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Financial summary

Year to 31 December 2012 2013 2014 2015 2016
Revenue (Rpbn) 62 119 142 163 175
Net profit (Rpbn) 366 162 295 114 342
EPS (Rp) 91.5 40.5 73.7 23.6 59.9
CL/consensus (0) (EPS%) n/a n/a n/a n/a n/a
EPS growth (% YoY) - (55.7) 82.0 (68.0) 154.4
PE (x) 5.85 13.21 7.26 22.71 8.93
Dividend yield (%) - - - - -
FCF yield (%) - 0.0 0.0 0.1 (0.1)
PB (x) n/a n/a n/a n/a n/a
ROE (%) 51.9 18.7 20.4 4.5 11.8
Net debt/equity (%) 55.3 64.0 40.4 8.0 12.6
Source: CLSA, Company data
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For important disclosures please refer to page 22.

Mega Manunggal
Right spot, right time
Capturing modern warehouse demand in the country

Mega Manunggal Property (MMLP IJ), the largest modern 
warehouse provider by size, is among the potential beneficiaries of
bigger warehousing demand. Its existing prominent tenants, 
support from GIC and a robust pipeline (it has an NLA target of 
500k sqm by mid-2019) could create solid recurring income. The 
ability to find land may be its competitive edge, while balancing 
yield spread and scalability are its key focus areas. Execution 
remains the key risk aside from a higher cost of funds.

The largest modern warehouse provider
Established in August 2010, the company has ~164k sqm Net Leasable 
Area (NLA) as of 2016 (+17.7% Cagr in 2013-16) with Unilever as its
single-biggest client (~50% of NLA). Competition tends to be fragmented 
with lack of pure warehouse providers. About 70% of revenue is from 
built-to-suit warehouses and this could lower the client turnover ratio. 

Robust pipeline with prominent tenants
MMLP's target is to reach NLA of 500k sqm by mid-2019, tripling its 2016 
position, with total capex of US$200m. Including Lazada stage 1, it aims to 
deliver at least four warehouses with total NLA of around 140k in 2017. 
Key inquiries mainly come from manufacturing, logistic and e-commerce 
companies (some 90% of existing tenants are in these sectors). 

Balancing yield spread and scalability the key focus areas
As MMLP needs to set yield to cost for at least 9-10%, the ability to find
attractive land may serve as its competitive edge. Another key to sustain 
growth may be recycling the cash flow, with one option to do so in the 
medium term being Real Estate Investment Trusts (REITs). But scale is 
necessary for it to be attractive as asset sales may make sense if the cap 
rate is less than its alternative project yield. In the short term, it aims to 
divest ~7.9ha land to repay its existing debt.

Execution remains its key risk
Delay in construction and, hence, delivery, is the critical risk for MMLP as it 
may have to bear certain operating costs on a monthly basis, on top of 
losing revenue opportunities and cost overruns due to possible increases in 
material costs. 

Merlissa Trisno +62 21 2554 8834 
merlissa.trisno@clsa.com
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Key company data MMLP IJ
Price Rp600

Market cap US$254m

Share capital 5,714.3m

12M high/low Rp810/535

3M avg daily vol Rp2.2bn (US$0.2m)

Major shareholders PT Mega Mandiri Properti 69.3%
Vasanta Investment 5.8%

Estimated free float 24.2%

Performance (%) 1W 1M 12M

Absolute 1.7 (3.2) (22.6)

Relative to index 2.3 (7.6) (33.8)

Absolute (US$) 2.1 (2.5) (23.5)

Source: CLSA
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The largest modern warehouse provider
Established in August 2010, the company has ~164k sqm Net Leasable 
Area (NLA) as of 2016 (+17.7% Cagr in 2013-16) with Unilever as their 
single-biggest client (90k sqm or ~50% of NLA). They have also managed 
to attract other prominent tenants such as DHL (28k sqm), Li & Fung (22k 
sqm), and Selayar (6k sqm). 

These four key tenants account for close to 90% of company's current NLA, 
yet they continue to diversify their client base with Lazada (62k sqm) 
coming soon in two stages. All of their assets are located strategically 
close to industrial areas and city (see the map below).

Figure 1 Figure 2

MMLP's NLA trend MMLP's tenant breakdown

Source: CLSA, Company Source: CLSA, Company

Figure 3

Location of MMLP’s logistic properties

Source: CLSA, Company
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Figure 4

Some prominent client base

Source: CLSA, Company 

Majority for built-to-suit warehouses
About 70% of the company's revenue is from built-to-suit warehouses
which could lower the client turnover ratio. A built-to-suit warehouse has a 
longer lease period, normally 10 years, with an option to extend for 
another 5-10 years. Price escalation is normally 4-5% for every two years.

They started their first project on 90k sqm NLA of built-to-suit warehouse 
space for Unilever Mega DC (the largest in Asia) in October 2010. The 
lease period is 10 years with an option to extend another 10 years. The 
second largest existing built-to-suit warehouse is for Li & Fung (22k sqm) 
with a lease period of 5 years with an option to extend for another 5 years. 

Figure 5 Figure 6

Unilever Mega DC Li & Fung

Source: CLSA, Company Source: CLSA, Company 

Four key tenants account 
for close to 90% of 

company's NLA

70% of revenue is from 
built-to-suit warehouse

Unilever is still their 
largest built-to-suit 

warehouse

Prepared for: vivek.rao@renyicapital.com

https://www.clsa.com/member/company/?clsa_id=335012743
https://www.clsa.com/member/smallcaps/
http://www.clsa.com/
https://www.clsa.com
https://www.clsa.com/member/smallcaps/


Mega Manunggal - MMLP IJ Snoopin around

Page 4 of 25

Find CLSA research on Bloomberg, Thomson Reuters, Factset and CapitalIQ - and profit from our evalu@tor proprietary database at clsa.com

Existing multitenant in Intirub Business Park I & II
The company also has 37k sqm NLA for a multi-tenant warehouse in Halim, 
East Jakarta, on top of 9k sqm of office space. DHL is the anchor tenant in 
this area with 28k sqm NLA (75% of total space). Other key tenants 
include MatahariMall, aCommerce and Grundfos.

Fragmented competition
By NLA size and business model, we see that there are no pure 
competitors for MMLP. Competition tends to be fragmented for standard 
conventional warehouses which are inexpensive but less efficient. For now, 
MMLP has no involvement in operation - i.e. they do not do handling and 
forwarding, making them a pure "landlord". 

A pure landlord business model would help them for 1) greater exposure 
to all warehouse operators avoiding any competition with their own 3PL 
tenants. Note also that tenants typically tender warehouse operators 
separately from warehouse providers so as to give them flexibility to 
change their operators without losing the warehouses; 2) lenient operating 
cost, which could increase if they opt to operate their own warehouses as 
the need to invest in human capital; and 3) revenue stability as warehouse 
operators are typically compensated by movement of volumes, which 
really depend on the demand of the tenants’ own products. 

The closest competitor in Indonesia at this moment might be SLP Surya 
TICON Internusa, a JV of Surya Semesta (SSIA IJ), TICON TB and Mitsui. 
Other competitors are Kamadjaja and Puninar.

Figure 7 Figure 8

Warehouse space in Intirub Business Park Office space in Intirub Business Park

Source: CLSA, Company Source: CLSA, Company 
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Figure 9 Figure 10

MMLP's revenue breakdown MMLP's NLA breakdown

Source: CLSA, Company Source: CLSA, Company

Comparing with other regions, Indo's modern warehousing industry is still 
in its infancy. Should we compare to Thailand and Singapore's listed 
companies (WHA group, TICON, GLP), NLA numbers of MMLP are still far 
below their regional peers (see the chart below).

GDP/capita of Java Island is roughly half of Thailand; hence, we see 
potential for Indo's warehousing industry to catch up along with growing 
middle class and more investment activities in the country. This is on top 
of rising e-commerce potential which might need more warehouse space 
as well. 

Figure 11

NLA size comparison with its peers

Source: CLSA, Company. *assuming NLA at 60% of gross area, **pro-rated ownership basis
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Figure 12 Figure 13

WHA group client breakdown TICON client breakdown - by industry

Source: CLSA, Company Source: CLSA, Company

Key existing tenants in other countries are roughly similar which are FMCG, 
auto, electronic, and logistics businesses. MMLP's modern warehouse 
solution could also capture the demand from these industries. They claim 
that they have the capability to build high-specification warehouses like 
super flat floors or double-decker warehouses.
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Figure 14 Figure 15

GLP client breakdown in China GLP client breakdown in Japan

Source: CLSA, Company Source: CLSA, Company
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Robust pipeline with prominent tenants
In an archipelagic country, MMLP stands out from cutting inefficient 
economic cost. MMLP's target is to reach NLA of 500k sqm by mid-2019, 
triple that of its 2016 position, with total estimated capex of US$200m. 
Including Lazada stage 1, they aim to deliver at least four warehouses with 
total NLA of around 140k in 2017. 

Figure 16 Figure 17

MMLP's NLA target MMLP's occupancy rate trend

Source: CLSA, Company Source: CLSA, Company

They say the proportion of 2017 warehouses will still be 70% built-to-suit 
(BTS). Key inquiries mainly come from manufacturing, logistics and e-
commerce companies (c90% of the company's existing tenants). The 
company says it continues to benefit from several factors listed below:

(1) Growing e-commerce business. Based on Frost & Sullivan data, e-
commerce sector has the biggest average space required for its warehouse 
and storage activities. Potential warehouse need based on the survey is 
around 180k sqm in total (143k sqm for 3PL and 37k sqm for private 
warehouse). Indo e-commerce market size is estimated to grow by 27% 
Cagr in 2016-19, according to Frost and Sullivan data.

(2) Inevitable capacity expansions, hence storage. That MMLP's 
developments are in Jakarta/Surabaya (the key nationwide manufacturing 
facilities are located) shall, at the very least, capture potential aftermath of 
capacity expansion. This remains true particularly when FMCG industry is 
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Warehouse space demand (by interview) E-commerce warehouse demand size (by interview)

Source: CLSA, Frost & Sullivan Source: CLSA, Frost & Sullivan. Jkt: Jakarta, Sby: Surabaya
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expected to grow at 10.4% and 7.7% in Jakarta and Surabaya,
respectively, for 2017, based on Frost and Sullivan data.

(3) The need to increase efficiencies amid intensifying competition. 
Assuming effective resources allocation, manufacturers could generate a 
return of c2% higher from leasing third-party warehouses rather than if 
they were to build their own warehouses.

(4) The government’s continuous establishment of infrastructure. Around 
Rp387tn or 2.8% of GDP is budgeted to be spent on infrastructure 
development including toll roads and ports, in an attempt to reduce 
delivery time, port congestion and logistic costs, with consequent impact 
of greater need for retailers/wholesalers’ spaces.    

We see that the key here is for MMLP to develop warehouses in suitable 
locations where access, labour and proximity to both manufacturing 
facilities and tenants’ consumer base are being offered. This is on top of its 
effective designs, ability to look for good location and its capability to build 
large-scale warehouses. 

While MMLP prioritises BTS warehouses, it remains open for multi-tenant 
warehouses, particularly those in Surabaya, where markets are still new to 
modern logistic property. We list below the 4 additional warehouses to be 
delivered in 2017, according to the company.

Figure 20 Figure 21

Logistic costs as % of total GDP Gov't infra spending trend

Source: CLSA, Company Source: CLSA, Gov't data
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Mega Dharma Properti (Lazada warehouse)
A built-to-suit (BTS) warehouse for Lazada which is located in Tapos, 
Depok. Total NLA of 62k sqm divided in two stages: stage 1 with 33k sqm 
for 2017 delivery and 29k sqm for 2018 delivery. Lease period is 10 years 
with an option to extend for another 5 years. 

Figure 22 Figure 23

Lazada warehouse Lazada warehouse 2

Source: CLSA, Company Source: CLSA, Company

Subang Cakrawala Properti (AE warehouse)
Multi-tenant (MT) warehouse which is located in MM2100 industrial estates, 
West Cikarang, Bekasi. Total NLA of 40k sqm for 2017 delivery. The 
company claims that at least ~50% of its space is already 
committed/secured. 

Manunggal Persada Properti (Cibatu warehouse)
Built-to-suit (BTS) warehouse for Ark Logistics that is located in Scientia 
Boulevard, Jababeka V, Cikarang. Total NLA of 36k sqm for 2017 delivery. 
Lease period is 10 years.

Mega Properti Logistik Nusantara (Cileungsi 
warehouse)
Built-to-suit (BTS) warehouse for Ark Logistics (key tenant: Reckitt 
Benckiser Indonesia) which is located in Jl Raya Narogong KM 17 Cileungsi. 
Total NLA of 31k sqm for 2017 delivery. Lease period is 10 years.

Figure 24 Figure 25

AE warehouse AE warehouse 2

Source: CLSA, Company Source: CLSA, Company
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of 62k sqm

Prepared for: vivek.rao@renyicapital.com

https://www.clsa.com/member/company/?clsa_id=335012743
https://www.clsa.com/member/smallcaps/
http://www.clsa.com/
https://www.clsa.com
https://www.clsa.com/member/smallcaps/


Mega Manunggal - MMLP IJ Snoopin around

Page 10 of 25

Find CLSA research on Bloomberg, Thomson Reuters, Factset and CapitalIQ - and profit from our evalu@tor proprietary database at clsa.com

Figure 26 Figure 27

Cibatu warehouse Cibatu warehouse 2

Source: CLSA, Company Source: CLSA, Company

Figure 28 Figure 29

Cileungsi warehouse Cileungsi warehouse 2

Source: CLSA, Company Source: CLSA, Company

On top of its 2017 delivery, the company also plans to deliver another 
150-200k sqm NLA in 2018 (including Lazada stage 2). Assuming smooth 
execution, the company could be on track to reach its 500k sqm NLA by 
the end of 2018 at the earliest and mid-2019 at the latest.
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Balancing yield spread and scalability
As they need to set yield to cost for at least 9-10%, the ability to search 
for attractive land could serve as their competitive edge. Another key to 
sustain growth would be to recycle cash flow, possibly through Real Estate 
Investment Trust (REITs). But scale is necessary for it to be attractive as 
the asset sales would make sense if the cap rate is less than their initial 
project yield. In the short term, they aim to divest ~7.9ha land to repay 
debt.

Figure 30 Figure 31

Yield to cost trend Yield to current cost trend

Source: Company Source: Company

Overall, we see that key factors to sustain the initial yield above 10% are
1) ability to look for land with good soil, 2) warehouse designs that focus 
on tenants’ efficiency, 3) timely execution to prevent budget overrun, and 
4) good locations that command higher rental rates.

The key here is also for MMLP to create scale – initial scale to be achieved 
is 500k sqm, even if it means sacrificing a bit of yield. Scalability can help 
increase its bargaining power with suppliers and potential tenants and 
allow for greater flexibility for funding. And, given that MMLP’s business 
model is capital-intensive, greater scale would mean greater costs for 
competitors to match the company.

0.0%

3.0%

6.0%

9.0%

12.0%

15.0%

18.0%

2012 2013 2014 2015 2016E

Yield to cost trend

0.0%

3.0%

6.0%

9.0%

12.0%

2012 2013 2014 2015 2016E

Yiled to current cost trend

Figure 32 Figure 33

MMLP's key COGS and opex components, % to sales MMLP's Ebitda margin

Source: CLSA, Company Source: CLSA, Company
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MMLP continues to focus on long-term recurring income, better yield and 
higher EBITDA margin. MMLP’s EBITDA however declined by 60bps in 2016 
inevitably due to 1) a big chunk of Rp5.4bn (US$400k) professional fee 
related with GIC negotiation; 2) land and building taxes, which MMLP has 
started to pay for some of its warehouses and 3) 30% YoY increase in 
salary as MMLP added ~30 employees (including contract workers). 

The latter, which accounts for 50% of the total operating cost, is necessary 
as MMLP expands its warehouse capacities. Note that salary and 
allowances were the single-biggest cost component for MMLP at 11.3% of 
sales in 2016. Key things to highlight on its operational risk mitigation 
process below. Around 70% of existing NLA is built to tenants’ 
specifications, with a long tenor lease of 10-15 years. Lease payment is a 
year in advance with annual/bi-annual 4-5% incremental rental rate 
embedded in the leasing contract.

Under BTS lease agreements, with any early termination during the period 
of the lease, tenants would have to pay the remaining lease terms or to 
sublease the space to other tenants approved by MMLP. Mitigating for 
possible early termination, MMLP conducts due diligence on all of its 
potential tenants.

While the current average duration is merely 5 years, the probability of 
tenants moving out is relatively small, in our view, given a high cost of 
moving, not to mention the potential increase in rental rate if they were to 
build a new warehouse at the time when lease expires.

EBITDA margin for BTS could be as high as 95% given MMLP’s costs are 
merely building insurance, land and building taxes and a few technical-
related expenses. All other costs, including security, utility and 
maintenance repairs, are typically borne by the tenants, at the expense of 
lower rental rate nonetheless. MMLP is responsible only for structural 
repair, which affects the value of the assets.

While MMLP is responsible for higher costs on multi-tenant warehouses –
including utilities, security, cleanliness of estates, building insurance, land 
and building taxes, repair maintenance and technicians, and thus lower 
EBITDA margin of 65-70%, the rental rate is typically 50-60% higher than 
those of BTS warehouses. 

Figure 34 Figure 35

Opex breakdown as of 2016 Ebitda margin: BTS vs multi-tenant

Source: CLSA, Company Source: CLSA, Company
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Hence, yield to current cost for both BTS and multi-tenant is similar at 
around 9% in 2016. Note that MMLP would only build multi-tenant 
warehouses, if they are located in high density areas to avoid lower 
occupancy rate.

Figure 36 Figure 37

Yield to cost: BTS vs multi-tenant Yield to current cost: BTS vs multi-tenant

Source: CLSA, Company Source: CLSA, Company

Still, MMLP’s existing warehouses have a good c17% yield to cost as of 
2016 (driven by Intirub and Unilever assets) or 8-9% cap rate, if MMLP 
were to appraise its current four warehouses. On the new warehouses, 
MMLP needs to meet 10% yield agreed with GIC. It’s a game of yield 
spread, in our view. That’s where GIC contributes, through lowering 
overall cost of equity (CoE) at its JV where it recently increased its stake 
to 45%. Therefore, further expansion could be done through this JV.

Assuming MMLP’s CoE of 13%, the overall JV’s CoE is ~8%, weighted by 
MMLP’s proportionate stakes, assuming GIC’s sovereign CoE of 2%. 
Factoring in MMLP's cost of debt of 10% and debt/asset ratio of 20%, 
blended cost of fund (CoF) is around 8.5%. So long as yield spread is 
positive, MMLP’s expansion could be lucrative. That >50% of MMLP’s total 
cost is fixed simply means MMLP’s earnings growth depends on its ability 
to execute its current pipelines.

Source: CLSA, Company Source: CLSA, Company
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Figure 38 Figure 39

MMLP's debt/equity and net gearing MMLP's Ebitda/interest expense
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Figure 40 Figure 41

MMLP's increase in fair value of investment properties MMLP's capex and cash flow

Source: CLSA, Company Source: CLSA, Company

At the end, it is a matter of how well MMLP recycles its cash, given its 
capital-intensive business model with annual capex of around Rp600bn-
700bn (US$45m-50m). Arguably, partnership with GIC would have 
lowered the overall CoE of the JV and expansion by equity would make 
sense. Still, it may not be sufficient if MMLP were to obtain 1m sqm of NLA 
given the huge gap of operating cash flow and capex requirement.

REITs is a possible option to recycle its cash flow but an initial scale is 
needed for it to be attractive. On our calculations, REITs could be lucrative 
for MMLP so long as the cap rate is less than their alternative project yield.
The risk would be the timing of MMLP spinning off its assets and the 
readiness of Indonesia’s REITs, if MMLP were to list its REITs in Indonesia. 
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Execution remains its key risk
Despite MMLP’s lower operational risks, we still think that MMLP will run 
inevitable risks such as delay in construction, higher maintenance costs, 
and unavailability of resources – be it financial or human capital, when 
needed. Delay in construction can be costly as MMLP properties account 
for 83% of its overall assets – i.e., a month of typical 10k sqm NLA delay 
could cost Rp200m-250m of monthly labour costs (including some 
operational costs) and Rp600m monthly revenues loss, assuming Rp4m-
5m/sqm construction cost, Rp2bn-3bn in capitalised cost and Rp60k/sqm
monthly rental rate. 

Execution risks
MMLP’s biggest risk is execution – that’s the timing to acquire the land at 
reasonable price, the delivery of its warehouses on timely basis, the ability 
to have the funding ready at the time when construction begins, and the 
ability to hire human capital required for construction. Delay in 
construction, hence delivery, is the critical risk for MMLP, as it could have 
to bear operating cost on a monthly basis, on top of losing revenues 
opportunities and possibility of cost overrun due to possible increase in 
material costs.

Higher Cost of Fund
As much as GIC may have lowered the overall CoE of the JV, yield spread 
may continue to be volatile, depending on the country risks. Economic 
slowdown, higher inflation and greater interest rate could put pressure to
MMLP’s overall performance. The increase of CoF, hence unattractive 
spread, could impact MMLP’s overall cost as well.

Market dependent to recycle cash
Theoretically, it is possible for MMLP to recycle its cash through Real Estate 
Investment Trust (REITs). However, timing at which MMLP spins off its 
assets may be overshadowed by 1) market condition that may require 
greater yield than that offered by the company, and 2) government 
policies that may not be favourable, such as higher transferred tax. The 
point is MMLP may not maximise its asset values at the time when MMLP 
requires cash for other lucrative projects.

Flexibility for location
This could be a double-edged sword. MMLP’s ability to search for land in 
good locations is what makes it stand out but it is not without risks, in our 
view: 1) good location could either be expensive, hence potentially lower 
yield or the land may have poor soil that results in expensive construction 
cost, 2) searching for price location takes time and may not be available at 
the time needed by the potential tenants, and 3) no one may be selling 
land that is located in a prime area unless it is in dispute.

To mitigate the above risks, MMLP 1) designs warehouses that utilise NLA 
greater than the land area – i.e. the higher space leased, hence greater 
income, should at the very least compensate for the higher land price; 2) 
collaborates with property brokerages for available land – note, sometimes 
land will also come from MMLP’s own tenants and 3) appoints lawyers to 
conduct due diligence on land titles and certificates.

Thus far, all of its land bank is located in prime areas, with most 
infrastructures already established, if not all. All of its warehouses are 
located in areas where accessibilities are readily available; that’s because 
MMLP’s values are determined through increase in land values, and may 
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be realised at the time when MMLP spins off through REITs structure. Until 
such spin off happens, MMLP may benefit from lease revenues.

Regardless, MMLP’s strategy is to maintain a one-third proportion of land 
cost to overall project cost, which could mean building double or triple 
stories warehouses - particularly when land price is expensive. The idea is 
to have greater NLA over the size of the land, in addition to have smaller 
equity invested into overall projects. MMLP’s land price range is Rp2m-
4m/sqm depending on its location. 

Bottom line, MMLP’s decision to acquire land depends on 1) tenants’ 
specific requirements as location determines tenants’ cost of delivery and 
MMLP’s eventual values – so far, MMLP accommodates requests for prime 
areas, 2) soil condition, which eventually determines construction cost, 3) 
readily established infrastructure, 4) clarity on land titles and 5) land 
prices. Prior to settling land payments, MMLP completes due diligence on 
land soil and legal titles. Until such due diligence is complete, MMLP only 
puts 10-20% refundable down payments into escrow accounts.

Figure 42

Sector valuations

Source: Bloomberg

Figure 43 Figure 44

12-mth forward PE 12-mth forward EV/Ebitda

Source: Bloomberg Source: Bloomberg

Market cap

Ticker Company 2017 2018 2019 2017 2018 2019 2017 2018 2019 (US$mn)

MMLP IJ Mega Manunggal 21.7 15.9 11.6 19.9 11.3 9.4 1 0.9 0.7 229

WHA TB WHA 10.3 11.4 11.2 13.8 14.3 15.5 1.9 1.7 1.8 1,315

TICON TB Ticon 31.5 23.3 35.1 34.2 25.1 24.4 1.2 1.1 1.1 836

GLP SP GLP 43.8 36.5 28.2 32.8 30.2 26.2 1.1 1 1 9,243
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MMLP Summary financials
Year to 31 December 2012 2013 2014 2015 2016
Summary P&L forecast  (Rpbn)
Revenue 62 119 142 163 175
Op Ebitda 49 106 115 123 121
Op Ebit 49 106 114 122 118
Interest income 0 0 1 28 18
Interest expense (16) (36) (44) (52) (47)
Other items 340 105 238 33 328
Profit before tax 372 174 309 131 417
Taxation (6) (12) (14) (16) (18)
Minorities/Pref divs - - (0) (0) (57)
Net profit 366 162 295 114 342

Summary cashflow forecast  (Rpbn)
Operating profit 49 106 114 122 118
Operating adjustments - - - - -
Depreciation/amortisation 0 1 1 1 3
Working capital changes 54 12 (320) (359) (14)
Net interest/taxes/other (82) (120) 276 312 (27)
Net operating cashflow 21 (2) 70 76 80
Capital expenditure (276) (289) (92) (635) (626)
Free cashflow (255) (291) (22) (559) (546)
Acq/inv/disposals - - - - -
Int, invt & associate div - - - - -
Net investing cashflow (276) (289) (92) (635) (626)
Increase in loans 250 290 (25) (58) (68)
Dividends - - - - -
Net equity raised/other - - 55 988 334
Net financing cashflow 250 290 30 930 266
Incr/(decr) in net cash (4) (2) 8 371 (280)
Exch rate movements 2 2 (3) 1 (0)
Opening cash 9 6 6 11 383
Closing cash 6 6 11 383 105

Summary balance sheet forecast  (Rpbn)
Cash & equivalents 6 6 11 383 105
Debtors 0 10 14 67 3
Inventories 0 0 0 0 0
Other current assets 82 72 57 69 93
Fixed assets 1,410 1,750 2,039 2,402 3,332
Intangible assets 0 0 0 0 0
Other term assets 1 2 17 284 434
Total assets 1,500 1,840 2,139 3,204 3,966
Short-term debt 71 202 56 125 91
Creditors 178 42 27 16 94
Other current liabs 216 360 54 34 51
Long-term debt/CBs 326 360 541 461 428
Provisions/other LT liabs 3 7 13 17 18
Minorities/other equity 192 263 3 3 394
Shareholder funds 514 605 1,445 2,548 2,891
Total liabs & equity 1,500 1,840 2,139 3,204 3,966

Ratio analysis
Revenue growth (% YoY) - 92.5 18.8 15.2 7.0
Ebitda growth (% YoY) - 115.6 8.2 6.6 (1.3)
Ebitda margin (%) 79.4 88.9 81.1 75.0 69.1
Net profit margin (%) 589.8 135.6 207.8 70.0 195.5
Dividend payout (%) - - - - -
Effective tax rate (%) 10.1 10.2 10.0 10.0 10.1
Ebitda/net int exp (x) 3.0 2.9 2.6 2.4 2.6
Net debt/equity (%) 55.3 64.0 40.4 8.0 12.6
ROE (%) 51.9 18.7 20.4 4.5 11.8
ROIC (%) 4.3 7.7 5.2 3.6 3.2
EVA®/IC (%) - - - - -

Source: CLSA, Company data

ROE dropped in 2015 due 
to IPO

Still in net debt position

Capex was more than 
Rp600bn in the past two 

years

Revenue almost tripled 
within four years
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Appendix 1:
Mega Manunggal Property (MMLP IJ) currently has 4 assets in 2 different 
strategic locations: Bekasi MM 2100 (greater Jakarta area) and Halim 
Cililitan (East Jakarta). In Bekasi MM 2100, they own 3 assets with built-
to-suit tenants including Unilever Mega Distribution Center, Li & Fung 
Logistic, and Selayar.

Meanwhile in Halim Cililitan, they own Intirub Business Park with key 
tenants such as DHL, MatahariMall, aCommerce, Grundfos, etc.

Figure 45

Historical track record of MMLP

Source: CLSA, Company

MMLP is majority owned by Hungkang Sutedja through PT Mega Mandiri 
Properti which owns 69.3% of the company. Hungkang is MMLP's President 
Commissioner and also a commissioner of the listed industrial estate 
developer Bekasi Fajar (BEST IJ). Hungkang is affiliated to Argo 
Manunggal group which own another publicly listed residential property 
company, Alam Sutera (ASRI IJ). MMLP has separate management than 
the Argo Manunggal group's other business line.

MMLP currently has 4 
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Figure 46

MMLP’s management profile

Source: CLSA, Company
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Figure 47

MMLP’s holding structure

Source: CLSA, Company
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Companies mentioned
aCommerce (N-R)
Agung Sedayu (N-R)
Alam Sutera Realty (N-R)
Argo Manunggal (N-R)
ARK Logistics (N-R)
Bekasi Fajar (BEST IJ - RP314 - BUY)
Bekasi Matra Industrial Estate (N-R)
Berrybenka (N-R)
Blibli (N-R)
British Telecommunications (N-R)
BTS (N-R)
Danayasa Artha (N-R)
Delta Mega Persada (N-R)
DHL (N-R)
GIC Private Limited (N-R)
GLP (GLP SP - S$2.88 - UNDERPERFORM)
Great Podomoro (N-R)
Grundfos (N-R)
Hungkang Sutedja (N-R)
Indika Energy (N-R)
Intirub (N-R)
Jababeka (N-R)
JD.com (JD US - US$32.71 - BUY)
Kamadjaja (N-R)
Labour Union of HA (N-R)
Lazada Indonesia (N-R)
Li & Fung (494 HK - HK$3.29 - SELL)
Lontar Papyrus Pulp & Paper (N-R)
Manunggal Prime Development (N-R)
Matahari Mall (N-R)
Mega Buana Properti Logistik (N-R)
Mega Dharma Properti (N-R)
Mega Khatulistiwa (N-R)
Mega Properti Logistik Nusantara (N-R)
Mega Tridaya (N-R)
Merrill Lynch (N-R)
Mitsui (N-R)
Nusantara Infra (N-R)
Orami (N-R)
Pacific Insurance Bhd (N-R)
Panin Securities (N-R)
Petronusa Interindo (N-R)
Pindo Deli  Paper Mills (N-R)
Prijohandojo Boentoro (N-R)
Prologis (N-R)
PT Danareksa (N-R)
PT Mega (N-R)
Puninar (N-R)
Reckitt Benckiser Indonesia (N-R)
RHT Holdings (N-R)
Selayar (N-R)
Sinar Mas Group (N-R)
Singtel (ST SP - S$3.77 - OUTPERFORM)
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SLP Surya TICON Internusa (N-R)
SQM (N-R)
Subang Cakrawala Properti (N-R)
Subang Horison Properti (N-R)
Surya Semesta (SSIA IJ - RP780 - BUY)
TICON Industrial Connection PCL (N-R)
Tjiwi Chemical Plant Paper (N-R)
Toll Global Logistics (N-R)
Total Bangun (N-R)
UBS Securities Indonesia (N-R)
Unilever Indo (UNVR IJ - RP45,325 - OUTPERFORM)
Unilever Mega DC (N-R)
Unisys Asia PTE (N-R)
WHA (WHA TB - BT3.1 - BUY)
Zalora (N-R)

Analyst certification
The analyst(s) of this report hereby certify that the views expressed in this research report accurately reflect my/our
own personal views about the securities and/or the issuers and that no part of my/our compensation was, is, or will
be directly or indirectly related to the specific recommendation or views contained in this research report.

Important disclosures
Recommendation history of Mega Manunggal Property Tbk MMLP IJ

Date Rec Target Date Rec Target
01 Apr 2016 BUY 1,020.00 07 Mar 2016 BUY 1,035.00
Source: CLSA

The policy of CLSA (which for the purpose of this 
disclosure includes its subsidiary CLSA B.V.) and CL 
Securities Taiwan Co., Ltd. (“CLST”) is to only publish 
research that is impartial, independent, clear, fair, and not 
misleading. Analysts may not receive compensation from 
the companies they cover. Regulations or market practice 
of some jurisdictions/markets prescribe certain disclosures 
to be made for certain actual, potential or perceived 
conflicts of interests relating to a research report as below. 
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the research disclaimer as set out at 
www.clsa.com/disclaimer.html and the applicable 
regulation of the concerned market where the analyst is 

stationed and hence subject to. This research disclosure is 
for your information only and does not constitute any 
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a discloseable position should not be taken as 
endorsement on the validity or quality of the research 
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To maintain the independence and integrity of CLSA’s 
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Research business lines are distinct from one another. This 
means that CLSA’s Research department is not part of and 
does not report to CLSA Corporate Finance (or 
“investment banking”) department or CLSA’s Sales and 
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Trading business. Accordingly, neither the Corporate 
Finance nor the Sales and Trading department supervises 
or controls the activities of CLSA’s research analysts. 
CLSA’s research analysts report to the management of the 
Research department, who in turn report to CLSA’s senior 
management. 

CLSA has put in place a number of internal controls 
designed to manage conflicts of interest that may arise as 
a result of CLSA engaging in Corporate Finance, Sales and 
Trading and Research activities. Some examples of these 
controls include: the use of information barriers and other 
information controls designed to ensure that confidential 
information is only shared on a “need to know” basis and 
in compliance with CLSA’s Chinese Wall policies and 
procedures; measures designed to ensure that 
interactions that may occur among CLSA’s Research 
personnel, Corporate Finance and Sales and Trading 
personnel, CLSA’s financial product issuers and CLSA’s 
research analysts do not compromise the integrity and 
independence of CLSA’s research. 

Neither analysts nor their household 
members/associates/may have a financial interest in, or 
be an officer, director or advisory board member of 
companies covered by the analyst unless disclosed herein. 
In circumstances where an analyst has a pre-existing 
holding in any securities under coverage, those holdings 
are grandfathered and the analyst is prohibited from 
trading such securities.

Unless specified otherwise, CLSA/CLST did not receive 
investment banking/non-investment banking income 
from, and did not manage/co-manage a public offering 
for, the listed company during the past 12 months, and it 
does not expect to receive investment banking 
compensation from the listed company within the coming 
three months. Unless mentioned otherwise, CLSA/CLST 
does not own a material discloseable position, and does 
not make a market, in the securities.

As analyst(s) of this report, I/we hereby certify that the 
views expressed in this research report accurately reflect 
my/our own personal views about the securities and/or 
the issuers and that no part of my/our compensation was, 
is, or will be directly or indirectly related to the specific 
recommendation or views contained in this report or to 
any investment banking relationship with the subject 
company covered in this report (for the past one year) or 
otherwise any other relationship with such company which 
leads to receipt of fees from the company except in 
ordinary course of business of the company. The analyst/s 
also state/s and confirm/s that he/she/they has/have not 
been placed under any undue influence, intervention or 
pressure by any person/s in compiling this research 
report. In addition, the analysts included herein attest that 
they were not in possession of any material, nonpublic 
information regarding the subject company at the time of 
publication of the report. Save from the disclosure below 
(if any), the analyst(s) is/are not aware of any material 

conflict of interest.
CLSA or CLST (and/or their respective affiliates) 

participated in a public offering of Mega Manunggal 
Property Tbk's securities or received compensation for 
investment banking services from Mega Manunggal 
Property Tbk in the past 12 months.

CLSA, CLSA Americas and/or CLST expect(s) to receive 
or intend(s) to seek compensation for investment banking 
services from Mega Manunggal Property Tbk in the next 
three months.

Key to CLSA/CLST investment rankings: BUY: Total 
stock return (including dividends) expected to exceed 
20%; O-PF: Total expected return below 20% but 
exceeding market return; U-PF: Total expected return 
positive but below market return; SELL: Total return 
expected to be negative. For relative performance, we 
benchmark the 12-month total forecast return (including 
dividends) for the stock against the 12-month forecast 
return (including dividends) for the market on which the 
stock trades. 

We define as “Double Baggers” stocks we expect to 
yield 100% or more (including dividends) within three 
years at the time the stocks are introduced to our “Double 
Bagger” list. "High Conviction" Ideas are not necessarily 
stocks with the most upside/downside, but those where 
the Research Head/Strategist believes there is the highest 
likelihood of positive/negative returns. The list for each 
market is monitored weekly.

Overall rating distribution for CLSA/CLST only 
Universe: 

Overall rating distribution: BUY / Outperform - CLSA: 
62.89%; CLST only: 66.67%, Underperform / SELL -
CLSA: 37.11%; CLST only: 33.33%, Restricted - CLSA: 
0.00%; CLST only: 0.00%. Data as of 31 March 2017.
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BUY / Outperform - CLSA: 3.96%; CLST only: 0.00%, 
Underperform / SELL - CLSA: 3.24%; CLST only: 0.00%, 
Restricted - CLSA: 0.00%; CLST only: 0.00%. Data for 
12-month period ending 31 March 2017.

There are no numbers for Hold/Neutral as CLSA/CLST 
do not have such investment rankings.

For a history of the recommendations and price targets 
for companies mentioned in this report, as well as 
company specific disclosures, please write to: (a) CLSA, 
Group Compliance, 18/F, One Pacific Place, 88 
Queensway, Hong Kong and/or; (b) CLST Compliance 
(27/F, 95, Section 2 Dun Hua South Road, Taipei 10682, 
Taiwan, telephone (886) 2 2326 8188). © 2017 CLSA 
Limited and/or CLST.

© 2017 CLSA Limited, and/or CL Securities Taiwan 
Co., Ltd. (“CLST”)

This publication/communication is subject to and 
incorporates the terms and conditions of use set out on 
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the www.clsa.com website 
(www.clsa.com/disclaimer.html.). Neither the 
publication/communication nor any portion hereof may be 
reprinted, sold, resold, copied, reproduced, distributed, 
redistributed, published, republished, displayed, posted or 
transmitted in any form or media or by any means 
without the written consent of CLSA group of companies 
(“CLSA”) and/or CLST. 

CLSA and/or CLST have produced this 
publication/communication for private circulation to 
professional, institutional and/or wholesale clients only. 
This publication/communication may not be distributed or 
redistributed to retail investors. The information, opinions 
and estimates herein are not directed at, or intended for 
distribution to or use by, any person or entity in any 
jurisdiction where doing so would be contrary to law or 
regulation or which would subject CLSA and/or CLST to 
any additional registration or licensing requirement within 
such jurisdiction. The information and statistical data 
herein have been obtained from sources we believe to be 
reliable. Such information has not been independently 
verified and we make no representation or warranty as to 
its accuracy, completeness or correctness. Any opinions or 
estimates herein reflect the judgment of CLSA and/or 
CLST at the date of this publication/communication and 
are subject to change at any time without notice. Where 
any part of the information, opinions or estimates 
contained herein reflects the views and opinions of a sales 
person or a non-analyst, such views and opinions may not 
correspond to the published view of CLSA and/or CLST. 
This is not a solicitation or any offer to buy or sell. This 
publication/communication is for information purposes 
only and does not constitute any recommendation, 
representation, warranty or guarantee of performance. 
Any price target given in the report may be projected from 
one or more valuation models and hence any price target 
may be subject to the inherent risk of the selected model 
as well as other external risk factors. This is not intended 
to provide professional, investment or any other type of 
advice or recommendation and does not take into account 
the particular investment objectives, financial situation or 
needs of individual recipients. Before acting on any 
information in this publication/communication, you should 
consider whether it is suitable for your particular 
circumstances and, if appropriate, seek professional 
advice, including tax advice. CLSA and/or CLST do/does 
not accept any responsibility and cannot be held liable for 
any person’s use of or reliance on the information and 
opinions contained herein. To the extent permitted by 
applicable securities laws and regulations, CLSA and/or 
CLST accept(s) no liability whatsoever for any direct or 
consequential loss arising from the use of this 
publication/communication or its contents. Where the 
publication does not contain ratings, the material should 
not be construed as research but is offered as factual 
commentary. It is not intended to, nor should it be used to 
form an investment opinion about the non-rated 
companies. 

Subject to any applicable laws and regulations at any
given time, CLSA, CLST, their respective affiliates or 
companies or individuals connected with CLSA /CLST may 
have used the information contained herein before 
publication and may have positions in, may from time to 
time purchase or sell or have a material interest in any of 
the securities mentioned or related securities, or may 
currently or in future have or have had a business or 
financial relationship with, or may provide or have 
provided investment banking, capital markets and/or 
other services to, the entities referred to herein, their 
advisors and/or any other connected parties. As a result, 
investors should be aware that CLSA, CLST and/or their 
respective affiliates or companies or such individuals may 
have one or more conflicts of interest. Regulations or 
market practice of some jurisdictions/markets prescribe 
certain disclosures to be made for certain actual, potential 
or perceived conflicts of interests relating to research 
reports. Details of the discloseable interest can be found in 
certain reports as required by the relevant rules and 
regulation and the full details are available at 
http://www.clsa.com/member/research_disclosures/. 
Disclosures therein include the position of CLSA and CLST 
only. Unless specified otherwise, CLSA did not receive any
compensation or other benefits from the subject company 
covered in this publication/communication. If investors 
have any difficulty accessing this website, please contact 
webadmin@clsa.com on +852 2600 8111. If you require 
disclosure information on previous dates, please contact 
compliance_hk@clsa.com. 

This publication/communication is distributed for and 
on behalf of CLSA Limited (for research compiled by non-
US and non-Taiwan analyst(s)), and/or CLST (for research 
compiled by Taiwan analyst(s)) in Australia by CLSA 
Australia Pty Ltd; in Hong Kong by CLSA Limited; in India 
by CLSA India Private Limited, (Address: 8/F, Dalamal 
House, Nariman Point, Mumbai 400021. Tel No: +91-22-
66505050. Fax No: +91-22-22840271; CIN: 
U67120MH1994PLC083118; SEBI Registration No: 
INZ000001735; in Indonesia by PT CLSA Sekuritas 
Indonesia; in Japan by CLSA Securities Japan Co., Ltd; in 
Korea by CLSA Securities Korea Ltd; in Malaysia by CLSA 
Securities Malaysia Sdn Bhd; in the Philippines by CLSA 
Philippines Inc (a member of Philippine Stock Exchange 
and Securities Investors Protection Fund); in Thailand by 
CLSA Securities (Thailand) Limited; in Taiwan by CLST 
and in the United Kingdom by CLSA (UK).  

India: CLSA India Private Limited, incorporated in 
November 1994 provides equity brokerage services (SEBI 
Registration No: INZ000001735), research services (SEBI 
Registration No: INH000001113) and merchant banking 
services (SEBI Registration No.INM000010619) to global 
institutional investors, pension funds and corporates. CLSA 
and its associates may have debt holdings in the subject 
company. Further, CLSA and its associates, in the past 12 
months, may have received compensation for non-
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investment banking securities and/or non-securities 
related services from the subject company. For further 
details of “associates” of CLSA India please contact 
Compliance-India@clsa.com. 

United States of America: Where any section is 
compiled by non-US analyst(s), it is distributed into the 
United States by CLSA solely to persons who qualify as 
"Major US Institutional Investors" as defined in Rule 15a-6 
under the Securities and Exchange Act of 1934 and who 
deal with CLSA Americas. However, the delivery of this 
research report to any person in the United States shall 
not be deemed a recommendation to effect any 
transactions in the securities discussed herein or an 
endorsement of any opinion expressed herein. Any 
recipient of this research in the United States wishing to 
effect a transaction in any security mentioned herein 
should do so by contacting CLSA Americas. 

Canada: The delivery of this research report to any 
person in Canada shall not be deemed a recommendation 
to effect any transactions in the securities discussed herein 
or an endorsement of any opinion expressed herein. Any 
recipient of this research in Canada wishing to effect a 
transaction in any security mentioned herein should do so 
by contacting CLSA Americas.

United Kingdom: In the United Kingdom, this research 
is a marketing communication.  It has not been prepared 
in accordance with the legal requirements designed to 
promote the independence of investment research, and is 
not subject to any prohibition on dealing ahead of the 
dissemination of investment research.  The research is 
disseminated in the EU by CLSA (UK), which is authorised 
and regulated by the Financial Conduct Authority.  This 
document is directed at persons having professional 
experience in matters relating to investments as defined in 
Article 19 of the FSMA 2000 (Financial Promotion) Order 
2005.  Any investment activity to which it relates is only 
available to such persons.  If you do not have professional 
experience in matters relating to investments you should 
not rely on this document. Where the research material is 
compiled by the UK analyst(s), it is produced and 
disseminated by CLSA (UK). For the purposes of the 
Financial Conduct Rules this research is prepared and 
intended as substantive research material. 

Singapore: In Singapore, research is issued and/or 
distributed by CLSA Singapore Pte Ltd (Company 

Registration No.: 198703750W), a Capital Markets 
Services licence holder to deal in securities and an exempt 
financial adviser, solely to persons who qualify as an 
institutional investor, accredited investor or expert 
investor, as defined in s.4A(1) of the Securities and 
Futures Act. Pursuant to Paragraphs 33, 34, 35 and 36 of 
the Financial Advisers (Amendment) Regulations 2005 of 
the Financial Advisers Act (Cap 110) with regards to an 
institutional investor, accredited investor, expert investor 
or Overseas Investor, sections 25, 27 and 36 of the 
Financial Adviser Act (Cap 110) shall not apply to CLSA 
Singapore Pte Ltd. Please contact CLSA Singapore Pte Ltd 
(telephone No.: +65 6416 7888) in connection with 
queries on the report. MCI (P) 033/11/2016

The analysts/contributors to this 
publication/communication may be employed by any 
relevant CLSA entity, CLST or a subsidiary of CITIC 
Securities Company Limited which is different from the 
entity that distributes the publication/communication in 
the respective jurisdictions.

MSCI-sourced information is the exclusive property of 
Morgan Stanley Capital International Inc (MSCI). Without 
prior written permission of MSCI, this information and any 
other MSCI intellectual property may not be reproduced, 
redisseminated or used to create any financial products, 
including any indices. This information is provided on an 
"as is" basis. The user assumes the entire risk of any use 
made of this information. MSCI, its affiliates and any third 
party involved in, or related to, computing or compiling 
the information hereby expressly disclaim all warranties of 
originality, accuracy, completeness, merchantability or 
fitness for a particular purpose with respect to any of this 
information. Without limiting any of the foregoing, in no 
event shall MSCI, any of its affiliates or any third party 
involved in, or related to, computing or compiling the 
information have any liability for any damages of any kind. 
MSCI, Morgan Stanley Capital International and the MSCI 
indexes are service marks of MSCI and its affiliates. The 
Global Industry Classification Standard (GICS) was 
developed by and is the exclusive property of MSCI and 
Standard & Poor's. GICS is a service mark of MSCI and 
S&P and has been licensed for use by CLSA. 

EVA® is a registered trademark of Stern, Stewart & 
Co. "CL" in charts and tables stands for CLSA and “CT” 
stands for CLST estimates unless otherwise noted in the 
source.
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