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Property Demand Remains Soft Despite Recurring-Income Resilience 11 June 2026    29 July 2025                             29 July 2025 
 

 

   

PWON’s earnings are becoming increasingly reliant on recurring-income as property sales momentum 
normalizes and demand remains subdued amid a prolonged higher-for-longer interest-rate environment. 
While its mall and hospitality portfolio continues to underpin earnings resilience, a challenging macro 
backdrop and softer development revenue point to a more moderate growth trajectory. We maintain our BUY 
recommendation but lower our TP to IDR340 (from IDR400). 
 
Residential sales remain mired in weakness 
We expect development revenue to decline 7.0% YoY to IDR1.4 tn in FY26F, reflecting a normalization phase 
following exceptionally strong handovers during FY21-FY25, which cumulatively reached IDR9.6 tn. Demand 
indicators remain subdued, with short-term customer advances largely unchanged at IDR600.6 bn, suggesting 
limited near-term sales momentum. 
 

Growth outlook moderates amid a challenging macro backdrop 
We forecast FY26F revenue to grow a modest 0.2% YoY to IDR7.1 tn, with recurring-income contributing 
80.5% of total revenue and providing earnings visibility. EBITDA is expected to increase 2.3% YoY to IDR3.8 tn, 
implying a margin of 52.8%, vs. 51.8% in FY25. In 1Q26, EBITDA achieved 23.5% of our FY26F estimate. 
Meanwhile, prudent debt-management should lower interest expenses by 2.6% YoY to IDR353.1 bn despite 
continued investment in land acquisitions and operating assets. As a result, we project FY26F net profit of 
IDR2.4 tn (+1.2% YoY), with margin improving slightly to 33.3%. 
 

Stable occupancy, but growth remains constrained 
We expect recurring-income to remain PWON’s key earnings stabilizer in FY26F, supported by resilient 
operations across its flagship assets and relatively stable short-term unearned revenue of IDR1.5 tn. We 
forecast revenue from malls, offices & serviced apartments to grow 2.3% YoY to IDR4.4 tn, with 1Q26 already 
achieving 25.4% of our FY26F estimate. Mall revenue is expected to increase 0.9% YoY to IDR3.3 tn (in 1Q26 
achieved 25.7% to our FY26F), driven by marginal occupancy improvement at Pakuwon Mall Surabaya (94% 
to 95%) and continued strength from flagship assets such as Tunjungan Plaza and Kota Kasablanka. 
Meanwhile, hotel revenue is projected to grow 1.6% YoY to IDR1.4 tn (in 1Q26 achieved 23.5% to our FY26F), 
supported by contributions from newly opened properties, including Fairfield Bekasi, Four Points Bekasi and 
Aloft Pakuwon City. 
 

1Q26 revenue growth increasingly defensive rather than expansive 
PWON posted 1Q26 revenue of IDR1.6 tn (+5.8% YoY), largely supported by resilient recurring-income, which 
grew 8.3% YoY to IDR1.4 tn. Growth was driven primarily by the malls, offices & serviced apartment segments 
(+7.4% YoY), which accounted for 67.5% of total revenue (vs. 54.7% in 4Q25), highlighting the increasing 
importance of recurring income as the group's core earnings driver. 
In contrast, development-revenue declined 8.0% YoY due to a high-base effect from stronger property 
handovers in 1Q25. On a quarterly basis, revenue fell 17.4% QoQ, reflecting a sharp normalization in 
development sales following exceptionally strong handovers in 4Q25 that were accelerated by VAT 
incentives. 
 

Maintaining BUY, but lowering expectations 
Following weaker-than-expected 1Q26 results, which represented only 16.0%-23.5% of our previous FY26F 
forecasts, we revise our estimates downward. Revenue is cut by 4.0%, gross profit by 3.6%, EBIT by 4.1%, 
EBITDA by 3.3% and net profit by 2.5%. The revisions also reflect a more cautious outlook for commercial 
property demand amid persistent inflationary pressures and a prolonged higher-for-longer interest-rate 
environment, which could further weigh on residential sales recovery. 

Accordingly, we lower our target price to IDR340 (from IDR400), based on a 5yrs DCF valuation (WACC: 
12.6%; LTG: 3.0%). The revised TP implies 0.6x FY26F P/B and a 71.0% discount to RNAV. We maintain our 
BUY recommendation, as recurring income – representing approximately 78% of total revenue – continues to 
provide a structural cushion against cyclical weakness in property demand, supporting earnings resilience 
despite a softer near-term growth outlook. 

 

Exhibit 1: Key Statistics            

Year end Dec (IDR bn) 2024A 2025A 2026F 2027F     2028F 

Revenue 6,671 7,111 7,129 7,457 7,657 

Gross profit 3,769 3,944 4,018 4,210 4,354 

Operating profit 2,901 2,944 2,993 3,102 3,170 

EBITDA 3,574 3,682 3,766 3,910 4,009 

Net Income 2,075 2,346 2,375 2,390 2,409 

EPS 43.1 48.7 49.3 49.6 50.0 

PER (x) 5.7 5.0 4.9 4.9 4.9 

PBV (x) 0.5 0.4 0.4 0.4 0.4 

EV/EBITDA (x) 2.5 3.3 3.3 3.3 3.5 

Dividend yield (%) 3.7 5.3 6.0 6.1 6.1 

Net Gearing (%) (11.0) 1.5 1.9 4.4 7.6 
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Stock Information 

 PT Pakuwon Jati Tbk owns, develops, and 
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Exhibit 2: Financial Summary 

PWON's 1Q26 Result ( IDR bn) 1Q26 1Q25 YoY (%) 4Q25 QoQ (%)
FY26F KBVS 

(New)
%

FY26F 

Cons
%

Revenue 1,646     1,555 5.8 1,993    (17.4) 7,129 23.1% 7,413     22.2%

Office, shopping center & service apartement 1,111         1,035 7.4 1,091       1.9

Real estate 215            233 (8.0) 474          (54.7)

Hospitality 320            287 11.6 429          (25.3)

COGS (705)           (698) 0.9 (887)         (20.5)

Gross Profit 941            857 9.8 1,106       (14.9) 4,018               23.4% 4,068         23.1%

EBIT 604            544 11.1 1,105       (45.3) 2,993               20.2% 3,102         19.5%

EBITDA 916        834 9.8 944      (3.0) 3,766        24.3% 3,890     23.5%

Interest expense (loan) (88)             (98) (10.3) (93)           (5.4) (353) 24.9%

Interest income 135            148 157          

Other income (exp.) (138)           (195) 83            

Associate & JV -            0 -          

Pre-tax income 513            398 28.7 1,252       (59.1) 3,294 15.6% 3,246         15.8%

Taxes (1)               (1) (50)           

Minorities (122)           (96) (14)           

Reported net income (Parent) 390        302 29.3 620      (37.1) 2,375 16.4% 2,449     15.9%

Normalized net income (Parent) 406            420 (3.3) 1,031       (60.6) 2,375 17.1% 2,449         16.6%

Margins (%)

Gross profit margin 57.2           55.1           55.5         

EBIT margin 36.7           35.0           55.4         

EBITDA margin 55.7           53.6           47.4         

Reported net margin (Parent) 23.7           19.4           31.1         

Normalized net margin (Parent) 24.7           27.0           51.7          
Source: KBVS Research 
 

Exhibit 3: PWON’s valuation summary 

DCF Valuat ion 2026 2027 2028 2029 2030

Cash flow multiple 1 2 3 4 5

Net Profit 2,375       2,390       2,409       2,460       2,476       

Interest expense (1-tax) 280               310               337               381               430               

Depreciation 773               807               839               870               904               

NWC 75                  49                  14                  (16)                 (61)                 

Capex (983)              (953)              (756)              (876)              (986)              

FCFF 2,518       2,603       2,843       2,818       2,762       

Discount factor 1.1                 1.3                 1.4                 1.6                 1.8                 

Discounted Free Cash Flow 2,236            2,053            1,991            1,753            1,526            

Terminal Value 22,216     

Discounted Terminal Value 12,272          

Enterprise Value 21,831     

Net debt 551          

Equity value 21,280          

Minority interest (4,526)           

Fair  value per  share FY26F (rounded) 340           
Source: KBVS Research 

 

Exhibit 4: PWON’s marketing sales (IDR bn)                                                                 Exhibit 5: PWON’s revenue breakdown                       

1,025 

1,434 
1,500 

1,342 

1,554 

1,301 
1,366 

1,434 
1,506 

1,581 

-40%

-30%

-20%

-10%

0%

10%

20%

30%

40%

50%

 -

 200

 400

 600

 800

 1,000

 1,200

 1,400

 1,600

 1,800

2020 2021 2022 2023 2024 2025 2026F 2027F 2028F 2029F

 Marketing sales (LHS)  Growth (RHS)

 

42%

62%

45%
34% 31% 29% 28% 27% 26% 26%

58%

38%

55%
66% 69% 71% 72% 73% 74% 74%

2020 2021 2022 2023 2024 2025 2026F 2027F 2028F 2029F

  Property sales   Recurring income

 
Source: Company, KBVS Research                                                                                Source: Company, KBVS Research                                                       

 

 

 



 

    

 

 
 
 

 
 
 

Company Report  

Pakuwon Jati  (PWON) 

Page 3 of 6 

 

Exhibit 6: PWON’s recurring income growth (IDR bn)                                              Exhibit 7: PWON’s profitability level      
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Exhibit 8: PWON’s net gearing                                                                                Exhibit 9: PWON’s presales by price range 
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Exhibit 10: PWON’s hotel segment revenue                                                          Exhibit 11: PWON’s revenue by product category    
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FINANCIAL TABLES      

 

Exhibit 12: Profit & Loss summary 

    

Year End Dec (IDR bn) 2024A 2025A 2026F 2027F     2028F 

Revenue         6,671           7,111          7,129         7,457         7,657  

Cost of revenue              (2,902)               (3,167)                (3,110)              (3,248)              (3,304) 

Gross profit         3,769         3,944          4,018          4,210         4,354  

Selling expenses                 (306)                  (359)                  (374)                  (399)                   (421) 

G&A expenses                 (562)                  (642)                   (651)                  (709)                  (763) 

Operating profit          2,901         2,944         2,993          3,102          3,170  

EBITDA 3,574  3,682  3,766  3,910  4,009  

Other op. income/exp                 (228)                       62                            -                            -                            -  

Finance income                    558                     603                     654                     629                      641  

Finance expense                 (376)                  (362)                  (353)                   (391)                  (425) 

Inc/loss from assoc.                        -                            -                            -                            -                            -    

Pre-tax profit         2,854         3,246         3,294         3,340         3,386  

Tax expense                 (433)                  (488)                  (502)                  (530)                  (554) 

Minority interest                  (347)                   (412)                   (417)                  (420)                  (423) 

Net profit         2,075         2,346         2,375         2,390         2,409  

EPS (IDR)                     43                        49                        49                        50                        50  
 

 

Source: Company, KBVS Research  

 

    

Exhibit 13: Balance sheet      

Year End Dec (IDR bn) 2024A 2025A 2026F 2027F 2028F 

Cash and equivalents                     9,154                      5,186                     5,093                     4,988                   4,628  

Trade receivables                          258                          292                          290                          299                      311  

Inventories                     4,494                     4,533                      4,451                      4,391                    4,390  

Net- Fixed assets                     2,776                     2,923                     3,075                     3,229                    3,386  

Other assets                  18,688                  23,532                  25,739                  28,637                  31,828  

Total Assets          35,371          36,466          38,648           41,545          44,543  

Trade payables                         270                          307                           301                            311                       319  

Short-term debt + CMLTD                                -                                -                                -                                -                          -  

Long-term debt                     6,436                     5,575                     5,644                     6,328                   7,095  

Other liabilties                     3,923                      3,961                     4,040                     4,292                   4,549  

Total Liabilities           10,629            9,843            9,985           10,930           11,962  

Minority interest                    4,039                      4,153                     4,526                     4,805                    5,084  

Paid capital                     1,566                      1,566                      1,566                      1,566                    1,566  

Retained earnings  19,211  20,932  22,598  24,272  25,959  

Other equities  (74) (28) (28) (28) (28) 

Total Equity 24,742  26,623  28,662  30,615  32,581  

Source: Company, KBVS Research  
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Exhibit 14: Cash flow  
     

Year End Dec (IDR bn) 2024A 2025A 2026F 2027F 2028F  

Net income                2,075                 2,346                 2,375                 2,390                 2,409  

Depreciation & amortization                    673                     738                     773                     807                     839  

Change in working capital                    366                   (236)                    202                     246                      159  

Cash flow from operations          3,113         2,848         3,350         3,443         3,407  

Capex                  (839)                  (943)                  (983)                  (953)                  (756) 

Others                  (730)              (4,567)              (2,292)              (2,997)                (3,511) 

Cash flow from investments       (1,569)        (5,511)       (3,276)       (3,950)       (4,267) 

Changes in debt                    306                    (861)                       69                     684                     767  

Changes in equity                     305                       161                     373                     279                     279  

Dividends paid                  (433)                  (626)                  (708)                   (717)                   (721) 

Others                   (168)                       20                      100                      156                      175  

Cash flow from financing               10        (1,306)           (167)            403             500  

Net Cash Flow         1,554        (3,968)             (93)           (104)          (360) 

Source: Company, KBVS Research     

 

Exhibit 15: Ratio analysis      

Year End Dec 2024A 2025A 2026F 2027F 2028F 

Revenue growth 7.6  6.6  0.2  4.6  2.7  

EBIT growth 9.0  1.5  1.7  3.6  2.2  

EBITDA growth 7.1  3.0  2.3  3.8  2.5  

Net profit growth (1.4) 13.1  1.2  0.6  0.8  

Gross margin                       56.5                        55.5                        56.4                        56.5                        56.9  

EBIT margin                       43.5                        41.4                        42.0                         41.6                         41.4  

EBITDA margin                       53.6                        51.8                        52.8                        52.4                        52.3  

Net margin                         31.1                        33.0                        33.3                        32.0                         31.5  

ROA                          5.9                          6.4                            6.1                           5.8                           5.4  

ROE                          8.4                          8.8                           8.3                           7.8                           7.4  

Net gearing (x)                         (0.1)                         0.0                           0.0                           0.0                            0.1  

Net debt/EBITDA (x)                        (0.8)                         0.1                            0.1                           0.3                           0.6  

Interest coverage ratio (x)                          9.5                        10.2                         10.7                         10.0                           9.4  

Source: Company, KBVS Research      
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