1,591 1,578 728 414
Proceeds from sale of other and short

term investments 63,599 101 - -
Net cash outflow on acquisition of

subsidiary companies - (13,169) - (24,921)
Payment for intangible assets (12,095) (12,217) (11,768) (10,887)
Development expenditure on

investment properties under

construction (13,329) (705,772) - -
Investments in associated companies (34,114) (2,526) - -
Purchase of fixed assets and investment

properties (142,732) (62,484) (56,075) (65,471)
Net cash outflow on distribution in

specie and liquidation of subsidiary

companies - (700,504) - -
Proceeds from redemption of units by

an associated company 306,158 - - 6,069
Net cash inflow from disposal of joint

venture companies 5,581,906 - 558,747 -
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518015 (WUY: ‘000 SGD)

2556

2557

2558

2559

Purchase of other investments
Loan to a joint venture company
Repayment of loans from associated

companies

(71,688)

(110,024)
(17,001)

8,071.00

(2,163)

Net cash from investing activities

5,741,824

(1,598,118)

490,598

(89,017)

CASH FLOWS FROM FINANCING
ACTIVITIES
Repayment of term loans and bank
borrowings
Capital reduction
Purchase of Treasury Shares
Purchase of shares by a subsidiary
company
Repayment of loans by a related party
Redemption of preference shares held
by non-controlling interests
Capital repayment to non-controlling
interests
Proceeds from issue of shares:

by subsidiary companies to non-
controlling interests

by the Company to shareholders
Payment of dividends:

by subsidiary companies to non-
controlling interests

by the Company to shareholders

(435,044)
(4,728,183)

(595)

(290)

9,214
46,280

(60,606)
(223,425)

(1,067,955)
(606,861)

1,715,714

7,056

(54,300)
(202,286)

(17,235)

(5,736)

(3,851)

2,870

(29,213)
(72,353)

32,594

630

(33,875)
(65,060)

Net cash used in financing activities

(5,392,649)

(208,632)

(125,518)

(69,689)

Net (decrease)/increase in cash and

cash equivalents

288,575

(1,608,124)

589,920

25,961

Cash and cash equivalents at beginning
of year

Reclassified to assets held for sale
Effects of exchange rate changes on

cash and cash equivalents

1,647,477

(11,925)

1,942,507

(3,084)

331,299
(101)

(24,800)

896,318

2,308

Cash and cash equivalents at end of

year

1,924,127

331,299

896,318

924,587
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2. USEW Wisiwas 1[umasnastt 310e (Unnvw)

2.1 sumlsvayudmiud

318113 (MU28: ‘000 SGD) 2556 2557 2558 2559
Revenue 2,052,749 2,203,026 3,561,525 3,439,592
Cost of sales (1,241,094) (1,431,541) | (2,479,360) (2,406,856)
Gross profit 811,655 771,485 1,082,165 1,032,736
Other income/expenses (2,561) (8,063) (8,400) (6,527)
Operating expenses
Operation (144,771) (70,683) (122,782) (128,196)
Marketing (60,599) (26,139) (45,405) (47,407)
Administration (92,122) (46,196) (80,246) (83,785)
Trading profit 511,602 620,404 825,332 766,822
Share of associated companies'
profits 59,536 144,583 279,430 171,377
EBIT 571,138 764,987 1,104,762 938,199
Finance income 18,459 44 885 36,799 25,296
Finance expense (79,428) (88,668) (186,157) (167,504)
Net finance cost (60,969) (43,783) (149,358) (142,208)
Profit before fair value
adjustment, taxation and
exceptional items 510,169 721,204 955,404 795,991
Fair value adjustment of
investment properties 165,883 234,537 243,350 159,711
Share of associates’ fair value
change on investment properties 109,860 - - -
PROFIT BEFORE TAXATION AND
EXCEPTIONAL ITEMS 785,912 955,741 1,198,754 955,702
Exceptional items 46,409 (148,454) (2,205) 4,641
PROFIT BEFORE TAXATION 832,321 807,287 1,196,549 960,343
Taxation (96,583) (127,520) (184,174) (194,197)
PROFIT FROM CONTINUING
OPERATIONS AFTER TAXATION 735,738 679,767 1,012,375 766,146
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518115 (MU9e: ‘000 SGD) 2556 2557 2558 2559
Current Assets
Inventory 3,578 4,119 7,473 5,679
Properties held for sale 4,737,053 4,188,067 3,922,672 3,997,551
Prepaid land and development
costs 398,033 480,143 19,877 60,455
Other prepayments 11,901 31,292 41,328 52,602
Trade and other receivables 302,763 811,573 843,505 677,821
Derivative financial instruments 1,478 30,366 20,167 9,361
Bank deposits = - - 437,337
Cash and cash equivalents 506,784 873,378 1,373,140 1,731,343
Assets held for sale - - 112,123 -
Total Current Assets 5,961,590 6,418,938 6,340,285 6,972,149
Non-Current Assets
Investment properties 3,115,234 11,423,373 12,951,192 13,494,019
Property, plant and equipment 31,599 1,414,902 1,991,014 1,972,282
Investments in:

- joint ventures = 589,385 334,928 240,213

- associates 1,055,983 216,226 250,460 552,800
Financial assets 2,164 2,164 2,165 2,162
Intangible assets 64,478 503,413 721,164 681,736
Prepayments - 4,530 8,349 3,074
Other receivables 211,304 598,657 241,476 228,644
Deferred tax assets 2,937 112,226 169,724 55,160
Derivative financial instruments - 7,256 55,935 2,136
Total Non-Current Assets 4,483,699 14,872,132 16,726,407 17,232,226
Total Assets 10,445,289 | 21,291,070 | 23,066,692 | 24,204,375
Current Liabilities
Trade and other payables 1,725,158 1,593,939 1,314,648 1,694,961
Derivative financial instruments 3,232 11,520 24,602 46,924
Provision for taxation 112,674 145,794 192,953 236,971
Loans and borrowings 629,135 1,537,757 1,020,137 1,470,116
Total Current Liabilities 2,470,199 3,289,010 2,552,340 3,448,972
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378M13 (Wae: ‘000 SGD) 2556 2557 2558 2559

Non-Current Liabilities

Other payables 1,200,444 347,414 253751 290,426

Derivative financial instruments 3,059 9,077 36,592 89,994

Deferred tax liabilities 117,928 198,067 317,736 206,078

Loans and borrowings 1,175,373 7,823,952 9,255,320 8,325,421

Total Non-Current Liabilities 2,496,804 8,378,510 9,863,399 8,911,919

Total Liabilities 4,967,003 11,667,520 12,415,739 12,360,891

Share Capital and Reserves

Share capital 1,083,977 1,753,977 1,759,858 1,766,800

Retained earnings 4,363,384 4,543 167 4,995,420 5,222,073

Other reserves 3,725 117,154 (245,798) (327,733)

NON-CONTROLLING INTERESTS -

PERPETUAL SECURITIES - 597,654 1,293,254 1,391,783

NON-CONTROLLING INTERESTS -

OTHERS 27,200 2,611,598 2,848,219 3,790,561

Total Share Capital and

Reserves 5,478,286 9,623,550 10,650,953 11,843,484

Total Liabilities and Equity 10,445,289 21,291,070 23,066,692 24,204,375

2.3 UNTEUARUER

378M13 (Wae: ‘000 SGD) 2556 2557 2558 2559

CASH FLOW FROM OPERATING

ACTIVITIES

Profit before taxation and exceptional

items 785,912 955,741 1,198,754 955,702

Adjustments for:
Depreciation of property, plant and

equipment 7,655 12,496 40,027 52,877
Amortization of intangible assets 498 544 741 1,646
Development profit (408,711) - - -
Write-down to net realizable value of

properties held for sale 8,452 4,199 45,417 47,110
Fair value change on investment

properties (165,883) (234,537) (243,350) (159,711)
Share of associates' fair value change

on investment properties (109,860) - - -
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378M13 (Wae: ‘000 SGD) 2556 2557 2558 2559
Loss on disposal of property, plant

and equipment 625 2,820 388 849
Employee share-based expense 5,384 5,259 9,003 10,189
Share of results of associates and

equity — accounted entities (59,536) (144,583) (279,430) (171,377)
Mark-to-market (losses)/gains on

derivatives 3,922 (7,257) 10,346 (13,960)
Write-back of provision for

impairment of an associate - (177) - -
Allowance for/(write-back of)

doubtful trade receivables - (860) 154 2,504
Bad debts written off - 3 10 103
Gain on acquisition of an associate = = - (954)
Gain on disposal of a subsidiary - - (37,506) -
Gain on disposal of joint ventures and

associates - - (13,954) (15,483)
Goodwill on acquisition of subsidiaries

written off - 4,441 - 1,129
Write-back of over provision of bank

profit share = (3,114) - -
Exceptional items - (148,454) (2,205) 4,641
Exchange difference 24,925 (49,903) (234,493) 29,835
Interest expense 79,428 88,668 186,157 167,504
Interest income (18,459) (44,885) (36,799) (25,296)

Operating cash flow before working

capital changes 154,352 440,401 643,260 887,308

Progress payments received from sale

of residential units 1,282,779 - - -

Development expenditure — properties

held for sale (996,030) 58,987 327,262 (241,446)

Payment of land premium (256,054) - -

Change in prepaid project costs (398,033) - -

Change in rental deposits 632 -

Change in inventory 597 (635) (155) 4,172

Change in trade and other receivables (31,687) (439,107) 436,097 156,698

Change in trade and other payables 65,864 (485,482) (628,293) 424,654

Change in joint ventures and associates'

balances 6,585 - - -

Change in related companies' balances 6,521 - - -

Cash from operations (164,474) (425,836) 778,171 1,231,386
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518015 (WUY: ‘000 SGD)

2556

2557

2558

2559

Interest expense paid
Interest income received

Income taxes paid

(78,485)
27,098
(87,017)

(65,564)

(94,107)

(134,407)

Net cash from operating activities

(302,878)

(491,400)

684,064

1,096,979

CASH FLOW FROM INVESTING
ACTIVITIES

Proceeds from disposal of available-for-
sale financial assets

Proceeds from disposal of investment
property

Development expenditure — investment
properties under construction
Purchase of property, plant and
equipment

Proceeds from disposal of property,
plant and equipment

Additions of investment properties
Purchase of intangible assets
Acquisition of subsidiaries, net of cash
acquired

Disposal of a subsidiary, net of cash
disposed of

Proceeds from disposal of joint
ventures and associates

Proceeds from disposal of assets held
for sale

Investment in / Loans to joint ventures
and associates

Redemption of Series A CPPUs
Repayment by/(loans to) associates
Purchase of structured deposits
Settlement of hedging instruments
Interest received

Dividend income from associates

60,709

(13,329)

(5,364)

(83,784)
(143)

(105,802)
306,158

61,068

(994,738)

(1,017,621)

11,106

(5,564)

(3,140,349)

164,038
(21,954)
42,795
70,372

(1,526,508)

(45,280)

(257,698)

(9,820)

86,307

(151,823)

93,896
25,489
34,981
349,924

452,141

(717,619)

(62,269)

88

(77,010)

78,933

17,875

112,746

(374,725)
40,223
(437,337)
31,176
17,547
196,535

Net cash from investing activities

219,513

(4,891,915)

(1,400,530)

(721,696)

CASH FLOW FROM FINANCING
ACTIVITIES
Proceeds from issue of new shares by

subsidiary to non-controlling interests

300

818,820

Ref. code: 25595802112630BKS



66

378M13 (Wae: ‘000 SGD) 2556 2557 2558 2559
Contributions from non-controlling

interests of subsidiaries without change

in control - 113,702 236,861 1,000,475
Redemption of non-controlling

interest's preference shares (595) (5,455) - (26,487)
Proceeds from bank loans drawn down 591,924 6,680,079 4,319,825 2,335,102
Repayment of bank loans (356,426) (1,590,434) (3,881,100) (3,275,214)
Repayment of long-term loans to a

related company (697,045) (1,197,275) - -
Proceeds from issue of new shares - 1,000,000 - -
Redemption of preference shares = (330,000) - -
Proceeds from issue of retail bonds, net

of costs - - 497,518 521,401
Proceeds from issue of perpetual

securities - 597,654 695,600 98,529
Distributions to perpetual securities

holders - - (46,924) (64,456)
Payment of dividends by a subsidiary to

non-controlling interest - (101,776) (185,938) (206,821)
Payment of dividends to shareholders (151,268) (119,350) (248,971) (249,400)
Interest paid - (70,303) (166,057) (165,687)
Issuance costs - (20,254) (1,788) (23,665)
Net cash from financing activities (613,110) 5,775,408 1,219,026 (56,223)
Net change in cash and cash

equivalents (696,475) 392,093 502,560 319,060
Cash and cash equivalents at beginning

of year 1,202,222 478,983 867,938 1,367,505
Effects of exchange rate on opening

cash (3,138) (3,138) (2,993) 41,632
Cash and cash equivalents at end of

year 502,609 867,938 1,367,505 1,728,197
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