KORINDO

SEKURITAS INDONESIA

ON

Pakuwon Jati Tbk (PWON)

Recurring Income Still Becomes the
Support

As of the first semester in 2023, PWON recorded a profit of IDR 1.1 trillion (+45.8% YoY). The
increase in profit was in line with revenue, which increased by 5% YoY. Contributions from
recurring income still dominated at 76% of total revenue during 1H23. In addition to increased
revenue, cost efficiency was also one of the factors in PWON's profitincrease; NPMwas 37.9% (vs
1H22: 27 4%).
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BUY

— Target Price (IDR) 600

A Solid Profit Growth ,
o Throughout 1H23, PWON managed to record a profit of IDR 1.1 trilion (+45.8% YoY vs IDR 75 billion in ozt Az LR e89
TP to Consensus Price +0.7%

1H22).

o The increase in proft is in line with the increase in revenue, PWON managed to book a revenue of IDR 2.9 Fotential Upside +30.4%
trillion, a growth of 23.9% YoY (vs IDR 2.75 trillion 1H22).
® |n addtion to increasing revenue, PWON also managed to perfom cost efficiency. Gross and EBIT margins Shares data
rose to 55.8% and 37.5% respectively (vs 51.5% and 35.7% in 1H22). Moreover, NPM also increased Last Price (IDR) 460
significantly to 37.9% (vs 27.4% in 1H22). Price Date as of Aug 21, 2023
52 wk Range (HilL 525/418
Recurring Income that Continues to Grow F W Fi Tg;( ) 313
® Recurring income in 1H23 recorded an increase of 24% YoY to IDR 2.2 trilion (vs IDR 1.7 trilion in 1H22). () :
o ) ) o L Outstanding sh.(mn) 48,160
Contributing 76% of total revenue, the increase in recurring income was supported by a4.7% YoY rise in rent Market Can (DR b 22 153
and maintenance services, followed by hotel revenue and other operating income which grew 1.7% and 1.3% AIHEER L i ’
YoY respectively. Market Cap (USD mn) 1,446
® The occupancy rate of retail malls owned by PWON began to return to nomal after the Covid-19 pandemic. Avg.Trd Vol - 3V (mn) 30
Al retail malls owred by PWON have experienced an increasing trend since 2021, except for Pakuwon Mall Avg.Trd Val - 3V (bn) 14.83
Solo Baru which experienced a decline due to ongoing renovations. Foreign Ownership 16.5%
e Currently, only 6% of the Net Leasable Area (NLA) is vacant. By 2023, as much as 8% will reach lease expiry.
Meanwhile, 46% will reach lease expiry in 2024 to 2026. Then, the remaining 40% wil stil reach the end of the Property
lease in 2027 or later. This shows that PWON's cash flow willstill be maintained at least urtil 2027. Real Estate Owner & Developer
e Meanwhile, development income fell 29% YoY to IDR 688 billion (vs IDR 970 billion in 1H22) due to a decline
) " i ) . Bloomberg PWON IJ
in condominium and office sales, which dropped by 61% YoY. RETETS PWON.JK

Marketing SalesNot Yet in Line with Expectations
e Marketing sdes in 1H23 only managed to earn IDR 600 billion, a decrease of 25% YoY (vs IDR 800 bilion in

1H22). This figure only reached 37.5% of the totalmarketingsales target in 2023.
e Thedecline was caused by lower sales in both high-rise and landed properties, which fell by 11.6% and 37.5%

YoY, respectively.

BUY Recommendation with aTP of IDR 600
o We recommend BUY for PVON, with TP at IDR600 level, reflecting Forward P/E of 14.4x FY23F. Currently,
PWON is trading at 11.1x Forward P/E 23F, which is slightly below the -1 average of the last 3 years.
e The risk of our recommendation is the weakening of consumer purchasing power, which may resut in the
inability to achievethe marketing sales target in 2023,
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Pakuwon Jafi Tk | Summary

Aug-22 Jan-23 Jun-23
= PWON |J Equity =——JCI Index Rebased

in DR bn 2022/12A 2023/12E 2024/12E 2025/12E
Revenues 5,987 6,086 6,284 6,722 YTD 1M 3-M 12M—
18% 1.7% 3.3% 7.0% o o o o

Net profit 1,539 1,963 2,025 2,210 Abs.Ret. 1.3%  -8.0% -4.2% -8.0%
11:3% 27.6% 1% 01% Rel Ret 09% -79% 64%  -48%

EPS (IDR) 32 a1 42 46

FIE 14.3x 14.7x 14.3x 13.1x

PIBV 1.1x 1.3x 1.2x 1.1x

EV/EBITDA 7.1x 9.1x 8.2x 7.4x i A

ROE 01x 0.1x 0.1x 0.1x Leonardo L'Juward'

DER 0.3x 0.3x 0.3x 0.3x (021) 5088 9127

Dividend yield 0.9% 1.7% 0.7% 0.7% N ) )

BVPS (IDR) 430 463 492 534 Leonardo.lijuwardi@nhsec.co.id

EBITDA margin 49.2% 49.8% 50.9% 50.7%

NPM 257% 32.3% 32.2% 32.9%

ROA 52% 6.2% 6.2% 6.2%

ROIC 71.4% 70.4% 80.2% 66.8%

DPS (IDR) 40 105 4.1 42 Muhammad Aksan Putra Sunandar

Net Debt 1,167 -1,303 2,778 -4,526

EBITDA 2,944 3,028 3,196 3,409 (Intern)

Source: Company Data, Bloomberg, NHKSI Resarch
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Pakuwon Jati Tbk

Performance Highlights
PWON Quarterly Revenue (IDR bn) | 2Q21 - 2Q23
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PWON Quarterly Marketing Sales (IDR bn) | 2Q21 - 2Q23
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Source: Company Data, NHKSI Research Source: Company Data, NHKSI Research
Occupancy Rate PWON Mall Portfolio | 2018 - 2Q23 PWON Revenue Breakdown | 2Q23
Occupancy 2018 2019 2020 2021 2022 2023 Others Condominium &
Kota Kasablanka Mall 99% 99% 99% 99% 100%  100% 12% °';f;=‘

- 3

E-B Gandaria City Mall 94% 98% 92% 90% 96% 96%

g Land & Buildings
Blok M Plaza 85% 97% 93% 88% 92% 92% e 18%
Tunjungan Plaza 9% 96% 93% 91% 94% 96% Hotel Revenues

16%

" Pakuwon Mall 95% 96% 90% 89% 94% 95%

>

§ Pakuwon Trade Center 92% 92% 88% 87% 90% 1%

=

8 Royal Plaza 9% 94% 91% 90% 95% 95%

Pakuwon City Mall 74% 74% 80% 82%

Pakuwon Mall Yogyakarta 88% 65% 90%

Central
Java

Pakuwon Mall Solo Baru 97% 89% 83%

92%

83%

Rental & Service
Charges
46%

Source: Company Data, NHKSI Research

Valuation Highlights

Source: Company Data, NHKSI Research

3-Year Forward P/E Band 3-Year Dynamic Forward P/E Band

23.0x -
800 19.3x
700 16.8x

17.0x -
600 14.3x
500 11.7x

1.0x 1 400 9.2x
300

5.0x T : . . . 200 ; : : : ; .

Aug-20  Mar-21 Oct-21 May-22  Dec-22 Jul-23 Aug-20  Feb-21  Aug-21  Feb-22  Aug-22  Feb-23  Aug-23
Source: Bloomberg, NHKSI Research Source: Bloomberg, NHKSI Research
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Summary of Financials
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PROFITABILITY & STABILITY

(IDR bn) 2022/12A  2023/12E 2024/12E  2025/12E 2022/12A  2023/12E 2024/12E  2025/12E
Revenues 5,987 6,086 6,284 6,722 ROE 7.7% 9.1% 8.8% 8.9%
Growth (% y/y) 4.8% 1.7% 3.3% 7.0%  ROA 5.2% 6.2% 6.2% 6.2%
Cost of Revenues (2,769) (2,754) (2,871) (3,021)  Inventory Turnover 0.7x 0.7x 0.8x 0.7x
Gross Profit 3,219 3,333 3,413 3,700 Receivables Turnover 57.7x 50.9x 54.1x 52.5x
Gross Margin 53.8% 54.8% 54.3% 55.1% Payables turnover 12.9x 12.5x 9.4x 9.3x
Operating Expenses (955) (992) (943) (1,052)  Dividend Yield 0.9% 1.7% 0.7% 0.7%
EBIT 2,264 2,341 2,471 2,648 Payout Ratio 12.5% 25.7% 9.7% 9.2%
EBIT Margin 37.8% 38.5% 39.3% 394%  DER 0.30x 0.27x 0.27x 0.27x
Depreciation 680 688 725 761 Net Gearing -5.6% -5.8% -11.7% -17.6%
EBITDA 2,944 3,028 3,19 3,409 Equity Ratio 67.7% 68.9% 72.2% 66.7%
EBITDA Margin 49.2% 49.8% 50.9% 50.7%  Debt Ratio 0.21x 0.19x 0.20x 0.18x
Interest Expenses (341) (324) (341) (347)  Financial Leverage 149.1% 146.4% 141.7% 144.4%
EBT 1,840 2,261 2,306 2,531 Current Ratio 465.3% 399.5% 607.3% 359.2%
Income Tax (9) (11) (11) (13)  Quick Ratio 321.8% 270.9% 466.4% 244.9%
Minority Interest (292) (286) (270) (308)  ParValue (IDR) 25 25 25 25
Net Profit 1,539 1,963 2,025 2,210 Total Shares (mn) 48,160 48,160 48,160 48,160
Growth (% y/y) 11.3% 27.6% 3.1% 9.1%  Share Price (IDR) 456 600 600 600
Net Profit Margin 25.7% 32.3% 32.2% 32.9% Market Cap (IDR tn) 22.0 28.9 28.9 28.9
BALANCE SHEET VALUATION INDEX
(IDR bn) 2022/12A  2023/12E 2024/12E  2025/12E 2022/12A  2023/12E  2024/12E  2025/12E
Cash 7,444 7,428 9,245 11,581 Price /Earnings 14.3x 14.7x 14.3x 13.1x
Receivables 102 138 95 162 PE/EPS Growth 1.3x 0.5x 4.5x 1.4x
Inventories 3,779 4,044 3,113 5,938 Price /Book Value 1.1x 1.3x 1.2x 1.1x
Total Current Assets 12,253 12,557 13,417 18,657 EV/EBITDA 7.1x 9.1x 8.2x 7.1x
Net Fixed Assets 14,227 15,157 15,437 15,617 EV (IDR bn) 20,793 27,593 26,118 24,370
Other Non Current Assets 4,122 4,651 3,948 4,240 Revenues CAGR (3-Yr) -5.4% -5.5% 16.5% 5.6%
Total Non Current Assets 18,349 19,807 19,385 19,857 Net Income CAGR (3-Yr) -15.4% -10.3% 29.6% 16.9%
Total Assets 30,602 32,365 32,802 38,514 Basic EPS (IDR) 32 41 42 46
Payables 213 227 386 267 BVPS (IDR) 430 463 492 534
ST Debt 4 8 33 20 DPS (IDR) 4.0 10.5 4.1 4.2
Total Current Liabilities 2,634 3,143 2,209 5,194
LT Debt 6,273 6,117 6,435 7,035
Total Liabilities 9,884 10,081 9,105 12,811
Capital Stock + APIC 1,566 1,566 1,566 1,566 By Geography %
Retained Earnings 15,778 17,236 19,065 21,072 Indonesia 83.5
Shareholders' Equity 20,718 22,284 23,697 25,704 United States 7.7
Luxembourg 56
CASH FLOW STATEMENT Sther =
Shareholders %
(IDR bn) 2022/12A  2023/12E 2024/12E 2025/12E PTPakuwon A 68.7
Operating Cash Flow 2,720 2,481 2,750 3,063 Goldman Sachs Group Inc 2.0
Investing Cash Flow (1,574) (2,348) (663) (1,112)  Vanguard Group Inc 17
Financing Cash Flow (247) (122) (270) 385 Fil Ltd 13
Net Changes in Cash 898 11 1,818 2,336 Others 26.2
Source: Company Data, NHKSIResearch
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NH Korindo Sekuritas Indonesia (NHKSI) Stock Ratings

1. Based onastock’s forecasted absolute return over a period of 12 months from the date of publication.
2. Rating system based on a stock’s potential upside from the date of publication

e Buy : Greaterthan +15%
e  Oveweight : +6%to +15%

e Hold : 5% to +5%

e  Undemweight : 5% to -15%

e Sell : Less than-15%

DISCLAIMER

This report and any electronic access hereto are restricted and intended only for the clients and related entities of PT NH Korindo Sekuritas Indonesia. This report is only for
information and recipient use. It is not reproduced, copied, or made available for others. Under no circumstances is it considered as a selling offer or solicitation of securies
buying. Any recommendationcontained herein may not suitable for al investors. Athoughthe infomation hereof is obtained from reliable sources, its accuracy and completeness
cannct be guaranteed. PT NH Korindo Sekuritas Indonesia, its affilisted companies, employees, and agents are held hamless from any responshility and liability for claims,
proceedings, action, losses, expenses, damages, or costs filed against or suffered by any person as a resut of acting pursuant to the contents hereof. Neither is PT NH Korindo
Sekuritas Indonesia, its affiliasted companies, employees, nor agents are liable for errors, omissions, misstatements, negligence, inaccuracy contained herein.

Al rights reserved by PT NH Korindo Sekuritas Indonesia
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