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Investor Update 
January 2007

"This document is strictly confidential and has been prepared as support for oral one-on-one or small group discussion with institutional investors only. Each investor (including their representatives) participating in such discussions must agree not to disclose, disseminate or 
communicate the information contained in this document to any person. In particular, none of the information appearing in this document may be distributed to the press or other media or reproduced in any form at any time. The information contained herein is not an offer to sell 

securities and we are not soliciting offers to buy securities in any jurisdiction in which the offer or sale it not permitted." 
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Agenda

Provide a business update on Pakuwon Jati’s property portfolio

• Surabaya Superblock Development - Tunjungan City 

• Surabaya Residential Township - Pakuwon City (Pakuwon Laguna) 

• Jakarta Superblock Development – Gandaria 

Provide an overview of the Indonesian macroeconomy

Provide a financial update of Pakuwon Jati

• Financial performance and overview

• Acquisition update on Superblock Gandaria



SECTION 1

Macroeconomy Update
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• The government has pushed policies to 
improve investment climate an boost 
infrastructure development which is 
expected to propel GDP growth in the 
near future

• With the Rupiah recovering from its all-
time low against the US dollar, property 
assets are becoming an attractive asset 
class to hedge against inflation

• Cost push inflationary pressure due to 
fuel hike in October 2005  has eased to 
a low single digit

• Bank Indonesia continues to loosen its 
monetary policy by gradually cutting 
interest rates

Positive Medium-Term Economic Growth

SBI Rates, CPI and Exchange Rates

Bank of Indonesia

GDP Growth



SECTION 2

Business Update
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The Most Successful Mixed Development
A landmark and lifestyle destination of Surabaya City - Superblock Tunjungan City

• The largest mixed-use development strategically located in the heart of the city center

• The 70,748m2 CBD land size creates high barriers to entry

• “One-Stop Lifestyle Hub” attracts an annual traffic of approximately 20 million visitors

Mall
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The Preferred Shopping Destination

• “THE SHOPPING CENTER” in Surabaya houses the most number of shops with a total GFA 228,623m2 and 
GLA 111,782m2 

• Tunjungan Plaza is a much sought after retail space due to its heavy traffic of consumers from a wide market 
segment

• The only mall successful in capturing a wide consumer market base through differentiating mall access points 
and strategic tenant positioning

Diversified high quality tenant base offers a unique lifestyle experience
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Strategic Retail Partners
The Company benefits from successful long-term relationships with tenants

• Over the years approximately 15%-20% of leased area are from tenants who have expanded together 
with the Company’s additional phases of retail development, e.g. Matahari department store, Adidas, 
McDonalds, Excelso, Kentucky Fried Chicken and Pizza Hut 

http://us.f325.mail.yahoo.com/ym/ShowLetter?box=Inbox&MsgId=8230_17112021_969159_1708_295289_0_59946_385737_24286846&bodyPart=5&tnef=&YY=6140&y5beta=yes&y5beta=yes&order=down&sort=date&pos=0&view=a&head=b&VScan=1&Idx=0
http://us.f325.mail.yahoo.com/ym/ShowLetter?box=Inbox&MsgId=8230_17112021_969159_1708_295289_0_59946_385737_24286846&bodyPart=4&tnef=&YY=6140&y5beta=yes&y5beta=yes&order=down&sort=date&pos=0&view=a&head=b&VScan=1&Idx=0
http://us.f325.mail.yahoo.com/ym/ShowLetter?box=Inbox&MsgId=8230_17112021_969159_1708_295289_0_59946_385737_24286846&bodyPart=3&tnef=&YY=6140&y5beta=yes&y5beta=yes&order=down&sort=date&pos=0&view=a&head=b&VScan=1&Idx=0
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The New Lifestyle Center

Tunjungan Plaza I 

• A fresh new look with clean and 
modern interior lines 

• A design concept that enhances 
the connectivity and visibility 
between  other retail segments

• A repositioning of tenancy mix, 
expansion of Matahari Department 
Store and introduction of a new 
local and traditional food court Tunjungan Plaza II 

• The new lifestyle center

• Positioned as a destination hub for the 
young and trendy

Tunjungan Plaza III and IV

• An exciting injection of new anchor 
tenants unique to Plaza Tunjungan

• A tenant repositioning strategy aimed at 
introducing new high end retailers to the 
Surabaya market

To sustain competitiveness as the preferred lifestyle hub, Tunjungan Plaza is undergoing 
a two year refurbishment plan
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Value Driven Refurbishment Plan
• Portfolio of quality tenants with excellent sales turnover and staggered construction schedule ensure 

occupancy levels remain above 95%

• Growth in average lease rates is expected to increase by 10%-15% subsequent to refurbishment 
completion in early 2008

• Capital expenditure budgeted at Rp. 60 billion for the Tunjungan Plaza refurbishment

TUNJUNGAN PLAZA
LOWER GROUND CEILING WORKS

 TUNJUNGAN PLAZA II 
 LOWER GROUND 

 NEW TENANTS

 RENNOVATED SHOPS

Pictures as of January 2007
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Unique Hotel Positioning Underpins Growth

Company information based on yearly average occupancy rates and average room rates

City central location within the Superblock attracts both business and family travelers

• Sheraton Hotel increasing occupancy levels and average room rates will be further propelled by growing 
domestic and foreign visitors to Surabaya

• In conjunction with Tunjungan Plaza Sheraton is undergoing renovation to boost its competitiveness

• No future supply of five star hotels in the near and medium term

• Sheraton Surabaya contributes a stable net cash flow of approximately US$2 million per year

Occupancy and Average Room Rate Growth
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SOHO market demand driven by limited supply and continued land price appreciation

Design for Laguna Square

Pakuwon City SOHO Development 

Design for Laguna Square 

• SOHO products (shop/home office) is in high demand 
due to limited supply 

• Pre-sales for the ±200 SOHO units started in 4Q 2006 

• 98% of the 42 SOHO units marketed have been sold with 
an average price per meter of Rp. 4 million (Rp. 770 
million/unit)

• Successful pre-selling strategy and staggered 
development schedule sustains working capital adequacy
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Superblock Gandaria

GANDARIA HEIGHTS
Condominiums
GFA : 119.567 M2
GLA : 72,765 M2
Units : 688

GANDARIA TOWERS
Office
GFA : 99.642 M2
GLA : 55,592 M2

4 STAR 
GANDARIA HOTEL
GFA : 39.154 M2
Rooms : 325 

GANDARIA MAIN STREET
Shopping Center
GFA : 232.484 M2
GLA : 88,071 M2

Total Land Size: 75,085 M2 Total GFA : 490,845 M2 Car Park : 4,971 lots

Applying the highly successful Superblock Tunjungan City model to Superblock Gandaria, 
creating a unique “One-Stop Lifestyle Hub” in the heart of South Jakarta



13

 Superblock Gandaria benefits from the surrounding densely populated and high 
purchasing power residential and commercial catchments 

• Captive customer base of approximately 1 
million mid-to-high income population from 
5km radius of primary and secondary 
catchments

• Strategically located at the main thoroughfare 
connecting south and northwest Jakarta and 
in close proximity to the outer ring road 

• The large concentration of local and 
international schools in South Jakarta draw a 
significant and growing population of young 
families and expatriates to the area

• South Jakarta is rapidly emerging as the next 
commercial hub outside the CBD

• The unique “One-Stop Lifestyle Hub”
Superblock offering will pull in visitors from 
outside South Jakarta

Prime Captive Catchments

 Permata Hijau

 Senayan

 Senopati
 Hang Lekir

 Pakubuwono

 Blok M

 Ciledug

 Panglima Polim
 Kemang

 Pondok Indah Bintaro

 Residential

 Commercial
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Superblock Gandaria Target Market
Distinctive positioning and offering of Superblock Gandaria will attract a wide spectrum 
of mid-to-high end consumers and buyers

• Significant  target customers from surrounding commercial and 
residential catchments

• Lifestyle mall anchored by Metro, quality tenants and unique dining and 
entertainment offering pulls customers living outside South Jakarta

• Families and newly married couples who prefer to be close to schools
• High land prices in South Jakarta make condominium living an attractive 

alternative

• Expatriates working in the area and growing domestic market of visitors
• Limited number of comparable 4star hotels

Gandaria Main Street
Shopping Center

• Emerging commercial hub not restricted by 3-in-1 regulations and 
outside the traffic congested CBD 

• Attractive and convenient Superblock integration 
• Companies with employees living in South Jakarta 

Gandaria Tower
Office

Gandaria Heights
Condominium

4 Star Gandaria Hotel
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Superblock Gandaria Competitive Advantage
Gandaria will be the only large scale mid-to-high end Superblock within a 5km catchment 
radius offering developments for lease and sale

• Most direct retail competitors in the surrounding 
area target the high-end of the market

• Demand for retail space in South Jakarta remain 
high despite the recent opening of Senayan City

Gandaria Main Street Shopping Center

• Gandaria Office Tower is the only Superblock 
strata-title office building in South Jakarta

• The emergence of South Jakarta as the next 
commercial hub has driven near 100% 
occupancy rates of offices in the area

Gandaria Office Tower

• Gandaria Condominium is the only strata-title 
Superblock condominium in South Jakarta 

• Efficiently designed medium size apartments 
(100m2) cater to the growing mid-to-high income 
young population

Gandaria Condominium

Senayan Plaza
GLA 85,000 sqm
OCR 100%

Senayan City Mall
GLA 75,000 sqm
OCR 72%

Pondok Indah Mall 1 & 2 
GLA  96,000 sqm
OCR 95%

Pacific Place Mall
GLA 75,000 sqm
Completion 2007
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Strong Product Differentiation and Market Demand
Unique “One-Stop Lifestyle Hub” provides strong product differentiation and customer 
pull, alleviating market supply concerns

• Gandaria Main Street caters to shifting urbanization trends of the growing strong purchasing power mid-
to-high income market segment

• Brand reputation and established rapport with tenants provides a platform for easy expansion

• Scarce availability of sizeable landbank creates high barriers to entry

 Gandaria Main Street
 GFA 232,484 sqm

 Senayan City Mall
 GFA 285,000 sqm

 Pondok Indah Mall 1 & 2
 GFA 130,000 sqm  Senayan Plaza

 GFA 97,600 sqm

 Pacific Place Mall
 GFA 120,000 sqm
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Successful Tenancy Strategy 
Retailers have high confidence in the success of Gandaria Main Street

• The Company’s rapport with established tenants and unique Superblock offering will rapidly increase take-
up rates from international and national retailers, which to date has achieved 42%

• Gandaria Main Street will be the preferred lifestyle hub housing a large diversified portfolio of quality tenants 
and a unique conglomeration of dining and entertainment offerings to lure crowds

Proposed tenancy mix as of May 2006

49%

17%

34%

Anchor & Mini-Anchor Dining & Entertainment
Speciality Tenants

 Gandaria Main Street Diversified Tenancy Mix
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Unique Dining and Entertainment Experience
An impressive 300 meter long indoor street lined with trendy cafes, eateries and 
entertainment centers

• Main Street brings together a unique composition of distinct street characteristics identified in major cities 
around the world, recreating the bustling and exciting outdoor ambience indoors 

• Catering for the younger lifestyle crowd Main Street is designed to operate beyond normal hours
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Timed Construction and Marketing Strategy

Construction Schedule
1H 2H 1H 2H 1H 2H 1H 2H

Superblock Gandaria Retail
Condomunium
Office 
Hotel

2006E 2007E 2008E 2009E

Source : Procon Indah Reasearch September 2006
Procon retail market rental/m2 average based on premium ground floor 
Strata-title office based on CBD average occupany levels and pre-sales price

Occupancy Rate Sale Price/m2 Rental Rate/m2
Market Avg Market Avg Market Avg

Retail 85% 823,583
Office 95% 12,000,000-14,500,000
Condominium 94% 9,730,000-14,340,000

• Simultaneously marketing and construction of projects ensure cost efficiencies and economies of scale

• The Company maintains a competitive edge against other developments due to its long-term strategic 
relationship with tenants which has secured the commitment of established anchor and mini-anchor 
retailers within a short period of time

• Competitive prices and limited supply of Superblock strata title condominiums and offices will drive strong 
market demand

 1

Positive cash flow management is derived from a well-coordinated in-house marketing 
and project management team

Source : Procon Indah Reasearch September 2006
Procon retail market rental/m2 average based on premium ground floor 
Strata-title office based on CBD average occupany levels and pre-sales price
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Prudent Cost Management

• Developments are closely monitored by an experienced and specialized in-house project and engineering team

• In-house quantity surveyor and design team ensure projects are within budget

• Economies of scale from large scale developments provide strong bargaining power with material suppliers, 
eliminating high middle-men costs

• Fixed price turnkey contracts lock-in construction costs through competitive tenders

The Company is driven to reduce costs while maintaining the highest quality

 1

Pictures above (as of January 2007)  show piling and drain diversion work at the Superblock Gandaria site



SECTION 5

Financial Update
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Sustained Revenue and EBITDA Growth
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Long Track Record of Sustainable Revenue and EBITDA Growth 

Solid track record of revenue and EBITDA growth primarily driven by recurring income 
with strong development growth

2005 Revenue Breakdown 2006E Revenue Breakdown
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Key Financial Indicators
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BOND ISSUE
US$110,000,000

Acquisition of Superblock Gandaria
Acquisition of Superblock Gandaria to be completed by March 2007

• February 23 2007 - EGM for the acquisition of newly 
issued shares of PT. Artisan Wahyu

• End March 2007 - Acquisition PT. Artisan Wahyu by PT. 
Pakuwon Jati

Refinancing & Fees

PT. Pakuwon Jati Tbk

US$30,000,000

Investment

PT. Artisan Wahyu
at least 80% Equity Ownership (new shares)

US$80,000,000

Superblock Gandaria Acquisition Schedule
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• 2006E Recurring Revenue US$42 million
• 2006E Recurring EBITDA US$25 million
• 2006E EBITDA Margin +50%

• Development Revenue commencing 1Q2007
• Recurring Revenue commencing 2009

• Net Asset Value US$414.8
• Market Value US$466.3 million
• Total Debt US$170.7 million

• Laguna Square SOHO Pre-Launch 4Q2006
• 2006E SOHO Sales US$3.4 million

Investor Update

Tunjungan City

 Residential Sales

 Gandaria Sales

 Current Valuation

Net Asset Value and Market Value includes both Pakuwon Jati and Artisan Wahyu assets 
Market Value excludes US$110 bond proceeds
Total Debt excludes US$58m MCN
BI exchange rate Rp. 9,020/USD as at end December 2006

Strong recurring and development cash flows drive balanced business growth
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