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Mid-term growth ahead, driven by strong pipeline
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We expect strong recurring income growth for PWON, driven by the planned addition of ~297k sqm
of retail NLA (current: 848k) and ~2,992 new rooms in 4- and 5-star hotels (current: 2,266) by 2031.
Key pipeline projects include mixed-use developments in Batam and Semarang, along with Kota
Kasablanka phase 4, Gandaria City phase 2 and Pakuwon Mall phase 5, which will fuel mid-term
growth. Assuming a conservative 5.0% CAGR in marketing sales and incorporating new recurring
income streams, PWON is poised to deliver at least 5.6% CAGR earnings growth from 2025F-2029F. In
addition, with a robust cash position, PWON is well-positioned to pursue further acquisitions and
finance its upcoming projects. This financial strength opens up significant potential upside for
earnings growth. Maintain our BUY call with a target price of IDR480, using 5yrs DCF-based TP
(WACC: 11.3%; LTG: 3%), implying 1.0x ‘25F P/B and 59.0% discount to ‘25F RNAV.

New openings & higher occupancy to drive retail & hotel segments

The 22.8% yoy increase in short-term unearned income to IDR1.5 tn signals stronger full-year 2025F
recognition for recurring-income segment. This supports our projected 7.2% yoy rise in retail-leasing
revenue to IDR3.1 tn, driven by higher occupancy at Pakuwon City Mall and the opening of Pakuwon Mall
Bekasi. Hotel revenue is forecast to rise 4.1% to IDR1.4 tn, supported by the anticipated openings of Four

Points Hotel in Pakuwon Bekasi and Aloft Hotel in Pakuwon City.

Property sales dip, recurring income to drive stability

Following strong revenue recognition from apartment & office sales totaling IDR5.0 tn in 2021-2024, this
segment is projected to decline 10.3% to IDR676.9 bn in 2025F, as reflected in stagnant short-term
customer advances. Landed house sales, which surged by an average of 21.5% during 2021-2024, are
expected to grow by just 1.2% to IDR733.3 bn. Overall, total revenue is projected to grow 2.9% yoy to
IDR6.9 tn, with
macroeconomic headwinds.

recurring income contributing 79%, helping to support earnings stability amid

Net profit seen rising 4.1% in 2025F on lower interest costs

Although landed houses carry a higher gross margin than recurring income, their small revenue
contribution limits their impact on consolidated margins. As such, gross margin is expected to decline by
18bps to 56.3% in 2025F. Backed by a strong cash position of nearly IDR10.0 tn, mainly from retail-leasing,
the company is able to prudently manage its balance sheet, including reducing debt. As a result, interest
expenses are expected to decline by 1.2% to IDR371.6 bn. Net profit is therefore projected to grow by 4.1%
to IDR2.2 tn, outpacing revenue growth and lifting the net margin to 31.5%, up from 31.1% in 2024.

Reiterate BUY with TP of IDR480

Maintain our BUY call with a target price of IDR480, using 5yrs DCF-based TP (WACC: 11.3%; LTG: 3%),
implying 1.0x '25F P/B and 59.0% discount to ‘25F RNAV. Bank Indonesia has cut rates several times since
Sep-24, lowering the Bl rate to 5.25%, with further easing expected in ‘25F. This should support the
property industry. However, key risks to our call include: weak demand for retail, office & hotel space; rising

construction material costs; and increasing competition from nearby developments.

Exhibit 1: Key Statistics

Year end Dec (IDR bn) 2023A 2024A 2025F 2026F 2027F
Revenue 6,200 6,671 6,864 7,309 7,854
EBITDA 3,338 3,574 3,638 3,867 4,094
Net Income 2,105 2,075 2,160 2,245 2,343
EPS 437 431 44.8 46.6 486
PER (x) 8.3 8.4 8.1 7.8 74
PBV (x) 0.8 0.7 0.7 0.6 0.6
EV/EBITDA (x) 4.8 4.1 35 - -
Dividend yield (%) 1.8 2.5 2.5 0.0 0.0
Net Gearing (%) (6.4) (11.0) (17.6) (17.8) (17.9)

Source: Company, KBVS Research
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Exhibit 2: PWON's valuation summary

DCF Valuation 2025 2026 2027 2028 2029
Cash flow multiple 1 2 3 4 5
Net Profit 2,160 2,245 2,343 2,571 2,547
Interest expense (1-tax) 295 295 295 123 127
Depreciation 688 782 861 946 1,003
NWC (119) (327) (321) (323) (340)
Capex (1,000) (2,089) (2,189) (2,289) (933)
FCFF 2,024 906 989 1,027 2,404
Discount factor 1.1 1.2 1.4 1.5 1.7
Discounted Free Cash Flow 1,818 731 716 668 1,405
Terminal Value 29,680

Discounted Terminal Value 17,343

Enterprise Value 22,681

Net debt (4,700)

Equity value 27,381

Minority interest (4,247)

Fair value per share 2025F (rounded) 480

Source: KBVS Research

Exhibit 3: PWON's marketing sales (IDR bn) Exhibit 4: PWON'’s revenue breakdown
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Exhibit 5: PWON's recurring income growth (IDR bn)
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Exhibit 7: PWON's net gearing
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Exhibit 9: PWON's hotel segment revenue
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Exhibit 6: PWON's profitability level
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Exhibit 8: PWON's presales by price range (3M25)
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Source: Company, Bloomberg

Exhibit 10: PWON's revenue by product category
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Source: Company, Bloomberg
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Exhibit 11: Profit & Loss summary
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Year End Dec (IDR bn) 2023A 2024A 2025F 2026F 2027F
Revenue 6,200 6,671 6,864 7,309 7,854
Cost of revenue (2,800) (2,902) (2,998) (3,185) (3.414)
Gross profit 3,401 3,769 3,866 4,124 4,440
Selling expenses (224) (306) (326) (415) (536)
G&A expenses (517) (562) (590) (625) (672)
Operating profit 2,660 2,901 2,950 3,085 3,233
EBITDA 3,338 3,574 3,638 3,867 4,094
Other op. income/exp 55 (228) - - -
Finance income 412 558 410 408 409
Finance expense (358) (376) (372) (372) (372)
Inc/loss from assoc. - - - - -
Pre-tax profit 2,769 2,854 2,988 3,121 3,270
Tax expense (388) (433) (447) (480) (514)
Minority interest (277) (347) (381) (396) (413)
Net profit 2,105 2,075 2,160 2,245 2,343
EPS (IDR) 44 43 45 47 49

Source: Company, KBVS Research

Exhibit 12: Balance sheet

Year End Dec (IDR bn) 2023A 2024A 2025F 2026F 2027F
Cash and equivalents 7,600 9,154 10,910 11,338 11,758
Trade receivables 262 258 262 279 300
Inventories 3,943 4,494 4,580 4,913 5,241
Net- Fixed assets 2,576 2,776 2,782 3,311 3,898
Other assets 18,329 18,688 18,681 19,755 20,917
Total Assets 32,711 35,371 37,215 39,596 42,114
Trade payables 201 270 230 245 262
Short-term debt + CMLTD - - - - -
Long-term debt 6,130 6,436 6,210 6,210 6,210
Other liabilties 3,585 3,923 4,091 4,378 4,720
Total Liabilities 9,915 10,629 10,532 10,833 11,192
Minority interest 3,699 4,039 4,247 4,526 4,805
Paid capital 1,566 1,566 1,566 1,566 1,566
Retained earnings 17,570 19,211 20,944 22,745 24,625
Other equities (40) (74) (74) (74) (74)
Total Equity 22,795 24,742 26,683 28,763 30,922

Source: Company, KBVS Research
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Exhibit 13: Cash flow
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Year End Dec (IDR bn) 2023A 2024A 2025F 2026F 2027F
Net income 2,105 2,075 2,160 2,245 2,343
Depreciation & amortization 677 673 688 782 861
Change in working capital (748) 366 123 (70) (78)
Cash flow from operations 2,035 3,113 2,971 2,957 3,126
Capex (1,229) (839) (1,000) (2,089) (2,189)
Others (754) (730) 91 (378) (452)
Cash flow from investments (1,984) (1,569) (909) (2,468) (2,642)
Changes in debt (119) 306 (226) - -
Changes in equity 285 305 209 279 279
Dividends paid (313) (433) (427) (445) (462)
Others 252 (168) 138 104 120
Cash flow from financing 105 10 (306) (62) (63)
Net Cash Flow 156 1,554 1,756 428 420

Source: Company, KBVS Research

Exhibit 14: Ratio analysis

Year End Dec 2023A 2024A 2025F 2026F 2027F
Revenue growth 3.6 7.6 2.9 6.5 7.5
EBIT growth 2.2 9.0 1.7 4.6 48
EBITDA growth 2.7 7.1 1.8 6.3 5.9
Net profit growth 36.8 (1.4) 4.1 3.9 43
Gross margin 54.8 56.5 56.3 56.4 56.5
EBIT margin 42.9 435 430 422 412
EBITDA margin 53.8 53.6 53.0 529 52.1
Net margin 340 311 315 30.7 29.8
ROA 6.4 5.9 5.8 5.7 5.6
ROE 9.2 84 8.1 7.8 7.6
Net gearing (x) 0.1) (0.1) (0.2) (0.2) (0.2)
Net debt/EBITDA (x) (0.4) (0.8) (1.3) (1.3) (1.4)
Interest coverage ratio (x) 9.3 9.5 9.8 104 11.0

Source: Company, KBVS Research
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This report is prepared by PT KB Valbury Sekuritas, a member of the Indonesia Stock Exchange, or its subsidiaries or its affiliates ("KBVS'). All the material presented
in this report is under copyright to KBVS. None of the parts of this material, nor its contents, may be copied, photocopied, or duplicated in any form or by any
means or altered in any way, or transmitted to, or distributed to any other party without the prior written consent of KBVS.

The research presented in this report is based on the information obtained by KBVS from sources believed to be reliable, however KBVS do not make
representations as to their accuracy, completeness or correctness. KBVS accepts no liability for any direct, indirect and/or consequential loss (including any claims
for loss of profit) arising from the use of the material presented in this report and further communication given or relied in relation to this document. The material
in this report is not to be construed as an offer or a solicitation of an offer to buy or sell any securities or financial products. This report is not to be relied upon in
substitution for the exercise of independent judgement. Past performance and no representation or warranty, express or implied, is made regarding future
performance. Information, valuations, opinions, forecasts and estimates contained in this report reflects a judgement at its original date of publication by KBVS and
are subject to change without notice, its accuracy is not guaranteed or it may be incomplete.

The Research Analyst(s) primarily responsible for the content of this research report, in part or as a whole, certifies that the views about the companies and their
securities expressed in this report accurately reflect his/her personal views. The Analyst also certifies that no part of his/her compensation was, is or will related to
specific recommendation views expressed in this report. It also certifies that the views and recommendations expressed in this report do not and will not take into
account client circumstances, objectives, needs and no intentions involved as a use for recommendations for sale or buy any securities or financial instruments.
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Sahid Sudirman Center 41st Floor Unit A-C
Jalan Jenderal Sudirman No. 86 Karet Tengsin,
Tanah Abang, Jakarta Pusat 10220

T. (021) 25098300/301

Bandung

JI. Abdul Rivai No. 1A, Kel. Pasirkaliki,
Kec. Cicendo Bandung 40171

T. (022) 3003133

Palembang

Komplek PTC Mall Blok | No. 7
JI. R. Sukamto

Palembang 30114

T.(0711) 2005050

Semarang

JI. Gajahmada 23A,

Kecamatan Semarang Tengah,
Kelurahan Kembang Sari 50241
T. (024) 40098080

Pontianak

JI. Prof. M Yamin No. 14
Kotabaru, Pontianak Selatan
Kalimantan Barat 78116

T. (0561) 8069000

T.(021) 25098300
F. (021) 25098400

Jakarta - Kelapa Gading
Rukan Plaza Pasifik

JI. Boulevard Barat Raya Blok A1 No. 10
Jakarta Utara 14240

T. (021) 29451577

Malang

JI. Pahlawan Trip No. 7
Malang 65112

T. (0341) 585888

Surabaya

Pakuwon Center Lt 21
JI. Embong Malang No.1
Surabaya 60261

T.(031) 21008080

Makassar

Komplek Ruko Citraland City Losari
Business Park, Blok B2 No. 09

JI. Citraland Boulevard Makassar 90111
T. (0411) 6000818

Jakarta - Puri Indah

Rukan Grand Aries Niaga Blok E1 No. IV
JI. Taman Aries, Kembangan

Jakarta Barat 11620

T. (021) 22542390

Banjarmasin

JI. Gatot Subroto No. 33
Banjarmasin 70235

T. (0511) 3265918

Padang

JI. Proklamasi No. 60A
Padang Timur 25121
T. (0751) 8688080

Medan

Komplek Golden Trade Center

JI. Jenderal Gatot Subroto No. 18-19
Medan 20112

T. (061) 50339090

Jalan Jenderal Sudirman No. 86 Kelurahan Karet Tengsin,
Kecamatan Tanah Abang, Jakarta Pusat 10220, Indonesia

Jakarta — Pluit

JI. Pluit Putra Raya No. 2
Jakarta Utara 14450

T. (021) 6692119

Pekanbaru

JI. Tuanku Tambusai, Komplek CNN

Blok A No. 3 Pekanbaru 28291
T.(0761) 839393

Yogyakarta

JI. Magelang KM 5.5 No. 75
Yogyakarta 55000

T. (0274) 8099090

Denpasar

JI. Teuku Umar No. 177
Komplek Ibis Styles Hotel
Denpasar Bali 80114

T. (0361) 225229

Investment Gallery/

Jakarta

Citra Garden 6 Ruko Sixth Avenue
Blok J.1 A/18, Cengkareng

Jakarta Barat 11820

T. (021) 52392181

Tangerang

Ruko Aniva Junction Blok D No. 32
Gading Serpong, Tangerang,
Banten 15334

T.(021) 35293147

Semarang

JI. Jati Raya No. D6,

Srondol Wetan, Banyumanik,
Semarang 50263

T. (024) 8415195

Solo

JI. Ronggowarsito No. 34
Surakarta 57118

T. (0271) 3199090

Salatiga

JI. Diponegoro No. 68
Salatiga 50711

T. (0298) 313007

Jambi

JI. Orang Kayo Hitam No. 48 B
Jambi Timur 36123

T. (0741) 3068533
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