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King Of Superblocks With Superior ROE; Initiate BUY Market Cap (USDbn): USD1.99 bn 

Bloomberg Ticker: PWON IJ 
   
Initiating coverage with BUY and SOTP-based IDR780 TP, 30% upside. 
Our bullish thesis is premised on PWON’s defensive business with a high 
recurring income profile (retail malls), strategic landbank located in 
Indonesia’s two biggest cities (Jakarta and Surabaya), and strong balance 
sheet (lowest net gearing of 14%) with superior ROEs (18%) among peers. 
PWON is 70%-owned by Pakuwon Arthaniaga, which is controlled by 
founder Alexander Tedja & family (36-year track record), with the 
remaining 30% in free float. The stock is trading at an undemanding 
FY19F P/E of 12x, and 39% discount to NAV.  

 

Share Data  

Avg Daily Turnover (IDR/USD) 18518.05m/1.27m 

52-wk Price low/high (IDR) 432 - 725 

Free Float (%) 30 

Shares outstanding (m) 48,160 

Estimated Return 30% 

  
Shareholders (%)  

PT Pakuwon Arthaniaga 69.7% 

Public  30.3% 

  

  
Share Performance (%)  

 YTD 1m 3m 6m 12m 

Absolute (12.4) (3.2) 17.6 14.3 (7.0) 

Relative (9.4) (6.8) 14.2 8.4 (6.7) 

Source: Bloomberg 
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 Initiate coverage with TP of IDR780. Pakuwon Jati is one of Indonesia’s 

leading property developers. It is owned by Alexander Tedja & family, and has a 
USD2bn market cap and trading liquidity of USD1.2m/day (average daily 
trading volume: 3m). We have a BUY rating on the company with a 12-month 
SOTP-based TP of IDR780, offering 30% upside. We are projecting a net profit 
CAGR of 13% over FY17-20F. 

Highest recurring income profile among peers at 49% of revenue. PWON 

stands out from its listed peers with the highest portion of recurring income at 
49% of revenue vs SMRA’s (SMRA IJ, BUY, TP: IDR1,080) 29%, CTRA’s 
(CTRA IJ, BUY, TP: IDR1,340) 27%, BSDE’s (BSDE IJ, NEUTRAL, TP: 
IDR1,390) 24%, ASRI’s (ASRI IJ, NEUTRAL, TP: IDR350) 9%, and MYRX’s 
(MYRX IJ, BUY, TP: IDR180) 0%. This is thanks to its strong franchise in the 
retail mall business, backed by hotels, serviced apartments, and office leasing – 
which when combined are known as superblocks. This is a unique defensive 
strategy that provides good earnings support, especially during a soft property 
cycle when presales demand is weak, eg election years/high interest rates.  

Superblocks king: Tunjungan Plaza, Gandaria City, and Kota Kasablanka. 

PWON has a strong execution track record in building successful superblock 
developments (shopping malls + office buildings + apartments/hotels): eg the 
9ha Tunjungan Plaza in Surabaya (TP Mall, Sheraton Hotel, Four Point Hotel, 
TP condominiums & residences, and TP office), 9ha Gandaria City in South 
Jakarta (Gandaria City Mall, Gandaria Heights apartments, Gandaria 8 office 
tower, and Grand Sheraton Hotel), and 13ha Kota Kasablanka in Jakarta’s 
central business district (CBD) (Kota Kasablanka Mall, Casa Grande 
Condominium, 88 Kasablanka office tower, and Pakuwon Tower).  

439ha prime landbank spread across Surabaya and Jakarta. PWON’s 

current 439ha landbank is sufficient to last >10 years of future developments. 
The bulk of its landbank is located in Surabaya (90%), where most of its landed 
housing residential projects are located (Central Surabaya 3.2ha, East 
Surabaya 231ha, and West Surabaya 176ha). Total Jakarta landbank is c.28ha, 
mostly superblock and high rise projects – 13ha is located in South Jakarta 
(Kasablanka, Gandaria, and Simatupang), 11ha in West Jakarta (Daan Mogot), 
and the remaining 4ha in Greater Jakarta (Bekasi).  

Valuation. We derive our IDR780 TP based on SOTP, and applying a 30% 

discount to NAV. We used DCF (13% WACC) to value its recurring income 
portion and RNAV for the remaining property assets.  
 

 

Source: Company data, RHB 

Forecasts and Valuations Dec-16 Dec-17 Dec-18F Dec-19F Dec-20F

Total turnover (IDRb) 4,841     5,718     6,575     6,970     7,458     

Reported net profit (IDRb) 1,669     1,873     2,201     2,475     2,668     

Recurring net profit growth (%) 32          12          17          12          8            

Recurring EPS (IDR) 35          39          46          51          55          

DPS (IDR) 4.5         4.5         5.8         6.9         7.7         

Recurring P/E (x) 17.3       15.4       13.1       11.7       10.8       

P/B (x) 3.3         2.8         2.4         2.0         1.7         

Dividend Yield (%) 0.8         0.8         1.0         1.1         1.3         

EV/EBITDA (x) 11.6       9.8         8.5         8.0         7.6         

Return on average equity (%) 21.0       19.7       18.0       18.6       17.2       

Net debt to equity (%) 30.0       16.2       7.8         1.4         (1.7)        
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Financial model updated on : 21 December 2018 

Asia 

Indonesia 

Property 

Pakuwon Jati 

Bloomberg PWON IJ 

BUY   

 

Valuation basis 

SOTP. 

 

Key drivers 

i. Land ASP; 
ii. Landbank size. 

 

Key risks 

i. Interest rates; 
ii. Execution; 
iii. Macroeconomic downturn. 

 

Company Profile 

PWON is a diversified real estate developer focused in 
Jakarta and Surabaya that was established in 1989. 
The company's portfolio includes retail, residential, 
commercial and hospitality developments. It is the 
pioneer of the Superblock concept in Indonesia – a 
large-scale integrated mixed-use development of retail 
shopping malls, offices, condominiums, and hotels. 
 

 

 

 

 

 

 
 
Source: Company data, RHB 
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Investment Summary 
BUY PWON with IDR780 TP. We initiate coverage on PWON with BUY. The company is 

one of Indonesia’s leading property developers, with a market cap of USD2bn and trading 
liquidity of USD1.2m per day (average daily trading volume: 3m).  

We have a 12-month TP of IDR780, offering 30% upside from the current level. PWON is 
70%-owned by Pakuwon Arthaniaga, which is controlled by founder Alexander Tedja & 
family (36-year track record). The remaining 30% is in free float.  

Three key bull theses. Our bullish thesis is premised on:  

i. Defensive business from high recurring income profile (retail malls); 

ii. Strategic landbank located in Indonesia’s two biggest cities: Jakarta and Surabaya; 

iii. Strong balance sheet with the lowest net gearing of 14% and superior ROE of 18% 
among peers.  

The stock is trading at an undemanding 12x FY19F P/E and 39% discount to NAV. 

Most defensive profile, thanks to strong recurring income base. What makes PWON 

stand out from its listed property peers is its high portion of recurring income at 49% of 
revenue (highest among peers) vs SMRA’s 29%, CTRA’s 27%, BSDE’s 24%, ASRI’s 9%, 
and MYRX’s 0%.  

This is thanks to PWON’s strong franchise in the retail mall business, backed by hotels, 
serviced apartments, and office leasing, which when combined together are known as 
superblocks. This is a unique defensive strategy that provides good earnings support, 
especially during a soft property cycle when pre-sales demand is weak: eg during an 
election year and/or high interest rate environment.  

Strong execution in superblock development: Tunjungan Plaza, Gandaria City Mall, 
and Kota Kasablanka Mall. PWON has a strong execution track record in building 

successful superblock developments (shopping malls + office buildings + 
apartments/hotels): 

i. Tunjungan Plaza (9ha) in Surabaya: TP Mall, Sheraton Hotel, Four Point Hotel, TP 
condominiums and residences, and TP Office; 

ii. Gandaria City (9ha) in South Jakarta: Gandaria City Mall, Gandaria Heights 
Apartments, Gandaria 8 Office Tower, and Grand Sheraton Hotel; 

iii. Kota Kasablanka (13ha) in Jakarta CBD: Kota Kasablanka Mall, Casa Grande 
Condominium, 88 Kasablanka Office Tower, and Pakuwon Tower. 

Landbank focused in Indonesia’s two largest cities: Jakarta and Surabaya. PWON’s 

current landbank of 439ha is sufficient to sustain over 10 years of future developments. 
The bulk of its landbank is located in Surabaya (90%), where most of the landed housing 
residential projects are located: Central Surabaya (3.2ha), East Surabaya (231ha), and 
West Surabaya (176ha).  

Total landbank in Jakarta amounts to c.28ha, where 13ha is located in South Jakarta 
(Kasablanka, Gandaria, and Simatupang), 11ha in West Jakarta (Daan Mogot), and the 
remaining 4ha in Greater Jakarta (Bekasi).  

Valuation rationale. We derive our IDR780 TP based on SOTP methodology and 

applying a 30% discount to NAV. We used DCF (13% WACC) for the recurring income 
portion and RNAV for the remaining property assets.  
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Strong Buffer From Recurring Income  
PWON has the largest recurring income portion of 49%, translating into IDR2,562bn 
(+19.1% YoY) during 9M18. The contribution is higher than other property developers, 
which average 0-29%.  

The biggest recurring income portion came from retail leasing, with a 38% contribution. 
Contributions from hotels & serviced apartments and office leasing stand at 7.5% and 4%. 
The company’s recurring income base is largely supported by its retail mall portfolio, being 
the largest retail mall owner amongst Indonesian developers. The company aims to keep 
the mix of recurring/development income at a balanced 50/50 in the long term.  

Most of PWON’s retail shopping malls are paired with office towers, condominiums, and 
hotels within a superblock concept, namely Kota Kasablanka, Gandaria City, Tunjungan 
City, and Pakuwon Mall.  

This provides a sort of mutual symbiosis, in a sense that office tower tenants, 
condominium residents, and hotel guests become captive markets for the retail shopping 
malls. This ensures attractive rent levels and high occupancy rates (historically more than 
90% occupancy, excluding Blok M Plaza during 9M18 to make room for possible 
renovations to connect with a mass rapid transit station). On the other hand, the 
availability of shopping areas, coupled with strategic locations, also increases rent for 
offices and serviced apartments, as well as hotel rates.  

Figure 1: Recurring income portion among property developers   

 

 

 PWON has the largest portion of 
recurring income vs total income, at 
49% compared to the 0-29% range 
for the other developers. 

 

Source: Company data, RHB  

 

Figure 2:  PWON’s historical occupancy (retail) Figure 3:  PWON’s hotel RevPAR*  

 

 

Source: Company data, RHB  Note: *Revenue per available room 
Source: Company data, RHB 
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 PWON  SMRA  CTRA  BSDE  ASRI  MYRX

(%)

2014 2015 2016 2017 9M18

Tunjungan Plaza 99% 98% 94% 98% 94%

Kota Kasablanka Mall 99% 99% 99% 98% 97%

Gandaria City Mall 98% 98% 96% 96% 93%

Pakuwon Mall 91% 91% 89% 94% 95%

Pakuwon Trade Center 91% 92% 92% 94% 93%

Royal Plaza 96% 97% 97% 97% 96%

Blok M Plaza 93% 92% 93% 91% 85%

(IDR'000/room/day) 2014 2015 2016 2017 9M18

Sheraton Surabaya 784 717 515 486 572

Somerset Berlian 887 824 666 705 669

Ascott Waterplace 0 0 530 728 745

Sheraton Grand Jakarta 0 0 510 767 916

Four Points 0 0 414 503 551
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Strategically-Located Landbank  
PWON was established in 1982 with the development of Tunjungan Plaza in Surabaya. 

The company entered the Jakarta market in 2007 with the acquisition of land for the 

Gandaria City superblock. Its landbank and property projects are mostly located in Jakarta 

and Surabaya, two cities with the largest populations in Indonesia (with 4ha of landbank 

outside of Jakarta in Bekasi, which is still included within the Greater Jakarta area).  

According to the world population view, Jakarta has a population of 8.5m people. 

Surabaya has 2.3m people and Bekasi has 1.5m people (ranked No. 5 in terms of cities 

with the largest populations). 

Figure 4:  Kota Kasablanka superblock  Figure 5:  Gandaria City superblock  

  
Source: Company  Source: Company 

 

The company’s two big superblocks in Jakarta are strategically placed in areas with high 
traffic. Its biggest superblock, Kota Kasablanka, is located in Jakarta’s fringe CBD. As for 
Gandaria City – the third-largest superblock in South Jakarta – it is located next to the 
main road connecting South and West Jakarta. PWON also has landbank in Simatupang, 
near an up-and-coming business area. 

Figure 6:  Tunjungan Plaza superblock Figure 7:  Pakuwon City township development  

  
Source: Company  Source: Company 

 

Locations in Surabaya – including Tunjungan City – are in the heart of Surabaya and 
Pakuwon City in an up-and-coming affluent residential neighbourhood. PWON’s two 
township developments and remaining landbank are located less than 30 minutes from 
Surabaya’s city centre. 
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Figure 8: Breakdown of landbank  

 

 
 
 
 
 

 PWON has 439ha of landbank as at 
9M18, where the majority (53%) is 
located in the East Surabaya and 
West Surabaya (40%) areas, as 
both has township areas 

 PWON has the largest landbank in 
Surabaya city. The company also 
has landbank in South Jakarta (3%), 
West Jakarta (2%), Bekasi (1%), 
and Central Surabaya (1%) 

 

Source: Company data, RHB  

 
East and West Surabaya township developments. PWON has two township 

developments located in East Surabaya and West Surabaya. Both areas are located less 
than 30 minutes from Surabaya’s city centre.  

The majority of landbank currently owned by the company are located around these 
townships, with c.408ha combined. In the medium-to-long term, we believe PWON will 
continue to develop these landbank areas. 

The Pakuwon City township currently encompasses 27ha of residential land and 
commercial centre with 19 condominium towers, a 19,000 sqm retail mall, a university, 
international and Chinese schools, and a hospital.  

 

Limited Retail Supply In Jakarta And Surabaya 
According to Colliers, the supply of retail space during 2018-2020 will be limited, as there 
are only a few shopping centre openings. Throughout 9M18, there were no new shopping 
centre openings in Jakarta – consequently, supply remained at 4.65m sqm over 129 
shopping centres.  

During 2018-2020, it is believed that five future shopping centre openings are on the 
cards, providing c.380,000 sqm of retail space. The development trend has been shifting 
to an integrated development concept, which is mainly triggered by a higher plot ratio and 
land scarcity, particularly in Jakarta. Some of the retail projects in the supply pipeline are 
part of an integrated development, namely Daan Mogot City, Prajawangsa, Holland Village 
Mall, and Shopping Mall at South Gate. 

Surabaya is also anticipating a limited supply of new retail space. The current total retail 
supply is at 1.1m sqm and, going forward, there will be five shopping centres to be 
completed during 2019-2021. This includes PWON’s East Coast Centre 2, which provides 
20,000 sqm. This shopping centre is slated for opening in 2021. 

 

  

East Surabaya
53% (231ha)

West Surabaya
40% (177ha)

South 
Jakarta

3% (13ha)

West Jakarta
2% (11ha)

Bekasi
1% (4ha)

Central 
Surabaya
1% (3ha)
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Presales And Revenue Breakdown  

Figure 9: Presales as at 9M18   

 

 
 
 
 

Source: Company data, RHB  

  

Figure 10: PWON’s historical presales Figure 11: PWON’s revenue breakdown  

 
 

Source: Company data, RHB  Source: Company data, RHB 

 

Figure 12: PWON’s revenue by segment (9M18) Figure 13: PWON’s revenue by project (9M18)  

  
Source: Company data, RHB  Source: Company data, RHB 

 
  

Superblock/Township Project name Segment
GSA 

('000 sqm)
% Sold Progress update

88 Kasablank Office 36.3 100% Completed

Casa Grande Condo 96.2 100% Completed

Angelo Condo 36.9 80% Finishing Stage

Bella Condo 36.8 78% Finishing Stage

Chianti Condo 47.3 57% Topping Off

Pakuwon Tower Office 32.1 5% Topping Off

Pakuwon Center Office 10.1 88% Completed

The Peak Condo 30 100% Completed

One Icon Condo 48.8 73% Finishing Stage

Pakuwon Tower Office 15.7 43% Topping Off

Harvard Condo 26 100% Completed

Stanford Condo 25.5 100% Completed

Yale Condo 25.4 100% Completed

Princeton Condo 25.7 100% Completed

Amor Condo 47.4 69% Foundation Stage

Orchard Condo 27.6 100% Completed

Tanglin Condo 32.3 100% Completed

La Riz Condo 41.4 98% Completed

Anderson Condo 57.1 80% Topping Off

Benson Condo 53.4 59% At Level 20

La Viz Condo 26.7 11% Foundation Stage

Kota Kasablanka

Tunjugan City

Pakuwon City

Pakuwon Mall

2,093 

3,270 
3,137 3,061 

2,277 

2,505 

1,786 
1,700 

0

500

1,000
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3,000
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2012 2013 2014 2015 2016 2017 9M17 9M18

943
1,440

1,792
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2,151
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2,080
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2,288
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2,243
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2,166

3,232

3,872
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4,841

5,718

4,394

5,228

0

1,000

2,000

3,000

4,000

5,000

6,000
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Recurring Development

(IDRbn)

Retail Leasing
37.6%

Condo Sales
31.4%

Landed Houses
17.6%

Hotel & Serviced 
Appartments

7.5%

Office Leasing
4.0%

Office Sales
1.9%

Kota 
Kasablanka

28.1%

Tunjungan City 
Plaza 20.1%

Pakuwon Mall
18.5%

Gandaria City
11.3%

Grand Pakuwon 
9.4%

Pakuwon City
9.3%

Royal 
Plaza 1.4%

Blok M Plaza
1.3% Somerset0.6%

49% recurring 

revenue 
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Existing Property Development Projects 
PWON has several existing projects: Kota Kasablanka, Gandaria City, Tunjungan City, 

Pakuwon City, Grand Pakuwon, and Pakuwon Mall: 

i. Kota Kasablanka is a superblock with four condominiums (plus three more 

under development), office towers for lease and for sale, and the largest retail 
shopping mall in South Jakarta. The project is undertaken by Elite Prima 
Hutama, which is fully-owned by the company, with an area of 12.9ha. The 
superblock was initially launched in 2012: 

a. Kota Kasablanka has four condominiums with 1,077 units and a gross 
saleable area (GSA) of 96 sqm, one tower for sale with an area of 
34,000 sqm, retail shopping mall with an NLA of 111,000 sqm, and two 
office towers for lease; 

b. The development has three additional condominiums with a GSA of 
121,000 sqm, one office tower for sale with GSA of 32,000 sqm, and 
one tower for lease with an NLA of 48,000 sqm under construction. 

ii. Gandaria City is another superblock, the third largest in South Jakarta. It is built 

on a strategically-located area of 9.3ha. The project is undertaken by Artisan 
Wahyu, 83%-owned by PWON: 

a. Gandaria City has two condominiums with 715 units, an office tower 
with GSA of 37,000 sqm and NLA of 21ksqm, a retail shopping mall with 
NLA of 96,000 sqm, and a 5-star hotel (Sheraton Grand Jakarta 
Gandaria) with 293 rooms; 

b. One more condominium with GSA of 83,000 sqm is under construction. 

iii. Tunjungan City, PWON’s first project – which was initially launched in 1986 – is 

located in Surabaya’s CBD area. The company is undertaking Phases 5 & 6 of 
the development: 

a. Phase 5 development includes a residential area with GSA of 30,000 
sqm, an office tower with 10,000 sqm saleable area and 10,000 sqm 
leasable area, a retail shopping mall with 20,000 sqm (in addition to an 
existing 103,000 sqm), and a 4-star hotel with 293 rooms (also in 
addition to an existing 5-star hotel with 359 rooms); 

b. Phase 6 development includes a residential area called One Icon with 
GSA of 49,000 sqm, an office tower with GSA of 16,000 sqm and NLA 
of 24,000 sqm, and a retail shopping mall with NLA of 25,000 sqm. 

iv. Pakuwon City, PWON’s township development located in East Surabaya 

consists of residential and commercial areas, and an education park. It has an 
area of 209.8ha within 30 minutes of the city centre: 

a. Pakuwon City currently has landed houses and land lots, four 
condominiums with GSA of 103,000 sqm, shophouses, university, 
schools, a hospital, and a shopping centre with NLA of 21,000 sqm; 

b. Under construction: three condominiums with GSA of 120,000 sqm, 
and a retail shopping mall called East Coast Centre, as well as two 
food & entertainment centres with NLAs of 20,000 sqm.  

v. Grand Pakuwon is another township development. Located in West Surabaya, it 

consists of a residential area with landed houses and land lots, and a future 
commercial area. It has an area of 161.9ha, located within 10 minutes of 
downtown Surabaya and 30 minutes from the city centre. 

vi. Pakuwon Mall, located in West Surabaya, is undergoing Phases 3 & 4 

developments – retail, residential condominiums, hotels, and a retail shopping 
mall: 

a. Phase 2 development includes two condominium towers with GSA of 
60,000 sqm, a retail shopping mall with 37,000 sqm NLA, and 182 
units of serviced apartments under Ascott; 

b. Phase 3 development includes one condominium tower with GSA of 
41,000 sqm and a retail shopping mall with NLA of 36,000 sqm; 
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c. Phase 4, currently under construction, includes three condominium 
towers with GSA of 137,000 sqm, retail shopping mall with 12,000 
sqm, and two hotels with 4- and 5-stars and 316 and 204 rooms 
respectively.  

 

Figure 14: PWON’s projects portfolio I 

 

Source: Company data, RHB 
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Figure 15: PWON’s projects portfolio II 

Source: Company data. RHB  
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Valuation  
We derive our IDR780 TP based on SOTP methodology and applying a 30% discount to 
NAV – we believe this is justified given the industry average discount to NAV of 40%, and 
PWON’s strong recurring income profile and sector-high ROE of 18%. We used RNAV for 
the bulk of its property development assets, and DCF (13% WACC) for the recurring 
income portion.  

Figure 16: SOTP valuation for PWON 

 

Source: Company data, RHB 

 

PWON is trading at FY19F P/E of 12x, cheaper than the average Indonesian property 
sector average of 15x. Furthermore, the company has a superior ROE profile of 18%, 
notably higher vs the sector average of 10%. The high ROE profile is largely thanks to the 
high portion of recurring income from its shopping mall retail business.   

Figure 17: Property valuation table 

 

Note: Prices as at 21 Dec 2018 
Source: Bloomberg, RHB 

 
 

  

Property Assets
Area 

(ha)

Utilization 

Ratio (%)

Price/sqm

(RpM)

Market Value

( Rp bn)

Ownership 

(%)

NAV

(Rp bn)
NAV/Share

Landbanks

  Pakuwon City 210 90% 15,000              28,350                              100% 28,350              589               

Central Surabaya - Tunjungan City 3.2 100% 20,000              640                                   100% 640                   13                 

  Undeveloped East Surabaya 21 100% 5,000                1,050                                100% 1,050                22                 

  West Surabaya 176 100% 5,000                8,800                                100% 8,800                183               

Others 15 100% 5,000                730                                   100% 730                   15                 

TB Simatupang 4.5 70% 20,000              630                                   100% 630                   13                 

  TOTAL Land Value 429 40,200              835               

NAV after tax 5% 38,190              793               

Development Revenue  100% 4,913                102               

Recurring Revenue  100% 12,099              251               

Total 55,202              1,146            

Total Shares (in mn) 48,160     

Net Cash (1,744)               (36)                

Net Asset Value 53,458              1,110            

NAV Discount 30%

 Target Price 777               

 Market Price (IDR) 600               

 Upside Potential 30%

EPS 

Growth
P/E P/BV PEG Yield ROA ROE

EV/

EBITDA

(IDR) (USDm) (%) (x) (x) (x) (%) (%) (%) (%)

Pakuwon Jati PWON IJ BUY 600          1,980     12.6       11.6     2.0      0.9     1.0        9.7       17.9    8.8          

Bumi Serpong Damai BSDE IJ NEUTRAL 1,230       1,622     18.6       9.8       0.8      0.5     1.5        5.3       8.2      8.6          

Ciputra Development CTRA IJ BUY 995          1,265     7.1          16.6     1.1      2.3     0.8        3.6       7.1      11.9        

Summarecon Agung SMRA IJ BUY 820          810        15.2       28.1     1.6      1.8     0.7        2.5       6.0      11.9        

Hanson International MYRX IJ BUY 109          647        465.0     28.7     1.3      0.1     -            3.1       4.6      21.5        

Alam Sutera ASRI IJ NEUTRAL 318          428        15.7       4.8       0.6      0.3     2.4        5.8       13.8    6.3          

Lippo Karawaci LPKR IJ NR 248          392        (16.1)      6.3       0.3      (0.4)    2.3        1.5       4.6      8.4          

Sector Weighted Average 52.9       14.8     1.3      1.0     1.1        5.5       10.2    7.3          

2019F

Name BBG Ticker Rating
Price

Market 

Cap
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Financial Summary & Forecasts  
Figure 17: Financial exhibits  

 

 
 
 
 
 
 
 

 We expect PWON to generate 
IDR2.5trn of net profit in 2019F, an 
increase of 12% YoY 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
Source: Company data, RHB 

 

 

Latest 9M18 results: Net profit grew 25% 

Based on the latest 9M18 earnings, it booked 9M18 net profit of IDR1.78trn, up 25% YoY 
from IDR1.42trn in 9M17. The 9M18 run-rate stood at 82% of consensus full-year 2018F 
at the time of release, which indicates a strong earnings beat, especially given that the 
9M17 run-rate vs 2017 full-year was only at 50%.  

If we only look at the 3Q18 numbers, net profit reached IDR823bn, down 3% QoQ from 
IDR849bn in 2Q18, but up strongly 58% YoY from IDR521bn in 3Q17.  

 

Income Statement (IDRb) 2016 2017 2018F 2019F 2020F

Total Turnover 4,841      5,718      6,575      6,970      7,458      

Gross Profit 2,754      3,364      3,863      4,077      4,363      

EBITDA 2,876      3,413      3,925      4,160      4,410      

Depreciation and Amortisation 609         616         618         620         622         

Operating Profit 2,260      2,795      3,180      3,326      3,574      

Net Interest (229)        (197)        (99)          (72)          (116)        

Other Income (32)          (166)        (183)        (183)        (150)        

Pre-Tax Profit 2,057      2,406      2,748      3,071      3,308      

Taxation (276)        (381)        (405)        (445)        (478)        

Minority Interests 109         152         142         151         161         

Recurring Net Profit 1,669      1,873      2,201      2,475      2,668      

Cash Flow (IDRb) 2016 2017 2018F 2019F 2020F

Change in Working Capital 1,358      195         340         210         247         

Cash Flow from Operations 3,360      2,434      2,667      2,817      3,055      

Capex (3,147)     (1,522)     (1,319)     (1,765)     (2,249)     

Cash Flow from Investing Activities (3,274)     (1,463)     (1,318)     (1,765)     (2,249)     

Proceeds from Issue of Shares 11           (20)          9             -              -              

Dividends Paid (217)        (217)        (281)        (330)        (371)        

Cash Flow from Financing Activities 266         149         (588)        (1,078)     (986)        

Cash at Beginning of Period 2,283      2,635      3,756      4,517      4,492      

Net Change in Cash 352         1,121      761         (25)          (180)        

Ending Balance Cash 2,635      3,756      4,517      4,492      4,312      

Balance Sheet (IDRb) 2016 2017 2018F 2019F 2020F

Total Cash and Equivalents 2,635      3,756      4,517      4,492      4,312      

Tangible Fixed Assets 14,144    14,420    15,239    16,665    18,343    

Advance for Land Acquisitions 131         299         329         346         363         

Investment in Associates 55           53           58           58           58           

Total Other Assets 3,895      5,183      5,626      5,901      6,410      

Total Assets 20,674    23,359    25,381    27,058    29,065    

Short-Term Debt 769         402         442         486         535         

Total Long-Term Debt 4,471      5,026      5,026      4,200      3,500      

Other Liabilities 4,414      5,140      5,581      5,893      6,252      

Total Liabilities 9,654      10,567    11,049    10,579    10,287    

Shareholders' Equity 8,684      10,320    12,223    14,369    16,668    

Minority Interests 2,336      2,472      2,110      2,110      2,110      

Total Equity 11,020    12,791    14,333    16,479    18,778    

Net Debt 2,605      1,672      951         194         (277)        

Total Liabilities & Equity 20,674    23,359    25,381    27,058    29,065    

Key Metrics 2016 2017 2018F 2019F 2020F

Revenue Growth (%) 5% 18% 15% 6% 7%

Recurrent EPS Growth (%) 32% 12% 17% 12% 8%

Gross Margin (%) 57% 59% 59% 59% 59%

EBITDA Margin (%) 59% 60% 60% 60% 59%

Net Profit Margin (%) 34% 33% 33% 36% 36%

Dividend Payout Ratio (%) 17% 13% 15% 15% 15%

Capex / Sales (%) 65% 27% 20% 25% 30%

Interest Cover (x) 9.9          14.2        32.2        46.0        30.8        
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Revenue in 3Q18 reached IDR1.85trn, up 7% QoQ and 28% YoY. This brought blended 
9M18 revenue to IDR5.22trn, up 19% YoY and accounting for 82% of consensus full-year 
2018F.  

Operating profit in 3Q18 reached IDR1.13trn, down 3% QoQ and up 61% YoY. This 
brought blended 9M18 operating profit to IDR2.66trn, up 25% YoY and accounting for 
88% of consensus full-year 2018F – implying a very strong performance that was well 
above Street expectations.  

As per 9M18, the breakdown of revenue per segment was retail leasing (38%), landed 
houses (18%), condominium sales (31%), hotels and serviced apartments (8%), office 
leasing (4%), and office sales (2%).  

Meanwhile, if we look at it on a per project basis, the revenue breakdown was as follows: 
Kota Kasablanka (28%), Tunjungan City (20%), Pakuwon Mall (19%), Gandaria City 
(11%), Grand Pakuwon (9%), Pakuwon City (9%), Royal Plaza (1%), and Somerset (1%).  

Figure 18: PWON’s 9M18 results  

 
Source: Bloomberg, RHB Research 

 

Downside Risks 
i. Macro uncertainty – macro volatility leading to slowing GDP growth could lead to 

weakening demand from consumers for property purchases; 

ii. Global geopolitical risk – global geopolitical risks such as the US-China trade war, 

Brexit, and oil supply & demand could potentially create negative sentiment towards 
equity investment and potentially leading to fund outflows from the Indonesian stock 
market; 

iii. Rising interest rates – more aggressive and higher-than-expected interest rate 

hikes could lead to higher mortgage rates, which could potentially slow demand for 
property purchases, as c.50% of property purchases in Indonesia are still financed 
through mortgages; 

iv. Regulatory risk – unexpected implementation of government regulations such as 

changes in the loan-to-value and property taxes could potentially have a negative 
impact on property presales. Nonetheless, this is usually more towards the mid-high 
end properties; 

v. Execution risk – delay in execution of property developments could negatively 

impact pre-sales and eventually revenue and earnings;  

vi. Domestic political risk during election year – Indonesia will have its next 

presidential election in Apr 2019. Unwanted negative surprise from the election, such 
as demonstrations and riots, could severely impact demand for property purchases 
and create fund outflows from the stock market. 

 

  

Results (IDRbn) 1Q18 2Q18 3Q17 3Q18 QoQ YoY 9M17 9M18 YoY

FY18 

Cons % FY17

9M17/

FY17

Sales 1,647  1,730   1,443   1,852   7% 28% 4,394        5,229     19% 6,346  82% 5,718      77%

Gross profit 485     1,300   836      1,281   -2% 53% 2,507        3,067     22% 3,690  83% 3,634      69%

Operating profit 361     1,166   705      1,134   -3% 61% 2,136        2,661     25% 3,029  88% 3,065      70%

Pre-tax profit 282     1,023   659      717      -30% 9% 1,817        2,022     11% 2,727  74% 3,373      54%

Net profit 109     849      521      823      -3% 58% 1,422        1,780     25% 2,179  82% 2,840      50%

Gross margin 29% 75% 58% 69% 59%

Operating margin 22% 67% 49% 61% 51%

Net margin 7% 49% 36% 44% 34%
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Management Team  
Figure 19: Board of directors  

 

Source: Company 

 
  

Name Position Description

A. Stefanus Ridwan S. President Director Mr Ridwan has been appointed as President Director since 2016. He had served as Director 

for PT Pakuwon Sentosa Abadi since 2000 and was trusted to serve as Director for PT 

Permata Berlian Realty since 2003. In addition, he served as Head of Indonesian 

Association of Shopping Center Management. Prior to his appointment as President 

Director, he was the a Director to the company (2007 – 2016).

Minarto Director Mr Minarto had served as Director since 2005 and was reappointed in 2016. He haD served 

as Finance and Administration Manager for Dwi Satya Utama Group (1991-1995) and as 

Finance Director for PT Keramik Diamond (2000-2004). Mr Minarto graduated with 

Bachelor’s of Economics degree from Merdeka University, Malang and continued with MBA 

degree from University of Wales (2013). 

Wong Boon Siew Ivy Director Ms Ivy had been appointed as Director since 2010 and is reappointed in 2016. She has 

work experience as Marketing Director for Jakarta Land Management for 5 years and an 

overall 21 year experience in the property sector. Ms Ivy graduated with Bachelor of Arts 

degree from University of London. 

Eiffel Tedja Director  Mr Tedja had been reappointed as Director since 2016. He had served as an analyst for 

Platinum Securities Hongkong and served in Mahanusa Capital Jakarta at Corporate 

Finance sector. He joined the company in 2001 and became a Director of the company 

since 2012. Mr Tedja receives his Bachelor of Science degree from University of 

Pennsylvania, USA.

Sutandi Purnomosidi Director Mr Purnoomosidi had served as Director of the Company since 2013, and was reappointed 

as Director in 2016. His experience include; Financial Consultant for PT South East Asia 

Bank (1993-1995), Deputy Center Manager for Procon Indah (1995-1996), Deputy Center 

Manager for PT Summarecon Agung Tbk (1996 - 1998), and Center Manager for Kelapa 

Gading Mall (1998-2001). Mr Purnomosidi receives his Bachelor’s degree in Career 

Bussiness College, Darlinghurst, Sydney, Australia (1992). 

Lauw, Syane Wahyuni Lukito Director Ms Lauw has been appointed as Director of the company since 2016. She had served as 

Commissioner for PT Pakuwon Darma (2008 – 2013), Director for PT Pakuwon Darma 

since 2013 and Director for PT Artisan Surya Kreasi since 2013. In addition, she was also a 

Commissioner for PT Bumi Pranata Laksana since 2010. Ms Lauw graduated with 

Bachelor’s of Economics degree from University of Surabaya.
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Figure 20: Board of commissioners  

 

Source: Company 

 

Figure 21: Company milestones   

 

Source: Company, RHB  

 

Figure 22: Corporate structure and subsidiaries 

 

Source: Company 

  

Name Position Description

Alexander Tedja President Commissioner Mr Tedja had already served as President Commissioner in 1998 and is reappointed for the 

same position in 2016. He had a career in film and movie division at PT ISAE Film since 

1972, PT Pan Asiatic Film since 1991 and PT Menara Mitra Cinema Corp since 1977. Prior 

to serving as President Commissioner, he was the Company’s President Director (1989-

1998).

Dr. Dyah Pradnyaparamita Duarsa Independent Commissioner Ms Duarsa had served as an Independent Commissioner since 2009 and was reappointed 

in 2016. She had served as Vice Dean Lecturer at the Faculty of Medicine, Udayana 

University, Denpasar since 1985. Ms Duarsa graduated with Doctoral degree in medical 

study program at Udayana University.

IR. Richard Adisastra Commissioner Mr Adisastra has been appointed as Commissioner in 2016. Previously, he was the 

Company’s President Director (2005 – 2016). He served at PT Cremona Mulia (1975-1977) 

before starting his career at Pakuwon in 1984. He graduated with Bachelor of Civil 

Engineering degree from North Sumatra University, Medan. 

Y e a r D e s c rip t io n

1982 Pakuw on Jati w as established to develop Tujungan Plaza I, the f irst modern shopping center in Surabaya

1989 Became the f irst property company to be listed on the Jakarta Stock Exchange

1991 Completed construction of Tunjungan Plaza II Shopping Center and Mandiri Office Tow er

2002 Completed Tunjungan Plaza III and IV, Surabaya Sheraton Hotel, and Regensi Condominium. Tunjungan City becomes the 1st Superblock in Indonesia

2007 Entered the Jakarta market w ith the acquisition of land for Gandaria City Superblock in South Jakarta

2008 Rebranding of Pakuw on City into a self-contained city, complete w ith retail/commercial areas, schools, and a hospital

2010 Completed 2 condos, 1 off ice tow er, and a mall in Gandaria City, as w ell as 1 mall in Pakuw on City

2011 Acquired Kota Kasablanka Superblock in Jakarta's fringe CBD

2012 Completed 4 condos, 2 off ices, and opened Kota Kasablanka mall w ith 94% pre-leasing rate

2013 Acquired 33% stake in Usada Insani Hospital, as w ell as 45% stake in 4.2 ha land bank in Simatupang, South Jakarta

2014 Acquired 67% of share of PT Pakuw on Permai. Issued Senior Unsecured Notes amounting to USD200m w ith 7.125% interest rate due in 2019. Increased shareholding of 4.2 ha Simatupang land 

bank from 45% to 70%

2015 Opening of Ascott Waterplace Surabayain May 2015, Tunjungan Plaza retail mall phase V Surabaya and Sheraton Grand Jakarta Gandaria City Hotel in October 2015

2016 Acquired 11 ha land in Daan Mogot, West Jakarta and the opening of Four Points by Sheraton Surabaya Hotel in June 2016.

Pakuwon Sentra 
Wisata (99%)

Pakuwon Regency 
Surabaya (51%)

Pakuwon Permai 
Surabaya  (Pakuwon 

Mall) (67%)

Grama Pramesi
Siddhi (84%)

Centrum Utama 
Prima Jakarta (70%)

Artisan Wahyu 
(Gandaria City) 

(83%)

Elite Prima Hutama
(Kota Kasablanka) 

(99%)

Pakuwon Prima 
(100%)

Bumi Pranata 
Laksana (25%)

Bina Persada Lestari 
(40%)

Pakuwon
Arthaniaga

(68.7%)

Public
(31.3%)
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SWOT Analysis 
 

 Strength #1: Strong recurring income revenue stream 
from shopping malls, office leasing, etc 

 Strength #2: Strong management track record with 
over 36 years of property development experience 

 Strength #3: Strong balance sheet profile with low 
gearing level with sector-high ROE  

  Threat #1: 
Regulatory risk on 
limitation of further 
shopping mall/ 
superblock 
expansion in big 
cities 

 Threat #2: Threat 
from co-working 
space for office 
leasing business  

    

 Opportunity #1: 
Potential JV 
with other 
developers or 
landbank 
owners to 
expand 
geographical 
reach outside 
Jakarta and 
Surabaya 

 Opportunity #2: 
Potential M&A 
on existing 
malls/buildings 
in big cities, 
given strong 
balance sheet 
and low gearing   

   

    

  Weakness #1: One of the smallest landbank size of 
<500ha as compared to listed property developer 
peers of <1,000ha 

 Weakness #2: Concentration risk with project focus 
in only two cities  
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RHB Guide to Investment Ratings 
 
Buy: Share price may exceed 10% over the next 12 months 
Trading Buy: Share price may exceed 15% over the next 3 months, however longer-term outlook remains uncertain 
Neutral: Share price may fall within the range of +/- 10% over the next 12 months  
Take Profit: Target price has been attained. Look to accumulate at lower levels 
Sell: Share price may fall by more than 10% over the next 12 months 
Not Rated: Stock is not within regular research coverage 
 

Investment Research Disclaimers 

RHB has issued this report for information purposes only. This report is intended for circulation amongst RHB and its affiliates’ clients generally or such 

persons as may be deemed eligible by RHB to receive this report and does not have regard to the specific investment objectives, financial situation and 

the particular needs of any specific person who may receive this report.  This report is not intended, and should not under any circumstances be construed 

as, an offer or a solicitation of an offer to buy or sell the securities referred to herein or any related financial instruments. 

This report may further consist of, whether in whole or in part, summaries, research, compilations, extracts or analysis  that has been prepared by RHB’s 

strategic, joint venture and/or business partners. No representation or warranty (express or implied) is given as to the accuracy or completeness of such 

information and accordingly investors should make their own informed decisions before relying on the same. 

This report is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or resident of or located in any locality, state, 

country or other jurisdiction where such distribution, publication, availability or use would be contrary to the applicable laws or regulations. By accepting 

this report, the recipient hereof (i) represents and warrants that it is lawfully able to receive this document under the laws and regulations of the jurisdiction 

in which it is located or other applicable laws and (ii) acknowledges and agrees to be bound by the limitations contained herein. Any failure to comply with 

these limitations may constitute a violation of applicable laws. 

All the information contained herein is based upon publicly available information and has been obtained from sources that RHB believes to be reliable and 

correct at the time of issue of this report. However, such sources have not been independently verified by RHB and/or its affiliates and this report does not 

purport to contain all information that a prospective investor may require. The opinions expressed herein are RHB’s present opinions only and are subject 

to change without prior notice. RHB is not under any obligation to update or keep current the information and opinions expressed herein or to provide the 

recipient with access to any additional information. Consequently, RHB does not guarantee, represent or warrant, expressly or impliedly, as to the 

adequacy, accuracy, reliability, fairness or completeness of the information and opinion contained in this report. Neither RHB (including its officers, 

directors, associates, connected parties, and/or employees) nor does any of its agents accept any liability for any direct, indirect or consequential losses, 

loss of profits and/or damages that may arise from the use or reliance of this research report and/or further communications given in relation to this report. 

Any such responsibility or liability is hereby expressly disclaimed. 

Whilst every effort is made to ensure that statement of facts made in this report are accurate, all estimates, projections, forecasts, expressions of opinion 

and other subjective judgments contained in this report are based on assumptions considered to be reasonable and must not be construed as a 

representation that the matters referred to therein will occur. Different assumptions by RHB or any other source may yield substantially different results 

and recommendations contained on one type of research product may differ from recommendations contained in other types of research. The 

performance of currencies may affect the value of, or income from, the securities or any other financial instruments referenced in this report. Holders of 

depositary receipts backed by the securities discussed in this report assume currency risk. Past performance is not a guide to future performance. Income 

from investments may fluctuate. The price or value of the investments to which this report relates, either directly or indirectly, may fall or rise against the 

interest of investors. 

This report does not purport to be comprehensive or to contain all the information that a prospective investor may need in order to make an investment 

decision. The recipient of this report is making its own independent assessment and decisions regarding any securities or financial instruments referenced 

herein. Any investment discussed or recommended in this report may be unsuitable for an investor depending on the investor’s specific investment 

objectives and financial position. The material in this report is general information intended for recipients who understand the risks of investing in financial 

instruments. This report does not take into account whether an investment or course of action and any associated risks are suitable for the recipient. Any 

recommendations contained in this report must therefore not be relied upon as investment advice based on the recipient's personal circumstances. 

Investors should make their own independent evaluation of the information contained herein, consider their own investment objective, financial situation 

and particular needs and seek their own financial, business, legal, tax and other advice regarding the appropriateness of investing in any securities or the 

investment strategies discussed or recommended in this report. 

This report may contain forward-looking statements which are often but not always identified by the use of words such as “believe”, “estimate”, “intend” 

and “expect” and statements that an event or result “may”, “will” or “might” occur or be achieved and other similar expressions. Such forward-looking 

statements are based on assumptions made and information currently available to RHB and are subject to known and unknown risks, uncertainties and 

other factors which may cause the actual results, performance or achievement to be materially different from any future results, performance or 

achievement, expressed or implied by such forward-looking statements. Caution should be taken with respect to such statements and recipients of this 

report should not place undue reliance on any such forward-looking statements. RHB expressly disclaims any obligation to update or revise any forward-

looking statements, whether as a result of new information, future events or circumstances after the date of this publication or to reflect the occurrence of 

unanticipated events. 

The use of any website to access this report electronically is done at the recipient’s own risk, and it is the recipient’s sole responsibility to take precautions 

to ensure that it is free from viruses or other items of a destructive nature. This report may also provide the addresses of, or contain hyperlinks to, 

websites. RHB takes no responsibility for the content contained therein. Such addresses or hyperlinks (including addresses or hyperlinks to RHB own 

website material) are provided solely for the recipient’s convenience. The information and the content of the linked site do not in any way form part of this 

report. Accessing such website or following such link through the report or RHB website shall be at the recipient’s own risk. 

This report may contain information obtained from third parties. Third party content providers do not guarantee the accuracy, completeness, timeliness or 



 

 

 

Pakuwon Jati    Indonesia Initiating Coverage 

 Property | Real Estate 

 
18 

  

availability of any information and are not responsible for any errors or omissions (negligent or otherwise), regardless of the cause, or for the results 

obtained from the use of such content. Third party content providers give no express or implied warranties, including, but not limited to, any warranties of 

merchantability or fitness for a particular purpose or use. Third party content providers shall not be liable for any direct, indirect, incidental, exemplary, 

compensatory, punitive, special or consequential damages, costs, expenses, legal fees, or losses (including lost income or profits and opportunity costs) in 

connection with any use of their content.  

The research analysts responsible for the production of this report hereby certifies that the views expressed herein accurately and exclusively reflect his or 

her personal views and opinions about any and all of the issuers or securities analysed in this report and were prepared independently and autonomously. 

The research analysts that authored this report are precluded by RHB in all circumstances from trading in the securities or other financial instruments 

referenced in the report, or from having an interest in the company(ies) that they cover. 

RHB and/or its affiliates and/or their directors, officers, associates, connected parties and/or employees, may have, or have had, interests in the securities 

or qualified holdings, in subject company(ies) mentioned in this report or any securities related thereto and may from time to time add to or dispose of, or 

may be materially interested in, any such securities. Further, RHB and/or its affiliates may have, or have had, business relationships with the subject 

company(ies) mentioned in this report and may from time to time seek to provide investment banking or other services to the subject company(ies) 

referred to in this research report. As a result, investors should be aware that a conflict of interest may exist. 

The contents of this report is strictly confidential and may not be copied, reproduced, published, distributed, transmitted or passed, in whole or in part, to 

any other person without the prior express written consent of RHB and/or its affiliates. This report has been delivered to RHB and its affiliates’ clients for 

information purposes only and upon the express understanding that such parties will use it only for the purposes set forth above. By electing to view or 

accepting a copy of this report, the recipients have agreed that they will not print, copy, videotape, record, hyperlink, download, or otherwise attempt to 

reproduce or re-transmit (in any form including hard copy or electronic distribution format) the contents of this report. RHB and/or its affiliates accepts no 

liability whatsoever for the actions of third parties in this respect. 

The contents of this report are subject to copyright.  Please refer to Restrictions on Distribution below for information regarding the distributors of this 

report.  Recipients must not reproduce or disseminate any content or findings of this report without the express permission of RHB and the distributors. 

The securities mentioned in this publication may not be eligible for sale in some states or countries or certain categories of investors. The recipient of this 

report should have regard to the laws of the recipient’s place of domicile when contemplating transactions in the securities or other financial instruments 

referred to herein. The securities discussed in this report may not have been registered in such jurisdiction. Without prejudice to the foregoing, the 

recipient is to note that additional disclaimers, warnings or qualifications may apply based on geographical location of the person or entity receiving this 

report. 

The term “RHB” shall denote, where appropriate, the relevant entity distributing or disseminating the report in the particular jurisdiction referenced below, 

or, in every other case, RHB Investment Bank Berhad and its affiliates, subsidiaries and related companies. 

 

RESTRICTIONS ON DISTRIBUTION 

 

Malaysia 

This report is issued and distributed in Malaysia by RHB Research Institute Sdn Bhd. The views and opinions in this report are our own as of the date 

hereof and is subject to change. If the Financial Services and Markets Act of the United Kingdom or the rules of the Financial Conduct Authority apply to a 

recipient, our obligations owed to such recipient therein are unaffected. RHB Research Institute Sdn Bhd has no obligation to update its opinion or the 

information in this report.  

 

Thailand 

This report is issued and distributed in the Kingdom of Thailand by RHB Securities (Thailand) PCL, a licensed securities company that is authorised by the 

Ministry of Finance, regulated by the Securities and Exchange Commission of Thailand and is a member of the Stock Exchange of Thailand. The Thai 

Institute of Directors Association has disclosed the Corporate Governance Report of Thai Listed Companies made pursuant to the policy of the Securities 

and Exchange Commission of Thailand. RHB Securities (Thailand) PCL does not endorse, confirm nor certify the result of the Corporate Governance 

Report of Thai Listed Companies. 

 

Indonesia 

This report is issued and distributed in Indonesia by PT RHB Sekuritas Indonesia. This research does not constitute an offering document and it should not 

be construed as an offer of securities in Indonesia. Any securities offered or sold, directly or indirectly, in Indonesia or to any Indonesian citizen or 

corporation (wherever located) or to any Indonesian resident in a manner which constitutes a public offering under Indonesian laws and regulations must 

comply with the prevailing Indonesian laws and regulations. 

 

Singapore 

This report is issued and distributed in Singapore by RHB Research Institute Singapore Pte Ltd  and it may only be distributed in Singapore to accredited 

investors, expert investors and institutional investors as defined in the Financial Advisers Regulations and the Securities and Futures Act (Chapter 289), as 

amended from time to time. By virtue of distribution to these categories of investors, RHB Research Institute Singapore Pte Ltd  and its representatives are 

not required to comply with Section 36 of the Financial Advisers Act (Chapter 110) (Section 36 relates to disclosure of RHB Research Institute Singapore 

Pte Ltd ’s interest and/or its representative's interest in securities). Recipients of this report in Singapore may contact RHB Research Institute Singapore 

Pte Ltd in respect of any matter arising from or in connection with the report. 
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Hong Kong 

This report is issued and distributed in Hong Kong by RHB Securities Hong Kong Limited (興業僑豐證券有限公司) (CE No.: ADU220) (“RHBSHK”) which is 

licensed in Hong Kong by the Securities and Futures Commission for Type 1 (dealing in securities) and Type 4 (advising on securities) regulated activities. 

Any investors wishing to purchase or otherwise deal in the securities covered in this report should contact RHBSHK. RHBSHK is a wholly owned 

subsidiary of RHB Hong Kong Limited; for the purposes of disclosure under the Hong Kong jurisdiction herein, please note that RHB Hong Kong Limited 

with its affiliates (including but not limited to RHBSHK) will collectively be referred to as “RHBHK.” RHBHK conducts a full-service, integrated investment 

banking, asset management, and brokerage business.  RHBHK does and seeks to do business with companies covered in its research reports.  As a 

result, investors should be aware that the firm may have a conflict of interest that could affect the objectivity of this research report.  Investors should 

consider this report as only a single factor in making their investment decision.  Importantly, please see the company-specific regulatory disclosures below 

for compliance with specific rules and regulations under the Hong Kong jurisdiction. Other than company-specific disclosures relating to RHBHK, this 

research report is based on current public information that we consider reliable, but we do not represent it is accurate or complete, and it should not be 

relied on as such. 

 

United States 

This report was prepared by RHB and is being distributed solely and directly to “major” U.S. institutional investors as defined under, and pursuant to, the 

requirements of Rule 15a-6 under the U.S. Securities and Exchange Act of 1934, as amended (the “Exchange Act”). Accordingly, access to this report via 

Bursa Marketplace or any other Electronic Services Provider is not intended for any party other than “major” US institutional investors, nor shall be 

deemed as solicitation by RHB in any manner. RHB is not registered as a broker-dealer in the United States and does not offer brokerage services to U.S. 

persons.  Any order for the purchase or sale of the securities discussed herein that are listed on Bursa Malaysia Securities Berhad must be placed with 

and through Auerbach Grayson (“AG”). Any order for the purchase or sale of all other securities discussed herein must be placed with and through such 

other registered U.S. broker-dealer as appointed by RHB from time to time as required by the Exchange Act Rule 15a-6.This report is confidential and not 

intended for distribution to, or use by, persons other than the recipient and its employees, agents and advisors, as applicable.Additionally, where research 

is distributed via Electronic Service Provider, the analysts whose names appear in this report are not registered or qualified as research analysts in the 

United States and are not associated persons of Auerbach Grayson AG or such other registered U.S. broker-dealer as appointed by RHB from time to 

time and therefore may not be subject to any applicable restrictions under Financial Industry Regulatory Authority (“FINRA”) rules on communications with 

a subject company, public appearances and personal trading.Investing in any non-U.S. securities or related financial instruments discussed in this 

research report may present certain risks. The securities of non-U.S. issuers may not be registered with, or be subject to the regulations of, the U.S. 

Securities and Exchange Commission. Information on non-U.S. securities or related financial instruments may be limited. Foreign companies may not be 

subject to audit and reporting standards and regulatory requirements comparable to those in the United States.The financial instruments discussed in this 

report may not be suitable for all investors.Transactions in foreign markets may be subject to regulations that differ from or offer less protection than those 

in the United States. 

 

OWNERSHIP AND MATERIAL CONFLICTS OF INTEREST 

Malaysia 

RHB does not have qualified shareholding (1% or more) in the subject company (ies) covered in this report except for: 

a) - 

RHB and/or its subsidiaries are not liquidity providers or market makers for the subject company (ies) covered in this report except for: 

a) - 

RHB and/or its subsidiaries have not participated as a syndicate member in share offerings and/or bond issues in securities covered in this report in the 

last 12 months except for: 

a) - 

RHB has not provided investment banking services to the company/companies covered in this report in the last 12 months except for: 

a) - 

 

Thailand 

RHB Securities (Thailand) PCL and/or its directors, officers, associates, connected parties and/or employees, may have, or have had, interests and/or 

commitments in the securities in subject company(ies) mentioned in this report or any securities related thereto. Further, RHB Securities (Thailand) PCL 

may have, or have had, business relationships with the subject company(ies) mentioned in this report. As a result, investors should exercise their own 

judgment carefully before making any investment decisions. 

 

Indonesia 

PT RHB Sekuritas Indonesia is not affiliated with the subject company(ies) covered in this report both directly or indirectly as per the definitions of affiliation 

above.Pursuant to the Capital Market Law (Law Number 8 Year 1995) and the supporting regulations thereof, what constitutes as affiliated parties are as 

follows:  

1. Familial relationship due to marriage or blood up to the second degree, both horizontally or vertically; 

2. Affiliation between parties to the employees, Directors or Commissioners of the parties concerned; 

3. Affiliation between 2 companies whereby one or more member of the Board of Directors or the Commissioners are the same; 

4. Affiliation between the Company and the parties, both directly or indirectly, controlling or being controlled by the Company; 

5. Affiliation between 2 companies which are controlled, directly or indirectly, by the same party; or 
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6. Affiliation between the Company and the main Shareholders. 

PT RHB Sekuritas Indonesia is not an insider as defined in the Capital Market Law and the information contained in this report is not considered as insider 

information prohibited by law.Insider means: 

a. a commissioner, director or employee of an Issuer or Public Company; 

b. a substantial shareholder of an Issuer or Public Company; 

c. an individual, who because of his position or profession, or because of a business relationship with an Issuer or Public Company, has access to 

inside information; and 

d. an individual who within the last six months was a Person defined in letters a, b or c, above. 

 

Singapore 

RHB Research Institute Singapore Pte Ltd and/or its subsidiaries and/or associated companies do not make a market in any securities covered in this 

report, except for: 

(a) - 

The staff of RHB Research Institute Singapore Pte Ltd and its subsidiaries and/or its associated companies do not serve on any board or trustee positions 

of any issuer whose securities are covered in this report, except for: 

(a) - 

RHB Research Institute Singapore Pte Ltd and/or its subsidiaries and/or its associated companies do not have and have not within the last 12 months had 

any corporate finance advisory relationship with the issuer of the securities covered in this report or any other relationship (including a shareholding of 1% 

or more in the securities covered in this report) that may create a potential conflict of interest, except for: 

(a)  - 

 

Hong Kong 

The following disclosures relate to relationships between RHBHK and companies covered by Research Department of RHBSHK and referred to in this 

research report: 

RHBSHK hereby certifies that no part of RHBSHK analyst compensation was, is or will be, directly or indirectly, related to the specific recommendations or 

views expressed in this research report. 

RHBHK had an investment banking services client relationships during the past 12 months with:  -. 

RHBHK has received compensation for investment banking services, during the past 12 months from:  -. 

RHBHK managed/co-managed public offerings, in the past 12 months for:  -. 

On a principal basis. RHBHK has a position of over 1% market capitalization of:  -. 

 

Additionally, please note the following:  

Ownership and material conflicts of interest:  RHBSHK policy prohibits its analysts and associates reporting to analysts from owning securities of any 

company covered by the analyst.  

Analyst as officer or director: RHBSHK policy prohibits its analysts, and associates reporting to analysts from serving as an officer, director, advisory 

board member or employee of any company covered by the analyst.  

RHBHK salespeople, traders, and other non-research professionals may provide oral or written market commentary or trading strategies to RHB clients 

that reflect opinions that are contrary to the opinions expressed in this research report. 

This research report is not an offer to sell or the solicitation of an offer to buy any security in any jurisdiction where such an offer or solicitation would be 

illegal.  It does not constitute a personal recommendation or take into account the particular investment objectives, financial situations, or needs of 

individual clients.  Clients should consider whether any advice or recommendation in this research report is suitable for their particular circumstances and, 

if appropriate, seek professional advice, including tax advice. 
 

Kuala Lumpur Hong Kong Singapore 

 
RHB Research Institute Sdn Bhd 
Level 3A, Tower One, RHB Centre 

Jalan Tun Razak 
Kuala Lumpur 50400 

Malaysia 
Tel  : +(60) 3 9280 8888 
Fax : +(60) 3 92002216 

 
RHB Securities Hong Kong Ltd. 

12
th
 Floor 

World-Wide House 
19 Des Voeux Road 
Central, Hong Kong 

Tel  : +(852) 2525 1118 
Fax : +(852) 2810 0908 

 
RHB Research Institute Singapore 

Pte Ltd. 
10 Collyer Quay 

#09-08 Ocean Financial Centre 
Singapore 049315 

Tel  : +(65) 6533 1818 
Fax : +(65) 6532 6211 

Jakarta  Bangkok 

 
PT RHB Sekuritas Indonesia 

Wisma Mulia, 20th Floor 
Jl. Jenderal Gatot Subroto No. 42 

Jakarta 12710, Indonesia 
Tel : +(6221) 2783 0888 
Fax : +(6221) 2783 0777 

  
RHB Securities (Thailand) PCL 

10th Floor, Sathorn Square Office Tower 
98, North Sathorn Road, Silom 

Bangrak, Bangkok 10500 
Thailand 

Tel: +(66) 2 088 9999 
Fax : +(66) 2 088 9799 

   
 
 
 
    
    
 


