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PT Mitra Adiperkasa Tbk (MAPI 1))
A Luxury Discount

1Q24; Net profit gained marginally by +2.4%QoQ/+5.9% YoY

MAPI delivered a net profit of IDR414.0 bn for 1Q24, marking an increase of +2.4% QoQ/+5.9% YoY. This
accounts for 18.1%/17.3% of our/cons. target in FY24E. While generally 1Qs have lower contributions
due to seasonality factor, a decline in GPM to 42.6% (vs 44.3% in 1Q23) also attributed to the softer
bottom-line in this quarter. The drop in GPM was mainly due to: 1) normalization after a high base in
1Q23; 2) higher contribution from the lower-margin online sales; and 3) headwinds in the FnB segment.
On a positive note, 1Q24 revenue stood at IDR8.8 tn, reflecting a -7.7% QoQ decline but a robust
+17.8% YoY growth. This figure accounts for 22.8%/23.0% of our/cons estimate of FY24E target. The
1Q24 revenue was driven by the retail sales, which rose by +26.4% YoY, coupled with the department
stores +3.8% YoY. Additionally, EBITDA grew by +14.2% YoY.

Active segment to provide profitability supports

«  MAPI faced challenges from its FnB segment (MAPB) in 1Q24, which recorded another quarter of
EBIT loss at IDR-26.4 bn (4Q23: IDR-8.3 bn). This downturn was exacerbated by negative consumer
sentiment (a.k.a boycotts), resulting to a significant decrease in MAPB's revenue by -17.7% YoY In
1Q24, which has likely contributed to the derating of its share price. Consequently, we cut our
revenue forecast for the FnB segment by -19% for FY24E and an avg. of -34% for the following years.

* However, it is important to note that the FnB segment has historically contributed only 12-14% to
MAPI’s total turnover and approximately ~6% to EBIT over the past 3Y. Despite the current
challenges, the overall impact of the FnB segment on MAPI's Post-Covid-19 performance remains
relatively minimal, in our view.

+ We anticipate the Active segment (MAPA) to play a more substantial role in supporting profitability
moving forward. Post-Covid-19, the contribution of Active segment's revenue to MAPI's total
turnover has seen a significant increase, rising from 29.6% in 1Q21 to 42.0% in 1Q24
(3Y CAGR of ~43%).

+ As the Active segment expands its footprint in the domestic market (total stores: 1,392 in 1Q24),
MAPI is also focusing on expanding its potential captive market overseas. This could bolster future
revenue streams. We note that the total number of active stores overseas reached 327 units in 1Q24
(vs 143 in FY21).

+ Additionally, we note that the Active segment overseas contributed ~11% to MAPI's total turnover in
1Q24. For FY24E, MAPI targets adding a total of 650 gross stores, with 400 for the Active segment
(25% overseas). As of YTD, net store additions in1Q24 totaled 127. Management targets SSSG for
FY24E at mid-level, with the Active segment slightly higher.

* In FY23, the Active segment in overseas stores (Philippines, Thailand, Malaysia, and Cambodia)
achieved a positive EBIT margin (single-digit). Moving forward, we expect that increasing store
exclusivity overseas, alongside the implementation of data analytics, will lead to margin expansion
and improvement in inventory aging levels.

A sizeable foreign inflow remains

MAPI's share price tumbled by -25% from its psychological level of 2,000, reflecting investor reactions to
1Q24 results, in our view. We believe the share price has bottomed out, offering a luxury discount to its
fair value. Despite underperformance in the FnB segment, MAPI has potential for revenue and margin
growth in overseas markets through the Active segment. This aligns with positive foreign inflows,
maintained YTD through May-24 at IDR1.3 tn, the highest among retail companies in our universe (ACES:
IDR242 bn, ERAA: IDR47 bn, while RALS saw an outflow of IDR-32.3 bn).

Valuation and recommendation: BUY with a TP of IDR2,060/share

We maintain our BUY call on MAPI with a lower TP of IDR2,060/share (potential upside ~37%),
implying a PE/PBV of 17.2x/2.5x in FY24E. The lower TP can be attributed to lower net profit expectations
for FY24E/FY25F by -13.3%/-14.7%, respectively. However, we anticipate that rapid expansion in overseas
markets through the Active segment will bolster sales and profitability. Downside risks include: 1) lower-
than-expected net profit growth; 2) weak performance in overseas segment; and 3) lower-than-
anticipated profitability margins.

Key Financial Highlight Fy21 Fy22 Fy23 FY24E FY25F
Revenue (IDR bn) 18,423.8 26,937.3 33,318.8 37,562.1 42,203.0
EBITDA (IDR bn) 2,045.2 3,883.7 4,501.0 4,880.9 5578.6
Net profit (IDR bn) 420.2 2,117.9 1,893.5 1,983.7 2,3443
ROA (%) 2.5 101 6.9 6.8 75
ROE (%) 59 217 153 14.3 14.3
PE (x) 59.5 11.8 13.2 12.6 10.7
PBV (x) 35 2.6 2.0 1.8 15
DER (x) 0.7 0.6 0.7 0.6 0.5

Sources : Company, MNCS
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Exhibit 01. MAPI's 1Q24 net profit came in below our/cons. estimates

FY24E Fy24

IDR Bn 4Q23 1Q24 QoQ 1Q23 1Q24 YoY Cons MNCS %Cons %MNCS
Revenues 9,526.3 8,788.3 -1.7% 7,462.3 8,788.3 17.8% 38,1414 38,564.2 23.0% 22.8%
COGS 52917 5,040.5 -4.7% 4,160.2 5,040.5 21.2%
Operating Profit 1,030.2 713.1 -30.8% 664.1 713.1 7.4% 4,127.1 4,273.0 17.3% 16.7%
Operating Profit Margin 10.8% 8.1% 8.9% 8.1%
PBT 874.0 607.7 -30.5% 632.0 607.7 -3.8% 3,855.6 3,675.2 15.8% 16.5%
Net Profit 404.4 414.0 2.4% 390.8 414.0 5.9% 2,391.5 2,288.9 17.3% 18.1%
Net Margin 4.2% 4.7% 5.2% 4.7%

Sources : Company, Bloomberg, MNCS

Exhibit 02. The Cafe and Restaurant segment (representing The FnB) contributed significantly less to MAPI's revenue compared to the Retail
Sales and Department Stores segments
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Exhibit 03. Profitability standpoint, the Retail Sales and Department Stores segments delivered substantially higher margins than the Cafe
and Restaurant segment

M Retail sales M Department stores Cafe and restaurant
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Sources : Company, MNCS

MNCS Research Division Page 2



EQUITY RESEARCH - MNCS COMPANY UPDATES

Retail Sector - June 28, 2024

Exhibit 04. Financial Projections

Income Statement BalanceSheet

In Billion IDR Fy21 Fy22 FY23  FY24E  FY25F  Revenue FY21 FY22  FY23E  FY24F  FY25F
Revenue 18,423.8 26,937.3 33,318.8 37,562.1 42,203.0 Cash & Equivalents 27784 38508 36748 29504 29239
COGS (10,7313) (14,908.1) (18225.2) (20,852.0) (23,420.0) Trade Receivables 606.1 8416 10854 12521 13833
Gross Profit 7,692.5 12,0293 15093.6 16,710.1 18783.0  Inventory 37314 46987 80880 93255 10,4089
Other Current Assets 1097.7 13459 21435 24165  2,715.1
Selling Expenses (54206) (7,518.1) (9,6767) (10,8550) (12,206.6)  Total Current Asset 8213.6 10,737.0 14,9917 159444 17,431.2
G&A expenses (1,050.1)  (1,441.7) (1,820.8) (2,236.0) (2,431.6) Fixed Assets-net 3,034.2 3,290.1 4,741.5 5,330.5 5961.2
Operating Income 1,221.7 3,069.5 3,596.0 3,619.1 4,144.8 Other Non-Current Assets 5,551.4 6,985.5 7,783.7 7,759.1 79143
Total Non-Current Assets 8,585.6 10,275.6 12,525.1 13,089.7 13,875.5
Finance Cost 60.6 60.6 87.1 816 66.2  TOTAL ASSETS 16,799.2 21,012.6 27,5169 29,034.1 31,306.7
Finance Income (499.9) (482.0) (473.5) (479.8) (475.9) Trade Payables 1,756.7 2,385.8 2,603.0 2,925.1 3,200.7
Other Income (Expenses) (107.1) 5245 ©68) ©.2) (6.1)  Short-Term Debt 27700 26582 51037 45042 43893
Other Current Liabilities 21347 25199 33446 30867 28523
Profit Before Tax 6753 3172.6 3,2029 32158 37289 Total Current Liabilities 6,661.5 7,563.9 11,0512 10,516.0 10,442.4
Income Tax (Expenses) (207.6)  (661.8)  (857.6)  (861.0)  (9985)  Long-Term Debt 23282 30141 32185 37857  3,689.2
Minority Interest @75 (3929 @4517) (3710)  (3862) Szzfl:t’i\éin'cu"em 637.0 678.8 8355 8355 8355
Net Profit 4202 21179 1,893.5 1,983.7  2,344.3 I;E'Ii't"i::'c""e“t 2,965.2  3,693.0 4,054.0 46212 45247
Total Equity 71725 9,755.8 12,4117 13,896.8 16,339.7
EPS (IDR) 253 127.6 114.1 1195 141.2 !gEIAT'}”AB""TY AND 16,799.2 21,012.6 27,5169 29,0341 31,306.7
Cash Flow Ratios
In Billion IDR Fy21 FY22 Fy23 FY24E FY25F Fy21 Fy22 FY23  FY24E  FY25F
Net Profit 4202 21179 158935 19837 23443  Revenue Growth (%) 24.1 462 237 12.7 124
Depreciation 823.5 814.2 905.0 1,261.8 1,433.8 Gross Profit Growth (%) 24.5 56.4 25.5 10.7 124
Eg:ﬂgf in Working 213 (573.7)  (34159)  (1,082.1) (939.0)  Net Profit Growth (%) 1759 4040  (10.6) 48 18.2
Change in Others 170.1 (303.9) (456.8) (530.8) (533.0)
CFO Total 14351  2,0544 (1,074.1)  1,632.6  2,306.0  Current Ratio (%) 1233 1420 1357 1516 166.9
Quick Ratio (%) 67.3 79.8 62.5 62.9 67.2
Capital Expenditure (530.8) (1,146.5) (2,347.2) (1,850.9) (2,064.4) Receivable Days (x) 11.8 11.2 11.7 12.0 11.8
Change in Others 762.0 (916.9) (323.5) 24.5 (155.2) Inventory Days (x) 125.2 113.5 159.8 161.0 160.0
CFl Total 2312 (2.063.3) (2,670.7) (1,826.3) (2,219.6)  Payable Days (x) 58.9 57.6 514 50.5 492
DER (x) 0.7 0.6 0.7 06 05
Net Change in Debt (1,701.5) 574.1 2,649.8 (322) 2114)  DAR( 03 03 03 03 03
Net Change in Equity 63.6 4036 968.8 (397.4) 1987  Interest Coverage (x) 2.4 6.4 76 75 8.7
Dividend Payment - - (132.3) (104.1) (103.2)
Others (38.2) 103.7 82.6 3.0 3.0 Gross Profit Margin (%) 418 447 453 445 445
CFF Total (1,676.1)  1,0813  3,568.8  (530.7)  (112.9)  Operating Profit Margin (%) 6.6 114 10.8 9.6 9.8
EBITDA Margin (%) 11.1 144 135 13.0 13.2
Beginning Cash 2,788.1 2,778.4 3,850.8 3,674.8 2,950.4 Net Income Margin (%) 2.3 79 57 53 5.6
Ending Cash 2,7784  3,850.8  3,674.8  2,950.4  2,923.9  BVPS (IDR) 432.1 5877 7477 8372 9843

Sources : Company, MNCS
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MNC Research Industry Ratings Guidance
= OVERWEIGHT : Stock's total return is estimated to be above the average total return of our industry coverage
universe over next 6-12 months
= NEUTRAL : Stock's total return is estimated to be in line with the average total return of our industry coverage
universe over next 6-12 months
= UNDERWEIGHT : Stock's total return is estimated to be below the average total return of our industry coverage
universe over next 6-12 months

MNC Research Investment Ratings Guidance
= BUY : Share price may exceed 10% over the next 12 months
= HOLD : Share price may fall within the range of +/- 10% of the next 12 months
= SELL : Share price may fall by more than 10% over the next 12 months
= Not Rated : Stock is not within regular research coverage

PT MNC SEKURITAS
MNC Bank Tower Lt. 15-16
JI. Kebon Sirih No. 21 - 27, Jakarta Pusat 10340
Telp : (021) 2980 3111
Fax : (021) 3983 6899
Call Center : 1500 899

Disclaimer

This research reﬁlort has been issued by PT MNC Sekuritas, It may not be reproduced or further distributed or published, in whole or in part, for any
purpose. PT MNC Sekuritas has based this document on information obtained from sources it believes to be reliable but which it has not
independently verified; PT MNC Sekuritas makes no guarantee, representation or warranty and accepts no responsibilit¥I to liability as to its accuracy
or comdpleteness. Expression of opinion herein are those of the research department only and are subject to change without notice. This document is
not and should not be construed as an offer or the solicitation of an offer to purchase or subscribe or sell any investment. PT MNC Sekuritas and its
affiliates and/or their offices, director and employees may own or have positions in any investment mentioned herein or any investment related
thereto and may from time to time add to or dispose of any such investment. PT MNC Sekuritas and its affiliates may act as market maker or have
assumed an underwriting position in the securities of companies discusses herein (or investment related thereto) and may sell them to or buy them
from customers on a principal basis and may also perform or seek to perform investment banking or underwriting services for or relating to those
companies.

MNCS Research Division Page 4



