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MNC Land 
(KPIG IJ) 

Trump franchise, another multi-bagger in the making? 
 
Second Trump residential franchise in Southeast Asia, located in non-CBD areas 
In August 2015, KPIG and Trump Hotel Collection have reached an agreement to manage 
six-star luxury resorts and residential development, which obliges KPIG to pay annual 
licensing fee based on certain percentage of sales. Trump Residences Indonesia is the 
second Trump residential franchise in Southeast Asia, preceded by Trump Tower 
Philippines, a high-rise residential building opened in 2017. Despite maintaining the 
luxurious Trump brand standards, both projects employ different marketing strategies. 
Unlike Trump Tower Philippines which is located in Makati CBD, Trump Residences 
Indonesia wil be located in non-CBD areas, i.e. Lido, West Java and Tanah Lot, Bali. 
Favorable income demographics and fiscal incentives for luxury property 
ASP/unit of Trump Residence Bali and Lido ranges between IDR8-15bn for condo and 
IDR30-80bn for villa. As Indonesia still falls in the second quartile of World GNI per capita, 
with such huge price tags, we believe that Trump Residences Indonesia is only affordable 
for top 10% of income earners. Fortunately, according to the World Bank, they have 30% 
income share to total population (considered the first quartile in the world) as of 2018. 
Moreover, in June last year, the Indonesian government launched two fiscal incentives: 1) 
raising luxury property tax (PPnBM) threshold from IDR10bn (for apartments) and IDR20bn 
(for landed houses) to IDR30bn for all types of property; and, 2) cutting income tax rate for 
luxury houses from 5% to 1%. 
How do Trump Residence Bali and Lido justify premium pricing? 
Premium price doesn’t come up from nothing. Both Trump Residence Bali and Lido use top-
notch materials and designed by Oppenheim Architecture and Hirsch Bedner Associates. 
Construction costs can go as high as IDR40mn/sqm (vs. max IDR5mn for standard housing 
quality). 
For Trump Residence Bali, some justifications include that: 1) the site is just next to Tanah 
Lot Temple, which gives peaceful and relaxing atmosphere, making it suitable for people 
who long for seclusion and privacy; and, 2) future residents will be beneficiaries of future 
development of Bali Ring Road as Trump Residence Bali will stand near the upcoming Kuta–
Gilimanuk toll road, which is targeted to be completed in 2023 (according to Govt.). With the 
new toll road, Kuta–Canggu–Tanah Lot can be reached in 20 minutes. 
On the other hand, Trump Residence Lido, which is located 60 km from Jakarta, can be 
directly accessed in just about 60 mins via Jagorawi–Bocimi toll road. Furthermore, it will 
benefit from future development of Bocimi–Bandung (via Cianjur) toll road. Additionally, 
Trump Residence Lido is located in the soon-to-be-established (probably in 3Q20 according 
to KPIG’s management) Caringin-Cigombong Special Economic Zone (Kawasan Ekonomi 
Khusus/KEK), which should reap economic benefits, including reduced tax rates.  
This year’s launching will be one year delayed due to COVID-19 pandemic 
COVID-19 pandemic surely makes 2020 a tough year for developers, including KPIG, as 
some of its property development projects are located in Bali, which is hit the most during 
this dire time of uncertainty. The launching of Trump Residence Bali and Lido will depend 
on how quickly the pandemic can subside, with 1-2 years of construction period to follow. 
The opening of Park Hyatt Hotel, Jakarta will also be postponed although the contruction 
progress has reached 90% as of 9M19. However, KPIG management is committed to 
holding down the fort as much as possible despite the uncertainties. 
Abundant leverage space for future planned capex 
KPIG will allocate IDR6.5tr capex throughout FY20-23, with limited FX exposure. Aside from 
Trump Residence Bali and Lido, it has also included the development of Lido Lake 
Adventure Park, Trump International Golf Club Bali and Lido (both to be opened in 2022), 
and Trump International Resort Bali and Lido (the only Trump Luxury Resort in Asia, to be 
inaugurated in 2024). Assuming IDR6.5tr future capex to be piled up by now and funded 
entirely through debt, B/S position won’t be compromised much as leverage level will 
increase to merely 0.5x. 
Share price trading at 67% discount to NAV (including future projects) 
Trump residential brand has proven to live up to its name. Century Properties Group, the 
developer of Trump Tower Philippines, has its own success story as it was able to pre-sell 
94% of 250 launched units two years ahead of completion. As for KPIG, it aims to pre-sale 
50-60% of total offered units of condo and villa within 3-4 years. Valuation-wise, if we 
include almost all future projects up to 2024, KPIG is currently trading at 67% discount to its 
NAV of 347, -2.1 SD of its 5-year mean. For NAV calculation details, please refer to page 7. 

FY (Dec.)  
   12/17 12/18 9M19 

Revenue (IDRbn)     938   992   836  
Gross Profit 
(IDRbn) 

    365   426   332  
Op. Profit (IDRbn)     29   88   120  
Net Profit (IDRbn)     1,295   620   321  
EPS (IDR)     17   8   4  
BPS (IDR)     167   175   273  
P/E (x)    6.6 13.7 35.4* 
P/B (x)    0.7 0.7 0.6* 
ROA (%)     8.5   3.5  1.7* 
ROE (%)     10.5   4.8  2.1* 
Dividend Yield (%)     -     -     -    
Net gearing (%)     17.7   27.1   17.5  
Note: NP refers to net profit attributable to controlling interests                                                  *Annualized 
Source: Company data, Mirae Asset Sekuritas Indonesia Research estimates 
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 Not Rated 

Target Price (12M, IDR) N/A 

Share Price (4/30/20, IDR) 114 

Expected Return  N/A 
  

  
Consensus Net Profit (20F, IDRbn) N/A 
NP Mirae Asset vs. consensus (20F, %) N/A 
EPS Growth (20F, %) N/A 
P/E (20F, x) N/A 
Industry P/E (Current, x) 10.0 
Benchmark P/E (20F, x) 12.7 
Market Cap (IDRbn) 9,191.3 

Shares Outstanding (mn) 80,625.7 
Free Float (%) 65.7 
Beta (Adjusted, 24M) 0.4 
52-Week Low (IDR) 94 
52-Week High (IDR) 192 

(%) 1M 6M 12M 
Absolute -1.7 -15.4 -12.9 
Relative -5.2 11.2 16.4 
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Figure 1. KPIG business structure 
 

Source: Company presentation 

Figure 2. Masterplan of MNC Bali Resort 
 

Source: Company presentation 

Figure 3. Masterplan of MNC Lido City 
 

Source: Company presentation 
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Figure 4. Trump International Residences Bali  Figure 5. Trump International Residences Lido 
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Figure 6. Trump International Resort Bali  Figure 7. Trump International Resort Lido 
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Figure 8. Trump International Golf Club Bali  Figure 9. Trump International Golf Club Lido 
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Figure 10. Lido Lake Resort & Convention Center  Figure 11. Lido Lake Development 
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Figure 12. Park Hyatt Jakarta  Figure 13. Co-working space 
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Figure 14. The Westin Resort & BICC  Figure 15. Oakwood Hotel & Residence 
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Figure 16. Office buildings 
 

Source: Company presentation 

Figure 17. Revenue structure  Figure 18. Gross margin per segment 

 

 

  

Source: Company, Mirae Asset Sekuritas Indonesia Research 
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Figure 19. Gross and net gearing  Figure 20. Future planned capex for FY20-23 
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Figure 21. NAV Band 

 

Source: Company, Mirae Asset Sekuritas Indonesia Research 
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Figure 22. NAV calculations  

Locations 
Ownership Net saleable 

area (sqm) 
Net ASP/sqm (IDR)1

 Value (IDR bn) 

Land bank 
Land for development Bogor, 

Sukabumi 
100% 10,377,312  1,330 

Land as fixed asset2  100%    9,396  
      
Property development 
MNC Bali Resort3  100%    
Villa    119,498   27,000,000   3,226  
Condo    20,488   30,000,000   615  
      
MNC Lido City3  100%    
Villa    378,470   18,000,000   6,812  
Condo    59,648  24,000,000   1,432 
      
Surabaya  100%    
One East Apartment    14,435   9,000,000   130  
      
Recurring income 
Investment properties 

Locations Ownership SGFA (sqm) Occupancy 
rate 

Avg. rate/sqm/month 
(IDR) 

Value (IDR bn) 6 

MNC Plaza Jakarta  100%  3,049  97.7%  175,000   11  
MNC Tower Jakarta  100%  36,068  82.8%  200,000   121  
MNC Financial Center Jakarta  100%  16,276  100.0%  275,000   91  
Gedung SINDO Jakarta  100%  4,268  100.0%  115,000   10  
Wisma Indovision II Jakarta  100%  7,970  60.0%  135,000   13  
Park Tower Jakarta  100%  29,805  32.2%  205,000   40  
Gedung Bursa Efek Indonesia Surabaya  100%  7,259  66.3%  160,000   16  
Gedung Indovision Bali  100%  3,270  69.8%  50,000   2  

       
Hospitality 

Locations Ownership Room number Occupancy 
rate 

Avg. rate/room/night 
(IDR) 

Value (IDR bn) 6 

Oakwood Hotel & Residence  Surabaya  100%  144  33.3%  750,000   62  
The Westin Resort Bali  54%  433  80.0%  1,750,000   231  
Lido Lake Resort  Lido  100%  101  72.5%  750,000   152  
Park Hyatt Hotel4 Jakarta  100%  222  est. 50-80%  6,000,000   2,392  
Trump International Resort5 Bali  100%  151  est. 50-80%  7,400,000   1,896  
Trump International Resort5 Lido 100% 120 est. 50-80% 6,300,000 1,282 

       
    Net debt (IDR bn)  (3,540) 
    Adjusted NAV (IDR bn) 25,718  
    Outstanding shares (bn)  74.1  
    Adjusted NAV/share (IDR) 347  

1Gross margin range between 30-50% 
2including IDR7tr revaluation surplus in FY19 
3to be opened in 2022 or 2023 
4to be opened in 2021 
5to be opened in 2023 or 2024 
6Gross margin of 40% 
Source: Company, Mirae Asset Sekuritas Indonesia Research 
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APPENDIX 1 

Important Disclosures & Disclaimers  
2-Year Rating and Target Price History 

Company (Code) Date Rating Target Price  

 

KPIG IJ  Not Rated   
     
     
     
     
     
     
     
     
     
      

 

Stock Ratings  Industry Ratings 

Buy Relative performance of 20% or greater  Overweight Fundamentals are favorable or improving 

Trading Buy Relative performance of 10% or greater, but with volatility  Neutral Fundamentals are steady without any material changes 

Hold Relative performance of -10% and 10%  Underweight Fundamentals are unfavorable or worsening 

Sell Relative performance of -10%    

* Ratings and Target Price History (Share price (----), Target price (----), Not covered ( ), Buy ( ), Trading Buy ( ), Hold ( ), Sell (◆)) 

* Our investment rating is a guide to the relative return of the stock versus the market over the next 12 months. 

* Although it is not part of the official ratings at PT Mirae Asset Sekuritas Indonesia, we may call a trading opportunity in case there is a technical or short-

term material development. 

* The target price was determined by the research analyst through valuation methods discussed in this report, in part based on the analyst’s estimate of 

future earnings. 

The achievement of the target price may be impeded by risks related to the subject securities and companies, as well as general market and economic 

conditions. 

 

Equity Ratings Distribution 

 Buy Trading Buy Hold Sell 
Equity Ratings Distribution 57% 17% 19% 7% 
*Based on recommendations in the last 12-months (as of March 31, 2020) 

Disclosures 
As of the publication date, PT Mirae Asset Sekuritas Indonesia, and/or its affiliates do not have any special interest with the subject company and 
do not own 1% or more of the subject company's shares outstanding. 
 
Analyst Certification 
Opinions expressed in this publication about the subject securities and companies accurately reflect the personal views of the Analysts primarily 
responsible for this report. Except as otherwise specified herein, the Analysts have not received any compensation or any other benefits from the 
subject companies in the past 12 months and have not been promised the same in connection with this report. No part of the compensation of 
the Analysts was, is, or will be directly or indirectly related to the specific recommendations or views contained in this report but, like all 
employees of PT Mirae Asset Sekuritas Indonesia, the Analysts receive compensation that is impacted by overall firm profitability, which includes 
revenues from, among other business units, the institutional equities, investment banking, proprietary trading and private client division. At the 
time of publication of this report, the Analysts do not know or have reason to know of any actual, material conflict of interest of the Analyst or PT 
Mirae Asset Sekuritas Indonesia except as otherwise stated herein. 
 
Disclaimers 
This report is published by PT Mirae Asset Sekuritas Indonesia (“Mirae Asset”), a broker-dealer registered in the Republic of Indonesia and a 
member of the Indonesia Exchange. Information and opinions contained herein have been compiled from sources believed to be reliable and in 
good faith, but such information has not been independently verified and Mirae Asset makes no guarantee, representation or warranty, express 
or implied, as to the fairness, accuracy, completeness or correctness of the information and opinions contained herein or of any translation into 
English from the Bahasa Indonesia. If this report is an English translation of a report prepared in the Indonesian language, the original Indonesian 
language report may have been made available to investors in advance of this report. Mirae Asset, its affiliates and their directors, officers, 
employees and agents do not accept any liability for any loss arising from the use hereof. This report is for general information purposes only and 
it is not and should not be construed as an offer or a solicitation of an offer to effect transactions in any securities or other financial instruments. 
The intended recipients of this report are sophisticated institutional investors who have substantial knowledge of the local business environment, 
its common practices, laws and accounting principles and no person whose receipt or use of this report would violate any laws and regulations or 
subject Mirae Asset and its affiliates to registration or licensing requirements in any jurisdiction should receive or make any use hereof. 
Information and opinions contained herein are subject to change without notice and no part of this document may be copied or reproduced in 
any manner or form or redistributed or published, in whole or in part, without the prior written consent of Mirae Asset. Mirae Asset, its affiliates 
and their directors, officers, employees and agents may have long or short positions in any of the subject securities at any time and may make a 
purchase or sale, or offer to make a purchase or sale, of any such securities or other financial instruments from time to time in the open market or 
otherwise, in each case either as principals or agents. Mirae Asset and its affiliates may have had, or may be expecting to enter into, business 
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relationships with the subject companies to provide investment banking, market-making or other financial services as are permitted under 
applicable laws and regulations. The price and value of the investments referred to in this report and the income from them may go down as well 
as up, and investors may realize losses on any investments. Past performance is not a guide to future performance. Future returns are not 
guaranteed, and a loss of original capital may occur. 
 
Distribution 
United Kingdom: This report is being distributed by Mirae Asset Securities (Europe) Ltd. in the United Kingdom only to (i) investment professionals 
falling within Article 19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005 (the “Order”), and (ii) high net worth 
companies and other persons to whom it may lawfully be communicated, falling within Article 49(2)(A) to (E) of the Order (all such persons 
together being referred to as “Relevant Persons”). This report is directed only at Relevant Persons. Any person who is not a Relevant Person 
should not act or rely on this report or any of its contents.   
United States: This report is distributed in the U.S. by Mirae Asset Securities (America) Inc., a member of FINRA/SIPC, and is only intended for 
major institutional investors as defined in Rule 15a-6(b)(4) under the U.S. Securities Exchange Act of 1934. All U.S. persons that receive this 
document by their acceptance thereof represent and warrant that they are a major institutional investor and have not received this report under 
any express or implied understanding that they will direct commission income to Mirae Asset or its affiliates. Any U.S. recipient of this document 
wishing to effect a transaction in any securities discussed herein should contact and place orders with Mirae Asset Securities (America) Inc., which 
accepts responsibility for the contents of this report in the U.S. The securities described in this report may not have been registered under the U.S. 
Securities Act of 1933, as amended, and, in such case, may not be offered or sold in the U.S. or to U.S. persons absent registration or an applicable 
exemption from the registration requirements.   
Hong Kong: This document has been approved for distribution in Hong Kong by Mirae Asset Securities (Hong Kong) Ltd., which is regulated by the 
Hong Kong Securities and Futures Commission. The contents of this report have not been reviewed by any regulatory authority in Hong Kong. 
This report is for distribution only to professional investors within the meaning of Part I of Schedule 1 to the Securities and Futures Ordinance of 
Hong Kong (Cap. 571, Laws of Hong Kong) and any rules made thereunder and may not be redistributed in whole or in part in Hong Kong to any 
person.   
All Other Jurisdictions: Customers in all other countries who wish to effect a transaction in any securities referenced in this report should contact 
Mirae Asset or its affiliates only if distribution to or use by such customer of this report would not violate applicable laws and regulations and not 
subject Mirae Asset and its affiliates to any registration or licensing requirement within such jurisdiction. 
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