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Crown Castle Overview

Business Description

• CCI is an Real Estate Investment Trust S&P 500 company (ranked 192) 

that owns, leases and manages towers, fiber networks, and cell networks

to provide shared communication infrastructure solutions in a growing 

digital world.

• CCI owns, leases, or manages approximately 39,600 towers in the US/ 

Puerto Rico and 1,700 towers in Australia. They currently have about 90k 

route miles of fiber and about 115k small cells on air or under contract

Recent Headlines

• May 22nd, 2024 annual meeting of shareholders

• Quarterly cash dividend of $1.565 per common share announced 2/21/24 

payable 3/28/24

• Ongoing proxy fight between Miller and Crown Castle. Miller has put 

together a plan to sell off the fiber optic segment

• Elliott an active investor $2Bn in equity striving for a restructure of CCI's 

assets, debt, and management

2Cap IQ, 10-Q, 10-K, and Investor Presentation
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Investment Thesis

Dispose 

underperforming 

assets

Restructure 

management and 

financials

Resilient business 

model

Opportunity to sell fiber and small cells valued at $12Bn-$15Bn from a 

11.1X EBITDA multiple while the market values CCI's fiber and small 

cells at 0.9X EBITDA multiple. Incentivized by $1Bn Tax Credit if 

executed by the end of 2024.

Lack of proper asset management and loss aversion experienced with 

previous CEO, created consistent double downing on underperforming 

fiber assets. Spent $19Bn in CapEx and $11Bn in five Fiber 

acquisitions while the shareholders' value CCI's fiber at $1.3Bn.

CCI's high quality core business – Cell Towers has an attractive business 

model supported by a strong quality of revenue sources. As consumers 

demand exponentially more data CCI's existing tower infrastructure 

create lower future CapEx in relation to future growth.
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Members on the Board of Trust 

Managers

Management Team
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Key Company Executives

Anthony J. Melone

Director, Interim
President and CEO

Quick Facts

Camden About Us

• Director of Crown Castle 

since 2015
• Served as Chief 

Technology Officer and 

EVP of Verizon 
Communications from 

2010 – 2015
• Several years of 

telecommunications 

experience

Daniel K. Schlanger

Executive VP, CFO

• EVP of CCI since 2020

• Former SVP of Global 
Products and CFO at 

Exterran GP

• Spent lots of time in global 
product strategy 

development and 
implementation

Mike J. Kavanagh

Executive VP
COO Towers

• Appointed January 2024

• Joined CCI in 2010 with 
experience in small 

cells, mobilization and 

growth opportunities
• More than 30 years of 

experience in the 
telecommunications 

industry

Chris D. Levendos

Executive VP
COO Fiber

• Appointed January 2024

• Leading force in driving 
innovation in network 

development with 

experience operating and 
leading large fiber network 

organizations
• More than 30 years 

of experience in fiber



Average years of experience New directors since 2020

5.7 8 5
Directors with fiber experience

Board of Directors (13)
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New Directors

Jason Genrich

Director
December 2023

Quick Facts

Camden About Us

• Portfolio Manager at 

Elliott Investment Group

Sunit Patel

Director
December 2023

• CFO of Ibotta. Former T-

Mobile Executive VP

Kevin Kabat

Director
August 2023

• Former President & CEO at 

Fifth Third Securities Inc.

Bradley Singer

Director
January 2024

• Former CFO and 

Treasurer of AMT

• Robert Bartolo (2014) – Chair 

of the Crown Castle board. Newly 

appointed chair of the fiber 

committee

• New Fiber ReviewCommittee along 

with Anthony J. Melone (the Company’s interim 

CEO), Kevin A. Stephens, and newly appointed 

directors Mr. Genrich and Mr. Patel

• The CEO Search Committee is 

chaired by Tammy K. Jones and will 

also include Mr. 

Bartolo, Mr. Genrich and Kevin T. 

Kabat

Committees



Activist Investor Enters to Unlock Value in CCI

7Cap IQ and Investor Presentation

• Private investment activist firm led by Paul Singer

• $65.5B AUM (12/31/23)

• Half are dedicated to portfolio management and analysis, 

trading and research

• Invested nearly $50B in Technology, Media, and 

Telecom (TMT) sector

• Deep TMT experience with a team of investment 

professionals focused exclusively on the industry

• Approximate $2B stake in CCI

• Cooperation agreement between CCI and Elliott 

(12/19/23)



Fiber Timeline and Destruction of Value 

8Cap IQ and Investor Presentation

• 2011 – Quick divergence from core tower business to 

invest in fiber

• 2020 - $16B invested in fiber generating a 6% 

return

• MV of fiber of $11B, estimating $5B in destruction

• Elliott releases "Reclaiming The Crown" in 2020

• Advising CC to commit to a higher return threshold 

for Fiber Capex, refresh the board, align management 

comp with fiber performance

Since Then
• CC doubled down on fiber, again

• More unconstrained fiber spend 

resulting in further underperformance



Elliott's "Restoring the Castle" and Significant Progress by CC

9
Cap IQ and Investor Presentation

Proposed Strategy to Remedy CC's Underperformance

1. Management Change - Need for a new CEO

2. Review of the Fiber Business - Complete strategic and 

operating review of the Fiber business under the supervision 

of new directors with deep fiber experience

3. Embracing Accountability - Upgrade of the board, new 

shareholder-aligned incentive structure

What has CC Done?

1. Jay Brown retired. CC assigned interim CEO Anthony 

Melone and created a CEO Search Committee

2. CC established the Fiber Review Committee with the 

goal of directing a strategic and operating review of the 

company's fiber business

3. 5 new board members, 2 of which have been appointed to 

the Fiber Review Committee (Genrich and Patel)
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Miller's Plan...

Sell Fiber

Run a tighter organization

Paying down debt and buying back shares
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Miller's Plan...

1. Sell fiber ~ $12Bn-$15Bn with existing 6-month head start and 25 

NDA's

2. Capture tax benefits. If a fiber transaction could be completed in 

2024, Miller's accounting advisors estimate significant tax benefits. 

At over $1 billion, but that expire at the end of 2024.

3. Buy back $1.9 billion in shares

4. Increase efficiency levels, in terms of tower per employee, from 18 

to AMT levels of 23 or better by 2026. CCI's tower portfolio has 

remained 40,000 towers over the past decade even as staff levels 

and operating costs have increased.

5. Repair a broken culture. Miller believes that the company today is 

"managed by financial engineers and not actual operators." He 

wants the company to get back to tower operational basics.

6. Deliver materially improved financials:

o Achieve AFFO after Discretionary CapEx of $2.2 billion by 2025.

o Drive EBITDA margin per tower from 70 percent toward 75-80 

percent, in line with AMT and SBAC.

o Achieve a dividend payout of 90 percent, or $4.62/share in 2025, 

with annual growth of 6-7 percent

o Pay off all floating rate debt and eliminate CCI's interest rate 

exposure.

o Paydown or buyout $4 billion of fixed rate debt and reduce fixed 

rate maturities by 15 percent by 2026.



Crown Castle Overview

Business Description

• Weighted average remaining Tenant contract term: 6 years

• Remaining Contracted Tenant Receivables: $39Bn

• Tenants all investment grade: BBB

12Cap IQ, 10-Q, 10-K, and Investor Presentation

Towers: Owns ~40,000 wireless towers exclusively in the US and 

provides critical infrastructure for wireless carriers; frequently 

considered the "best business ever" given the quality of revenue

Fiber: Provides fiber infrastructure to enterprise and carrier 

customers on ~80,000 route miles of fiber; revenue is split 70% 

enterprise fiber and 30% small cells



Financial Summary
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Cap IQ, 10-Q, 10-K, Investor Presentation, Supplemental Data, Bloomberg, and Yahoo Finance

Crown Castle’s financials emphasize the company’s strong margins and core business

Market Cap $48,445.4MM LTM Revenue $6,981MM Dividend Yield 6.2%

Enterprise Value $77,154.4MM LTM EBITDA $4,197MM

Credit Rating

(Fitch, Moody's, 

and S&P)

BBB+

Total Debt $28,814MM LTM Net Income $1,502MM
Return on 

Common Equity
21.7%

Cash & 

Equivalents $105MM LTM FFO $3,227MM ROA 3.9%

Available 

under RLOC $6.29Bn
LTM Gross 

Margin
71.6%

LTM 

EBITDA/Interest 

Exp.

4.5X

EBITDA Margin 60.1% Debt/Equity 451.6%

LTM

Net 

Debt/EBITDA

5.7X



Market Overview – US Cell Towers

14Sources: Precedence Research, IBIS World, ReportLinker

Market Size / Growth Key Factors Impacting Market

T-Mobile and Sprint merger (8% decrease only 2023)

Population/Density increase

Exiting infrastructure permanent fixation of towers

Strong quality of revenue source

+
+
+
-

-

International diversification raises political risks

$48Bn industry revenue LTM - high barriers to enter with multiple regulations (FCC & FAA)

In Billions USD

2024 Revenue CAGR of 1.8%



Competitive Landscape - Towers

15Cap IQ, Bloomberg, Investor Presentation, and Elliott

Mkt Cap 42.18B 23.02B 89.62B

Tower (twr/emply) 40,000 (10) 39,618 (22.2) 222,830 (39.5)

US Mkt Share 14% 3.7% 11.8%

AFFO 3.277B 1.277B 4.611B



Competitive Landscape - Dark Fiber Networks

16
Cap IQ and Investor 
Presentation

Mkt Cap 1.42B 8.31B 42.5B

Mkt Share 29.4% 25% 30%

Fiber ~350K miles ~141K Miles ~90,000 miles and 115K small cells



Price/Funds From Operation
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Funds From Operation (FFO) is a more accurate way to measure a REITs performance by adding 

back depreciationback to net income & deducts any gains or losses from the sale of an asset

Cap IQ, 10-Q, 10-K, Investor Presentation, Supplemental Data, Bloomberg, and Yahoo Finance

Current P/FFO

$13.86



Valuation: If CCI does not sell Fiber

18Source: Capital IQ, Bloomberg

Some Of The Parts
• Fiber EBITDA Multiple 5X (Lumen Tech)

• US Tower EBITDA Multiple 23.9X (AMT & SBAC)

• Total EV value of $79,161 MM

• Share Price:$108.78

Discount Dividend Model

Discounted Cash Flow

• WACC: 6.74% & Share Price $104.34

• Cap IQ market consensus & P/FFO Multiple 18.4X

• AMT P/AFFO Multiple 19.3X

• SBAC P/AFFO Multiple 16.3X

• Industry Avg. P/AFFO Multiple 17.8X .... CCI is at 12.9X

Trading Comps

• Trailing Twelve Months $6.28 dividend per share

• 10-year historical dividend CAGR of 14.6%

• Growth Rate assumed 2%

Current

$97.82

Target

$116.59



Valuation: If CCI sells Fiber

19Source: Capital IQ, Bloomberg

Some Of The Parts
• US Tower EBITDA Multiple 23.9X (AMT & SBAC)

• Total EV value of $73,835 MM

• After $8.5Bn decrease in debt & $1.9 Bn in share buybacks

• Share Price: $127.72

Discount Dividend Model

Discounted Cash Flow

• WACC: 7.28% & Share Price $163.97

• Restructured capitalization & US EBITDA Multiple 23.9 X

• AMT P/AFFO Multiple 19.3X

• SBAC P/AFFO Multiple 16.3X

• Industry Avg. P/AFFO Multiple 17.8X .... CCI at 12.9X

Trading Comps

• With 2025 proposed $4.62 dividend per share

• Proposed 6-7% annual growth (funded with CF)

• Growth Rate assumed 4%

Current

$97.82

Target

$157.98



Strong Credit 

20Cap IQ, 10-Q, 10-K, Investor Presentation, Supplemental Data

• Fitch: BBB+

• Decrease total debt from 

$28.8Bn to $20.3Bn 

(decrease ~30%)

• Decrease average cost of 

debt from 3.87% to 

3.59%

• Pay off all $2.27 

Bn floating debt

• EBITDA/ Interest 

Expense: 4.5X

• Net Debt/EBITDA: 5.7X



Catalysts

21Cap IQ, Earnings Call, and 10-Q

Selling Fiber Within the 

Year

• Selling Fiber would allow them to 

take advantage of $1B Tax Write-

Off.

• Cash from Sale + Tax Advantage 

would help debt payoffs and 

Share Buyback

• Would allow them to work more 

efficiently, allowing them to 

outpace their two competitors.

Replacing CEO

• New Appointed CEO can bring 

a new vision for the future of 

CCI

• New CEO can help streamline 

the sale of fiber, and cash 

management associated from 

fiber sale and tax benefits

• Shareholders are hoping to 

impact BOD to increase 

efficiency

• Entirely new management team 

will be what CCI needs to 

succeed with improved debt 

management and resource 

optimization.

Stockholder's Meeting for Board 

of Directors



Risks, Mitigants, & Sensitivity Analysis

22Cap IQ, 10-K, and 10-Q

Separation of Fiber and 

small cells

• 25% rollover equity: Strategic alignment/reduce 

sponsor check from

• Operational issues separating in place small cells from 

fiber

• Selling small cells and fiber in combination contributes 
to growth profile of buyer

Tenant lease buyouts 

rights

Fiber deal delayed –

Loss of $1Bn Tax Credit

Inefficient Management

• Announcement two days ago 

(4/10/2024) new CEO Steven J. Moskowitz

• Shareholder Meeting upcoming for May 

2024

Risks Mitigants

Bull Case (Target)

$157.98 (61.5% Upside)

Base Case 

$116.59 (19.2% Upside)

Bear Case

$97.92 (0.1% Upside)

• Shareholders will pressure management 

to take advantage of the expiring tax 
credit

• Crown Castle $2.8Bn plan for early 

buyout of AT&T and T-Mobile lease 
buyback rights



Summary
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Based on a current share price of $97.82, we see a 61.5% upside with an implied share price of $157.98

Dispose 

Underperforming 

Fiber Asset

Restructure 

Management and 

Financials

Resilient Business 

Model

Selling Fiber and Small Cells will unlock massive value to shareholders

A strong high quality of revenue sources and high 6.2% dividend protects the 

downside risk of not selling Fiber and Small Cells

Reviving the structure will enable CCI to focus on the core business combined 

with a more advantageous balance sheet to be proactive with growth and margins



Appendix
Section II: Price Action & Additional Data
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Valuation Models if No Fiber Sale
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DCF

SOTP

AFFO Multiples

DDM



Valuation Models if Fiber Sale

26

DCF SOTP AFFO Multiples

DDM
Restructure



Some of The Parts Valuation
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Key Financials
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Income Statement
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Balance Sheet
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Cash Flow Statement
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Financials Broken Down by Segments
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Implied Fiber EBITDA Multiple and Current Capital Allocation
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Crown Castle Dove Into Fiber Industry With Large Acquisitions

34
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Stock Price of CCI and Peers after acquiring 4 fiber companies



Underperforming against Peers

36



Fiber Sale Significantly Improves Tower Fundamentals

37



Fiber Plan: Sale Timeline

38



Digital Impact to Tower Lifecycle Management

39



40
Elliott Investor Presentation

Towers Are The Wrong Analogy For Fiber
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Elliott Investor Presentation

Why Are We Here Again?



REITs Industry Net Asset Value Discount
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Percentage of US Adults Reporting Smartphone Ownership
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Crown Castle Has Compelling US Tower Assets

44
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