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About the Author 
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real estate, international finance, and blockchain technology. As the founder and CEO of ALand 

FZE, he has spent two decades advising family offices, institutional investors, and developers 

across the Middle East, Europe, and Asia Pacific on property acquisition, corporate structuring, 

and wealth preservation strategies. 

This book represents the first comprehensive independent analysis of Bali's real estate market 

written specifically for international investors. It is not sponsored by any developer, agency, or 

government entity. Every data point, price range, projection, and assessment reflects 

independent research and direct market observation. This is the Southeast Asian companion to 

the Northern Emirates trilogy (RAK Decoded, Sharjah Decoded, Ajman Decoded), extending the 

analytical framework to one of the world's most compelling tropical property markets. 
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Part One: The Island Economy, How Tourism Built a Property Market 
Bali is not merely a tropical island with a property market. Bali is a tourism economy that 

generates real estate demand as a direct function of visitor arrivals, length of stay, and spending 

patterns. Understanding this relationship is the foundation of every investment decision on the 

island. 

Indonesia welcomed 16 million international arrivals in 2024. Bali alone received 6.3 million 

foreign visitors, up 19.5 percent from 4.5 million in 2023 and surpassing pre pandemic levels. 

Average daily tourist spending of approximately USD 154 underscores the purchasing power 

driving accommodation demand. Hotel occupancy reached 75 percent in 2024, up 3.3 

percentage points year on year. 

The tourism economy creates property demand through three channels. First, short term rental 

demand: visitors need villas, apartments, and guesthouses. Airbnb alone lists over 70,000 

properties in Bali. Second, long term residential demand: digital nomads (now 20 percent of 

Bali's long term rental market), retirees, and lifestyle migrants need furnished homes for months 

or years. Third, investment demand: international buyers seeking both returns and lifestyle 

purchase properties for personal use and rental income. 

Bali's economy achieved 5.71 percent growth in 2023, surpassing Indonesia's national rate of 

5.05 percent. Tourism revenue, property development, creative economy, and agricultural 

exports drive this growth. The Indonesian government's target of 7.5 million Bali visitors in 2025 

and ongoing infrastructure investment (Gilimanuk to Mengwi toll road, airport expansion, 

planned light rail) confirm the structural commitment to tourism growth. 

The Post Pandemic Transformation 

The 2020 to 2021 pandemic devastated Bali's tourism economy. International arrivals dropped 

to near zero. Villas stood empty. Prices collapsed 20 to 40 percent. Many foreign owners sold at 

distressed pricing. This created a generational buying opportunity for investors who recognized 

that Bali's appeal was structural, not cyclical. The recovery was faster than any forecast 

predicted. By 2023, arrivals reached 88 percent of pre pandemic levels. By 2024, they 

exceeded them. Property prices recovered and then surpassed 2019 peaks, with luxury villas 

seeing 12.46 percent annual appreciation. 

The Digital Nomad Revolution 

The pandemic catalyzed a permanent shift in how people work. Remote work became 

mainstream globally, and Bali emerged as the world's premier digital nomad destination. 

Canggu and Ubud developed sophisticated co working infrastructure. Starlink's Bali launch in 

May 2024 transformed internet reliability. Areas like Canggu now have digital nomad 

communities numbering in the thousands, creating year round rental demand that smooths the 

traditional tourism seasonality. This demographic demands furnished villas, high speed internet, 

co working spaces, and lifestyle amenity. They stay for months, not days. 
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Part Two: The Ownership Labyrinth, What Foreigners Can Actually Own 
Indonesian law does not permit direct freehold ownership of land by foreign nationals. This 

single fact shapes every foreign property investment in Bali. Understanding the available 

structures, their advantages, risks, and costs is essential before committing capital. 

Leasehold (Hak Sewa) 

The most common structure for foreign investors. A leasehold contract grants the right to use 

property for a specific period, typically 25 to 30 years with options for extension. Advantages: 

straightforward, lower upfront cost (30 to 50 percent of freehold equivalent), no company 

formation required. Disadvantages: depreciating asset (value declines as lease shortens), 

extension not legally guaranteed, requires renegotiation with landowner at extension. Best for: 

investors seeking 10 to 20 year holding periods with active rental management. 

Right to Use (Hak Pakai / HP) 

Government Regulation No. 18 of 2021 expanded foreign ownership options. Hak Pakai grants 

the right to use land for up to 30 years, extendable to 80 years total. Requires KITAS/KITAP 

residency permit. Can be registered in the foreigner's personal name. Advantages: personal 

name registration, long tenure, legally defined structure. Disadvantages: requires residency, 

limited to one property for residential use, property must meet minimum value requirements. 

Best for: foreign residents planning to live in Bali long term. 

Foreign Investment Company (PT PMA) 

A PT PMA (Perseroan Terbatas Penanaman Modal Asing) is an Indonesian limited liability 

company with foreign ownership. Through a PT PMA, foreigners can hold Hak Guna Bangunan 

(HGB) rights: the right to build and own structures on land for 30 years, extendable to 80 years. 

Advantages: business operations (legal short term rental), longer tenure through HGB, multiple 

property holdings. Disadvantages: company formation cost (USD 10,000 to 30,000), minimum 

capital requirements, annual compliance, corporate tax obligations. Best for: investors operating 

rental businesses, holding multiple properties, or seeking the most robust legal structure. 

Nominee Arrangements 

Some foreigners use Indonesian nominee arrangements where an Indonesian citizen holds 

freehold title (Hak Milik) on the foreigner's behalf under a side agreement. This structure is 

legally grey. Indonesian courts have invalidated nominee arrangements. The risk of the 

nominee claiming ownership is real. This book explicitly recommends against nominee 

arrangements for any significant investment. The legal risk far outweighs the perceived 

convenience. 

Practical Guidance 

For investments under USD 300,000 with a 15 to 25 year horizon: leasehold. For resident 

investors with a single primary residence: Hak Pakai. For investors operating rental businesses 

or holding portfolios: PT PMA. For any structure: engage a qualified Indonesian notary (PPAT) 

and international law firm with Bali real estate experience. 
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Part Three: The Price Explosion, 2020 to 2026 
Bali's property market has experienced one of the most dramatic recoveries in global real 

estate. Property prices have risen an average of 7 percent annually over the past five years, 

with certain areas experiencing double digit growth. Villa prices in prime areas rose from 

approximately USD 321,000 in early 2024 to USD 484,000 by early 2025. Luxury villas saw 

12.46 percent annual appreciation. Transaction volumes surged 33.9 percent quarter on quarter 

in early 2025. 

Price Summary by Area (2025) 

Canggu: USD 1,671/sqm. Land USD 300 to 800/sqm. 2 bed leasehold villas from USD 250,000. 

3 bed from USD 350,000 to 600,000. Seminyak: USD 1,224/sqm. 3 bed villas USD 300,000 to 

1,000,000. Freehold equivalent significantly higher. Uluwatu/Bukit: USD 966/sqm. Clifftop luxury 

from USD 650,000+. Premium ocean view villas USD 1M+. Ubud: USD 427/sqm. Villas USD 

200,000 to 600,000. Lower land cost, cultural premium. Emerging (Seseh, Pererenan, Nyanyi): 

30 to 50 percent below established areas. Land USD 200 to 500/sqm. Early stage growth 

opportunity. North Bali: Lowest entry. Land from USD 30 to 100/sqm. Long term speculative 

play. 

Market Dynamics 

Off plan development starts exploded 180 percent year on year, signaling developer confidence. 

Properties under USD 250,000 sell within 30 days in popular areas versus 45 to 60 days in 

2024. Buyer inquiries for Bali increased 36 percent in Q1 2025. Top foreign buyer nationalities: 

Australia (11.8%), Singapore (21.9%), United States (16.1%). Badung district (containing 

Canggu, Seminyak, Uluwatu) saw 92.1 percent increase in foreign property demand versus 

2022. 
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Part Four: Canggu and Berawa, The Digital Nomad Capital 
Canggu has evolved from a quiet surf village to Bali's hottest real estate market. The area 

dominates with 80 to 90 percent occupancy rates, the highest on the island. Rental yields of 10 

to 15 percent annually. Land prices USD 300 to 800/sqm depending on proximity to beach and 

commercial hubs. Leasehold 2 bed villas from USD 250,000. Short term rental income USD 

3,000 to 5,000 monthly for well managed properties. 

Berawa, the stretch between Canggu and Seminyak, has emerged as a premium sub market. 

OXO Townhouses and similar boutique developments offer 1 to 2 bed residences with private 

pools at USD 100,000 to 300,000. Higher density than traditional Canggu villas but strong 

occupancy from digital nomads and medium stay visitors at USD 100 to 150 per night. 

Canggu's risk: saturation. Over 70,000 Airbnb listings across Bali, with heavy concentration in 

Canggu. Off plan starts up 180 percent. The area may be approaching peak development. Land 

is becoming scarce, pushing prices up and potentially compressing yields as supply catches up 

to demand. Investors entering Canggu in 2026 should focus on premium, differentiated product 

rather than generic villa stock. 

Umalas, positioned between Canggu and Seminyak, has emerged as a family friendly 

alternative with proximity to international schools. Property values increased 20 percent 

annually since 2022 yet prices remain 25 to 40 percent below neighboring premium areas. This 

represents the strongest risk adjusted value in the greater Canggu catchment. 
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Part Five: Seminyak, Kerobokan, and the Established Premium 
Seminyak is Bali's most established luxury destination. Beach clubs, fine dining, designer 

boutiques, and premium villas define the area. Price per sqm at USD 1,224. 3 bed villas USD 

300,000 to 1,000,000 depending on specification and proximity to beach. Beachfront properties 

generate USD 5,000 to 10,000 monthly rental income. Occupancy 75 to 85 percent year round. 

Seminyak's maturity is both strength and limitation. The area offers proven rental performance, 

deep liquidity (relative to other Bali areas), and established infrastructure. However, price 

appreciation is moderating compared to emerging areas. Seminyak is the stability play in a Bali 

portfolio: reliable income, moderate growth, and established market depth. 

Kerobokan, adjacent to Seminyak, offers 10 to 20 percent lower pricing for similar proximity. A 3 

bed villa in Kerobokan that would cost USD 500,000 in Seminyak may be available for USD 

400,000. The area is developing rapidly with restaurants, co working spaces, and international 

schools. For value investors, Kerobokan represents the best adjacent market discount. 
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Part Six: Uluwatu, Bukit Peninsula, and the Clifftop Frontier 
Uluwatu and the Bukit Peninsula represent Bali's premium luxury frontier. Clifftop villas with 

infinity pools overlooking the Indian Ocean command USD 300 to 500 per night. Luxury villa 

prices from USD 650,000 to multi million dollar estates. Land prices USD 1,000 to 2,000/sqm in 

premium clifftop positions. 

The Bukit (meaning hill) rises dramatically from the southern tip of Bali, offering stunning ocean 

views, world class surf breaks (Padang Padang, Bingin, Impossibles), and exclusive beach 

clubs (Sundays, Ulu Cliffhouse, Single Fin). This combination of natural beauty and lifestyle 

infrastructure attracts high net worth buyers and ultra premium short term renters. 

Rental yields 10 to 15 percent for luxury villas. Nightly rates USD 300 to 500+ for premium 

clifftop properties. Occupancy more seasonal than Canggu (stronger in high season May to 

October and December to January) but higher average rates compensate. The area attracts 

affluent tourists willing to pay premium for exclusivity and views. 

Nusa Dua, on the eastern Bukit, is Bali's resort enclave with five star hotels (St Regis, Mulia, 

Sofitel). The area offers gated security, manicured beaches, and convention facilities. Property 

investment here focuses on branded residences and hotel adjacent apartments rather than 

independent villas. Lower yields but highest tenant quality. 
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Part Seven: Ubud, the Cultural and Wellness Heart 
Ubud is Bali's spiritual and cultural center. Rice terraces, art galleries, yoga studios, and 

wellness retreats define the area. Property prices are the most accessible among established 

areas at USD 427/sqm. Villas from USD 200,000 to 600,000. Rental yields 12 to 15 percent 

driven by wellness tourism and cultural visitors. 

Ubud's tenant demographic differs from coastal areas. Visitors come for yoga retreats, art 

workshops, rice terrace experiences, and spiritual wellness. They tend toward longer stays (1 to 

4 weeks) at moderate rates rather than short luxury stays. This creates more stable occupancy 

but lower peak rates. Average rates USD 80 to 200 per night depending on property quality. 

The wellness economy is Ubud's structural advantage. The global wellness tourism market is 

growing 10+ percent annually. Ubud is positioned as Southeast Asia's premier wellness 

destination. Properties with yoga shalas, meditation spaces, organic gardens, and wellness 

facilities command 20 to 30 percent premiums over standard villas. 

Land in Ubud (USD 300 to 800/sqm) is substantially below coastal areas. Construction costs 

are similar. This means development margins in Ubud are wider than in Canggu or Seminyak, 

creating opportunity for developers and build to rent investors who can acquire land, construct 

quality villas, and achieve higher percentage returns on total invested capital. 

  



13 
 

Part Eight: Sanur, Nusa Dua, Jimbaran, and the Established South 
Sanur: Bali's original expat area. Calmer beaches, family oriented, established infrastructure. 

Lower prices than west coast (20 to 30 percent below Seminyak). Attracts long term residents, 

retirees, and families. Stable yields of 6 to 8 percent. Less volatile than trend driven areas. 

Jimbaran: Famous for seafood restaurants and Jimbaran Bay sunsets. Only 10 minutes from 

airport. Properties benefit from tourism foot traffic and beach proximity. Rental yields 7 to 10 

percent. Water supply can be challenging during peak season. Growing as a mid premium 

alternative to Seminyak. 

Nusa Dua: Five star resort enclave. Gated entries, maintained beaches, convention center. 

Property investment focused on branded residences and premium apartments. Lower yields (5 

to 7 percent) but highest quality tenant base and institutional grade property management. Suits 

investors seeking hassle free premium. 
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Part Nine: Emerging Frontiers, Seseh, Pererenan, Tabanan, North Bali 
Seseh and Pererenan: Located just north of Canggu, these areas offer 30 to 50 percent lower 

pricing with similar beachfront access. Black sand beaches, rice field views, growing cafe and 

restaurant infrastructure. Properties selling faster as Canggu prices push buyers to explore 

adjacent areas. Land USD 200 to 500/sqm. This is where Canggu was 5 to 7 years ago. 

Nyanyi and Kedungu: Further along the west coast, offering early stage entry at the lowest 

coastal prices. Minimal infrastructure currently but the Gilimanuk to Mengwi toll road will 

transform accessibility. Long term speculative play requiring 7 to 10 year patience. 

Tabanan: Bali's western regency offers vast rice terraces, UNESCO heritage Jatiluwih, and 

volcanic landscape. Land from USD 50 to 200/sqm. Eco tourism and agri tourism positioning. 

Very early stage for property investment but the toll road will eventually connect Tabanan to 

southern Bali's tourism infrastructure. 

North Bali (Buleleng, Lovina, Singaraja): The lowest prices in Bali. Land from USD 30 to 

100/sqm. Black sand beaches, dolphin watching, hot springs. Limited infrastructure and tourist 

volumes currently. The planned new international airport in North Bali would be transformative if 

confirmed and built. Until then, a long term speculative position with minimal capital 

commitment. 
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Part Ten: Villa Economics, Build Costs, Land, and Development Margins 
Construction costs in Bali vary significantly by specification. Tropical modern villas (the most 

popular foreign buyer product): IDR 9 to 12 million/sqm (USD 550 to 750/sqm). Luxury villas: 

IDR 10 to 15 million/sqm (USD 650 to 950/sqm). Ultra premium: IDR 15 to 25 million/sqm (USD 

950 to 1,600/sqm). Budget: IDR 6 to 9 million/sqm (USD 380 to 550/sqm). 

Development economics for a 3 bed tropical modern villa in Canggu: Land 200sqm at USD 

500/sqm = USD 100,000. Construction 250sqm at USD 700/sqm = USD 175,000. Pool, 

landscaping, furniture: USD 40,000. Permits, legal, contingency: USD 35,000. Total: USD 

350,000. Market value completed: USD 450,000 to 550,000. Margin: 28 to 57 percent. Annual 

rental income: USD 40,000 to 60,000 (8 to 12 percent on total cost). This demonstrates why 

build to rent is the most profitable strategy in Bali for investors willing to manage the 

construction process. 

Local materials including terracotta tiles, reclaimed teak, volcanic stone, and local hardwoods 

cost 15 to 40 percent less than imports while being proven in Bali's tropical climate. Smart 

investors use local materials for structural and aesthetic elements, importing only for specific 

technical requirements (smart home systems, premium fixtures). Hidden costs: utility 

connections IDR 50 to 85 million total, banjar (local community) contributions, permit 

processing, unexpected site conditions. Budget 10 to 20 percent contingency. 
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Part Eleven: Rental Yield Analysis, Short Term, Long Term, and Hybrid 
Short term (Airbnb/Booking.com): Canggu 2 bed villa USD 150 to 250/night. Seminyak luxury 

USD 200 to 400/night. Uluwatu clifftop USD 300 to 500/night. Ubud wellness USD 80 to 

200/night. Occupancy: Canggu 80 to 90 percent. Seminyak 75 to 85 percent. Uluwatu 65 to 80 

percent (seasonal). Ubud 65 to 75 percent. Gross yield: 10 to 20 percent. Net after 

management (25 to 30 percent of revenue), maintenance, and operational costs: 8 to 12 

percent. 

Long term (12+ month rentals): Lower gross but more stable. 3 bed Canggu villa: USD 1,500 to 

3,000/month. Seminyak: USD 2,000 to 4,000. Ubud: USD 1,000 to 2,000. Yields: 6 to 10 

percent gross. Minimal management cost (5 to 10 percent). Lower maintenance. Net: 5 to 8 

percent. Suitable for passive investors. 

Hybrid model: Combine personal use (4 to 8 weeks annually), short term rental during peak 

season, and medium term (1 to 3 month) rental during shoulder season. Maximizes total return 

while providing lifestyle benefit. Requires flexible property management company. Net yield: 7 to 

12 percent plus personal use value. 

Management costs are the critical variable. Professional villa management companies charge 

25 to 30 percent of gross rental revenue for full service (marketing, bookings, guest 

management, cleaning, maintenance). Some charge 15 to 20 percent for marketing only. Self 

management using Airbnb direct saves commission but requires local presence or reliable 

caretaker. The management decision affects net yield by 3 to 8 percentage points. 
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Part Twelve: The Ten Year Forward Projection, 2026 to 2036 
Base case (60% probability): Tourism grows to 8 to 10 million Bali arrivals by 2030. Digital 

nomad demand continues expanding. Infrastructure improves (toll road, airport upgrades). 

Property prices appreciate 7 to 10 percent annually in prime areas, 5 to 7 percent in established 

areas. Emerging areas appreciate 10 to 15 percent as infrastructure connects them. Ten year 

cumulative: 100 to 160 percent capital appreciation plus 70 to 100 percent cumulative rental. 

Total: 170 to 260 percent. 

Bull case (25%): New North Bali airport built. Paramount theme park opens. Indonesia 

government implements more favorable foreign ownership laws. Bali becomes officially 

positioned as Southeast Asia's premium lifestyle destination. Premium areas 12 to 18 percent 

annual appreciation. Emerging areas 15 to 25 percent. Total: 250 to 400 percent. 

Bear case (15%): Global recession. Indonesian regulatory tightening on foreign ownership. 

Natural disaster (volcanic eruption, earthquake). Overtourism backlash leading to rental 

restrictions. Prices correct 15 to 25 percent before recovery. Ten year: 30 to 70 percent (rental 

dominant). Bali's tourism appeal is structural and will recover from shocks, but the timeline may 

extend. 
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Part Thirteen: Legal and Tax Framework 
Indonesian tax on rental income: 10 percent final tax on gross rental income for individuals. 

Corporate tax 22 percent on net profit for PT PMA entities. VAT 11 percent on commercial 

rentals (applies to short term villa rentals). Annual land and building tax (PBB): approximately 

0.1 to 0.3 percent of government assessed value. Transfer tax: 5 percent BPHTB (buyer) on 

government assessed value. 

Home country tax implications: Indonesia has double tax treaties with many countries including 

Australia, Singapore, UK, USA, Germany, and others. Treaty provisions may provide credit for 

Indonesian taxes paid against home country liability. Investors should structure with both 

Indonesian and home country tax advice. 

Visa considerations: B211A business visa (60 days, renewable). Second Home Visa (5 years 

for property owners with IDR 2 billion+ property). KITAS work permit for PT PMA directors. 

Digital nomad visa expected to be formalized. Visa status affects property ownership options 

(Hak Pakai requires KITAS/KITAP). 

  



19 
 

Part Fourteen: Corporate Structuring, PT PMA, Nominee, and Offshore 
PT PMA formation: minimum paid up capital requirements (typically IDR 10 billion / USD 

625,000 authorized, with lower paid up amounts negotiable). Formation cost USD 10,000 to 

30,000 including legal, notarial, licensing. Annual compliance: tax filings, company reporting, 

director obligations. Suitable for investors holding multiple properties or operating rental 

businesses. 

Offshore structuring: Singapore PTE LTD or Hong Kong company holding PT PMA shares. 

Provides international banking, easier capital movement, and familiar corporate governance. 

Additional layer of cost and compliance but valuable for multi country investors managing Asian 

property portfolios. 

Nominee arrangements: explicitly discouraged in this analysis. Indonesian courts have 

invalidated nominee structures. The risk of losing the entire investment through nominee claim 

or regulatory enforcement far exceeds any perceived benefit over legitimate leasehold or PT 

PMA structures. 
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Part Fifteen: Risk Analysis and The Closing Thesis 
Ownership structure risk: the most significant risk for foreign investors. No structure provides the 

certainty of freehold ownership available in the UAE or Europe. Leasehold depreciates. PT PMA 

requires ongoing compliance. Hak Pakai requires residency. Each structure has vulnerabilities 

that must be understood and managed. 

Regulatory risk: Indonesian government policy toward foreign property ownership has trended 

favorable but could reverse. Tourism tax, rental licensing, and visa policy changes can affect 

returns. Monitor regulatory developments through qualified local legal counsel. 

Natural disaster risk: Bali sits on the Pacific Ring of Fire. Mount Agung erupted in 2017 and 

could again. Earthquakes, tsunamis, and flooding are real risks. Insurance is available but not 

comprehensive. Diversify across areas (not all coastal, not all volcanic zone). Build to 

earthquake resistant standards. 

Currency risk: the Indonesian Rupiah has depreciated against the USD over time. Property 

purchased in IDR may lose value in USD terms even if IDR prices rise. This risk cuts both ways: 

IDR denominated costs are cheaper for USD holders, but exit proceeds convert at prevailing 

rates. Monitor IDR/USD and consider hedging for large positions. 

The closing thesis: Bali offers international investors a unique combination of high rental yields 

(8 to 15 percent), strong capital appreciation (7 to 12 percent annually), lifestyle value, and entry 

pricing (from USD 100,000) that no other tropical market matches at scale. The ownership 

structure complexity is real but manageable with proper legal guidance. The tourism demand 

driver is structural and growing. The digital nomad economy adds a demand layer that did not 

exist five years ago. For investors who navigate the legal framework with care and select 

properties with precision, Bali delivers total returns that compete with and often exceed the best 

performing global property markets. 

Bali is not Dubai. It does not offer freehold certainty. It is not Ajman. It does not offer the lowest 

entry prices in a zero tax environment. What Bali offers is something neither can replicate: a 

living, breathing tropical economy where 6.3 million visitors per year create real accommodation 

demand, where a global community of digital nomads and lifestyle migrants generates year 

round rental income, and where the beauty of the island itself is the permanent, irreplaceable 

asset underlying every property investment. That asset, unlike a building or a lease, does not 

depreciate. 

Dr. Pooyan Ghamari, PhD 

Swiss Economist | Founder and CEO, ALand FZE 

a.land 
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Appendix A: Area by Area Price Guide 2025 
Canggu: Land USD 300 to 800/sqm. Leasehold 2 bed villa USD 250K to 400K. 3 bed USD 

350K to 600K. Luxury 4+ bed USD 600K to 1.5M. Freehold (PT PMA) add 30 to 50 percent 

premium. Rental: STR USD 150 to 250/night. LTR USD 1,500 to 3,000/month. 

Seminyak: Land USD 1,000 to 2,000/sqm. 3 bed villa USD 300K to 1M. Beachfront USD 1M+. 

Rental: STR USD 200 to 400/night. LTR USD 2,000 to 4,000/month. 

Uluwatu/Bukit: Land USD 800 to 2,000/sqm (clifftop premium). Villas USD 650K+. Clifftop luxury 

USD 1M to 5M+. Rental: STR USD 300 to 500/night. Seasonal occupancy 65 to 80%. 

Ubud: Land USD 300 to 800/sqm. Villas USD 200K to 600K. Premium rice terrace view USD 

500K+. Rental: USD 80 to 200/night. LTR USD 1,000 to 2,000/month. 

Sanur: Land USD 400 to 900/sqm. Villas USD 200K to 500K. Family focused. LTR USD 1,200 

to 2,500/month. Yields 6 to 8%. 

Jimbaran: Land USD 500 to 1,200/sqm. Villas USD 300K to 800K. Airport proximity premium. 

Rental USD 150 to 300/night. 

Seseh/Pererenan: Land USD 200 to 500/sqm. Villas USD 180K to 400K. Emerging. 30 to 50% 

below Canggu equivalent. 

North Bali: Land USD 30 to 100/sqm. Villas USD 80K to 250K. Speculative. Limited tourism 

infrastructure. 
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Appendix B: Legal Structure Comparison Matrix 
Leasehold: Formation cost USD 2K to 5K. Duration 25 to 30 years (extendable). Annual cost 

minimal. Ownership: right to use, not title. Rental business: grey area, technically personal use. 

Tax: 10% on rental income. Exit: assign lease to new buyer. Risk: extension negotiation, 

depreciating value. 

Hak Pakai: Formation USD 5K to 10K. Duration 30 years (extendable to 80). Requires KITAS. 

Personal name on certificate. One property limit. Tax: same as leasehold. Exit: transfer to 

qualifying buyer. Risk: residency requirement. 

PT PMA with HGB: Formation USD 15K to 30K. Duration 30 years (extendable to 80). Annual 

compliance USD 3K to 8K. Ownership: company holds HGB. Rental business: fully legal. Tax: 

corporate 22% on net. Exit: sell company shares or property. Risk: compliance burden, 

minimum capital. 

Nominee: Formation USD 2K to 5K. Duration: indefinite (until dispute). Risk: EXTREME. 

Indonesian courts invalidate. Nominee can claim ownership. Not recommended under any 

circumstances. 
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Appendix C: Construction Cost Deep Dive 
Budget villa (IDR 6 to 9M/sqm / USD 380 to 550): Basic tropical design, local materials 

throughout, standard fixtures, minimal smart features. Suitable for long term rental targeting 

budget travellers or local market. 

Tropical modern (IDR 9 to 12M/sqm / USD 550 to 750): Open plan design, mix of local and 

imported materials, quality fixtures, pool, landscaping. The standard product for foreign investor 

market. Most common in Canggu and Seminyak. 

Luxury (IDR 10 to 15M/sqm / USD 650 to 950): Premium finishes, imported stone and wood, 

smart home systems, custom architecture, elaborate outdoor spaces. Premium rental 

positioning USD 250 to 500/night. 

Ultra premium (IDR 15 to 25M+/sqm / USD 950 to 1,600+): Custom architectural design, 

imported marble, bespoke interiors, infinity pools, staff quarters. Trophy assets for UHNW 

buyers. Uluwatu clifftop and Seminyak beachfront. 

Land costs by area: Canggu/Seminyak IDR 15M+/sqm. Uluwatu premium IDR 15 to 30M/sqm. 

Ubud IDR 5 to 12M/sqm. Seseh/Pererenan IDR 3 to 8M/sqm. North Bali IDR 0.5 to 1.5M/sqm. 

Hidden costs to budget: Utility connections IDR 50 to 85M total. Banjar contributions 

(community fee, varies). IMB building permit IDR 10 to 30M. Notary fees 1 to 2% of land value. 

Contingency 10 to 20%. 
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Appendix D: Rental Performance Data 
Canggu STR performance: Average annual revenue per listing USD 16,900 (2024). Occupancy 

65% average, prime properties 85 to 91.6%. Revenue growth 21% Q1 to Q2 2024. Group 

friendly villas (4+ bed) are top performers. Instagram worthy design elements boost rates 25%. 

Revenue by area: Seminyak beachfront USD 60K to 120K annually. Canggu premium USD 40K 

to 80K. Uluwatu luxury USD 50K to 100K. Ubud wellness USD 30K to 60K. Sanur family USD 

25K to 45K. 

Net yield calculation: Gross revenue USD 60,000. Management (28%): USD 16,800. 

Maintenance and repairs: USD 3,000. Utilities: USD 2,400. Insurance: USD 1,200. Marketing: 

USD 1,800. Community/banjar: USD 600. Taxes (10% gross): USD 6,000. Total costs: USD 

31,800. Net income: USD 28,200. On USD 350,000 investment: 8.1% net yield. 

Seasonality: High season (June to September, December to January): 85 to 95% occupancy, 

premium rates. Shoulder (April to May, October to November): 60 to 75%, standard rates. Low 

(February to March): 45 to 60%, discounted rates. Year round average: 65 to 80% depending 

on area and property quality. 
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Appendix E: Scenario Modelling 2026 to 2036 
Scenario A: Canggu 2 bed leasehold villa, USD 300,000, 25 year lease. Annual rental net: USD 

28,000 (9.3%). Capital appreciation 8%/year. Year 5 value: USD 440,000. Year 10: USD 

647,000 but lease has 15 years remaining (depreciation factor). Effective year 10 value with 

lease depreciation: USD 485,000. Total return: USD 280,000 rental + USD 185,000 net capital = 

USD 465,000 (155%) on USD 300,000. 

Scenario B: Ubud wellness villa, USD 250,000, PT PMA freehold equivalent. Annual net: USD 

22,000 (8.8%). Appreciation 10%/year (wellness tourism growth). Year 10 value: USD 649,000. 

No lease depreciation. Total: USD 220,000 rental + USD 399,000 capital = USD 619,000 

(248%) on USD 250,000. 

Scenario C: Uluwatu luxury build, USD 600,000 total (land + construction). Annual net: USD 

55,000 (9.2%). Appreciation 12%/year. Year 10 value: USD 1,864,000. Total: USD 550,000 

rental + USD 1,264,000 capital = USD 1,814,000 (302%) on USD 600,000. 

These scenarios demonstrate that Bali's combination of high yields and strong appreciation 

produces total returns that justify the ownership structure complexity and associated risks. 
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Appendix F: Due Diligence Checklist 
Land verification: 1. Obtain certified copy of land certificate (SHM/SHGB). 2. Verify at local BPN 

(land office) that certificate is genuine and unencumbered. 3. Confirm land boundaries with 

physical survey. 4. Check zoning (residential vs agricultural vs commercial). 5. Verify no 

disputes or court orders registered against the land. 6. Confirm road access is legally 

guaranteed (not just customary). 

Building verification: 7. IMB (building permit) matches actual construction. 8. Structural 

inspection by qualified engineer. 9. Electrical and plumbing to Indonesian safety standards. 10. 

Pool safety compliance. 11. Water source and capacity (bore hole, PDAM, or tanker 

dependent). 12. Internet connectivity verified (Starlink or fiber). 

Legal: 13. Notary (PPAT) selected independently (not recommended by seller). 14. All 

agreements in Bahasa Indonesia and English. 15. Lease terms reviewed by independent 

lawyer. 16. Extension options clearly documented. 17. Tax obligations understood and 

budgeted. 

Business: 18. Rental license (Pondok Wisata) obtained or obtainable. 19. Banjar relationship 

established. 20. Property management quotes obtained. 21. Insurance arranged. 22. Exit 

strategy documented. 
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Appendix G: The Banjar System and Community Integration 
Every property in Bali exists within a banjar: a traditional Balinese community unit. 

Understanding and respecting the banjar is essential for successful property investment. The 

banjar controls local ceremonies, community infrastructure, security, and social organization. 

Banjar obligations: community contributions (typically IDR 500,000 to 2,000,000 per ceremony, 

several per year), participation expectations (attendance at community meetings, contribution to 

temple festivals), construction consultation (banjar approval may be needed for building 

activities), and respectful behavior (noise, cultural sensitivity). 

Failure to engage positively with the banjar can result in practical difficulties: uncooperative 

neighbors, access issues, security concerns, and general friction that makes property 

management difficult. Successful foreign investors treat banjar integration as a priority, not an 

afterthought. Many employ a local caretaker who serves as the primary banjar liaison. 
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Appendix H: Infrastructure Development and Its Impact 
Gilimanuk to Mengwi toll road: Under construction. Will transform west coast accessibility, 

connecting southern Bali's tourism infrastructure to areas like Tabanan, Seseh, and Nyanyi. 

Properties along the toll road corridor will appreciate significantly upon completion. This is the 

single most important infrastructure catalyst for Bali's property market. 

Ngurah Rai Airport expansion: Ongoing capacity improvements to handle growing tourist 

arrivals (target 10M+ annually). Airport proximity already creates price premiums in Jimbaran 

and Nusa Dua. Expanded capacity supports the overall tourism growth thesis. 

Planned North Bali airport: If built, would transform North Bali property values from speculative 

to actionable. Timeline uncertain. Positioning small capital in North Bali land as a call option on 

this development is a legitimate (if speculative) strategy. 

Light rail: Planned but timeline uncertain. Would connect Denpasar, Kuta, Seminyak, and 

potentially Canggu. Implementation would redistribute property values by improving connectivity 

for areas currently dependent on road access. 

Starlink: Launched May 2024. Solved Bali's internet reliability problem that previously deterred 

digital nomad commitment to the island. Already catalyzing property demand in areas with 

previously poor connectivity (North Bali, East Bali, rural areas). 
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Appendix I: Sustainability and Eco Development 
Sustainable development is becoming a market differentiator in Bali. Eco villas with solar 

panels, rainwater harvesting, natural building materials, and waste management systems 

command 15 to 25 percent price and rental premiums over conventional construction. 

Government regulations increasingly mandate environmental compliance. IMB (building permit) 

requirements now include environmental impact considerations. Properties that do not meet 

evolving standards may face regulatory issues. 

Bamboo architecture (pioneered by Green School and Ibuku) has created a globally recognized 

Bali aesthetic that commands ultra premium pricing for the right buyer. Properties using 

sustainable materials and design principles attract ESG conscious investors and tenants willing 

to pay premiums for environmental alignment. 
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Appendix J: Case Studies 
Case 1: Australian digital nomad, USD 250,000 budget. Purchases 2 bed leasehold villa in 

Pererenan. Lives 4 months/year, rents short term 8 months. Personal use value USD 

3,000/month saved versus hotel. Rental income USD 35,000 net. Year 1 ROI: 14% cash plus 

personal use. Year 5 appreciation 40%. Total 5 year return: 110%. 

Case 2: Singapore family office, USD 2M allocation. PT PMA formation. Acquires 4 villas (1 

Canggu, 1 Seminyak, 1 Ubud, 1 Uluwatu). Total rental portfolio USD 180,000 net annually (9%). 

Diversified across areas and tenant segments. 10 year projected total return: 220 to 300%. 

Case 3: European developer, USD 500,000. Acquires Seseh land USD 80,000. Builds 2 x 2 bed 

villas at USD 175,000 each. Total cost USD 430,000. Combined market value USD 600,000. 

Annual rental USD 55,000 net. Cash on cash: 12.8%. Plus capital appreciation. Highest return 

strategy but requires construction management expertise. 
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Appendix K: The Digital Nomad Economy 
Digital nomads now represent 20% of Bali's long term rental market. Canggu and Ubud are the 

primary hubs. Co working spaces (Dojo, Outpost, Hubud) provide community and infrastructure. 

Nomads typically stay 3 to 12 months, seeking furnished villas with fast internet, workspace, 

pool, and proximity to cafes. 

Rental preferences: 1 to 2 bed furnished villas, USD 1,000 to 2,500/month. High speed internet 

(Starlink or fiber). Air conditioning in bedroom. Pool access. Walking distance to cafes and co 

working. Motorbike parking. These specifications define the optimal product for the nomad 

rental market. 

The nomad economy smooths tourism seasonality. Unlike holidaymakers who visit during peak 

periods, nomads occupy properties year round. A villa that might achieve 60% occupancy from 

short term tourists can achieve 85%+ with a nomad focused strategy (3 to 6 month bookings at 

monthly rates). 
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Appendix L: Currency and Exchange Rate Analysis 
The Indonesian Rupiah (IDR) has historically depreciated against major currencies. USD/IDR 

moved from approximately 9,000 in 2010 to 16,000 in 2025. This depreciation creates 

opportunity and risk simultaneously. 

Opportunity: foreign investors purchasing with USD effectively buy at a discount that widens 

over time. Construction costs, management fees, and operational expenses denominated in 

IDR become progressively cheaper in USD terms. This amplifies net yield for USD denominated 

investors. 

Risk: exit proceeds converted at future IDR/USD rates may not capture full appreciation in local 

terms. A villa that doubles in IDR value over 10 years may only increase 40 to 50% in USD 

terms if the Rupiah continues depreciating. Factor currency outlook into return projections. 

Hedge strategy: hold some IDR from rental income as natural hedge. Time major exits to 

favorable exchange rate periods. Consider receiving rental income in USD where tenants pay in 

foreign currency. 
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Appendix M: Insurance and Risk Management 
Property insurance: Available through Indonesian insurers and international providers. 

Coverage for fire, flood, earthquake, volcanic eruption, theft, and liability. Cost: approximately 

0.3 to 0.5% of property value annually. Earthquake coverage often requires additional premium. 

Business interruption insurance: For rental properties, covers lost income during insured events. 

Essential for properties in volcanic zone proximity or flood prone areas. Cost varies by risk 

profile. 

Liability insurance: Covers injury claims from guests. Essential for short term rental properties. 

Pool safety, structural integrity, and general premises liability should all be covered. 

Natural disaster planning: Build to Indonesian earthquake code (SNI). Avoid flood plains. 

Understand volcanic risk zones (Mount Agung, Mount Batur). Diversify property locations across 

the island to avoid concentration in any single risk zone. 
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Appendix N: Property Management Company Selection 
Full service management (25 to 30% of gross revenue): Company handles everything: 

marketing, bookings, guest communication, check in/out, cleaning, maintenance, accounting. 

Suitable for absentee investors. Key providers: numerous Bali based companies of varying 

quality. 

Marketing only (10 to 15% of bookings): Company lists property on platforms, handles bookings 

and communication. Owner manages on ground operations through caretaker. Suitable for 

investors with reliable local staff. 

Self management: Owner manages directly via Airbnb, VRBO, Booking.com. Requires local 

presence or very reliable caretaker. Saves 15 to 30% but demands time investment. Suitable for 

residents or semi residents. 

Selection criteria: Track record (request occupancy and revenue data). Transparency (itemized 

monthly reports). Guest reviews (check managed properties on booking platforms). Contract 

terms (notice period, fee structure, exclusivity). Insurance (verify company carries liability 

coverage). 
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Appendix O: Comparative Global Analysis 
Bali versus Thailand (Phuket, Koh Samui): Similar tourism driven markets. Thailand permits 30 

year leasehold for foreigners. Bali yields higher (10 to 15% vs 6 to 10%). Bali has stronger 

digital nomad demand. Thailand offers more mature infrastructure. Both lack foreign freehold. 

Bali versus UAE (Dubai): UAE offers freehold ownership, zero income tax, USD peg. Dubai 

yields 4 to 6.5%. Bali yields 8 to 15%. Dubai offers liquidity and institutional maturity. Bali offers 

lifestyle, tourism demand, and lower entry. Optimal: diversify across both. 

Bali versus Portugal/Spain: European freehold available. Yields 3 to 5% (after tax). Entry USD 

200K+ in desirable areas. Bali yields 2 to 3x higher. Europe offers legal certainty, citizenship 

pathways. Bali offers lifestyle and growth. 

Conclusion: Bali offers the highest yields among major tropical investment destinations but the 

weakest ownership structure certainty. For investors who manage the legal complexity, the yield 

premium is substantial and structural. 
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Appendix P: Frequently Asked Questions 
Can foreigners own property? Not freehold directly. Leasehold, Hak Pakai, or PT PMA 

structures available. Each has different characteristics detailed in Part Two. 

Minimum investment? USD 80,000 for a small villa in emerging area. USD 250,000 for a quality 

2 bed in Canggu. USD 500,000 for premium product. 

Best area for rental yield? Canggu for volume (80 to 90% occupancy). Uluwatu for premium 

rates. Ubud for wellness niche. Emerging areas for best risk adjusted return. 

Is Bali overbuilt? Airbnb has 70,000 listings. However, 6.3 million visitors and growing digital 

nomad demand absorb supply. Premium, differentiated properties maintain strong performance. 

Generic stock faces competition. 

Tax on rental income? 10% final tax on gross for individuals. 22% corporate for PT PMA on net. 

VAT 11% on commercial rentals. 

Can I get a visa through property? Second Home Visa for IDR 2B+ property (5 year visa). 

KITAS for PT PMA directors. 

What about Airbnb regulations? Rental licensing (Pondok Wisata) required. Enforcement 

increasing. Unlicensed rentals face fines. PT PMA structure ensures full compliance. 
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Appendix Q: Emerging Trends Through 2036 
Wellness real estate: Global wellness tourism growing 10%+ annually. Ubud positioned as 

Southeast Asia's wellness capital. Villas with yoga, meditation, organic gardens, and spa 

facilities command premium. This niche will outperform general market. 

Branded residences: International hotel brands entering Bali villa market. Branded management 

provides income guarantee and premium pricing. Early movers capture brand premium before 

market saturation. 

Co living: Purpose built co living spaces targeting digital nomads. 1 bed units with shared 

amenity (pool, co working, social space). Higher density, lower per unit cost, strong occupancy. 

Growing market segment. 

Sustainable luxury: Convergence of eco consciousness and premium positioning. Properties 

combining sustainable materials, renewable energy, and luxury amenity capture both ESG 

investor interest and premium tenant willingness to pay. 

Infrastructure catalysts: Gilimanuk toll road (2026 to 2028), airport expansion (ongoing), 

potential North Bali airport (2030+), light rail (uncertain). Each catalyst creates a wave of 

property appreciation in affected areas. Position before catalysts, benefit from appreciation 

after. 
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Appendix R: Data Sources and Independence Declaration 
Tourism data: Bali Central Bureau of Statistics (BPS Bali). Indonesia Ministry of Tourism. 

Ngurah Rai Airport arrival statistics. 

Property data: REID independent data provider. Rumah123 listing database. Bukit Vista 

management data. Bank Indonesia RPPI reports. Tranio buyer inquiry data. 

Legal framework: Indonesian Government Regulations (GR 18/2021, etc.). PPAT notarial 

guidance. International law firm advisory publications. 

Independence: This analysis was conducted independently by Dr. Pooyan Ghamari through 

ALand FZE. No developer, agency, management company, or government entity 

commissioned, sponsored, reviewed, or approved this content. 

Recommended reading: Ras Al Khaimah Decoded, Sharjah Decoded, Ajman Decoded by Dr. 

Pooyan Ghamari. Available through a.land. 
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Appendix S: Year by Year Market History 2005 to 2025 
2005 to 2007: Early growth phase. Bali's property market was small, primarily serving local 

Indonesian buyers and a small expatriate community. Villa prices in Seminyak USD 150,000 to 

300,000. Land USD 50 to 200/sqm in what are now premium areas. The market was opaque, 

transactions informal, and foreign participation limited to lease arrangements with local 

landowners. 

2008 to 2009: Global financial crisis reduced international demand but Bali's domestic market 

provided a floor. Unlike Dubai's 40 to 60 percent crash, Bali prices dipped 10 to 20 percent 

before stabilizing. The island's affordability relative to global markets limited downside. 

2010 to 2013: Recovery and growth. Tourism surpassed 2 million international arrivals. 

Seminyak established as the premium zone. Canggu began emerging as a surf and expat 

destination. Villa prices in Seminyak rose to USD 300,000 to 500,000. Land appreciation 10 to 

15 percent annually in south Bali. 

2014 to 2016: Sustained growth. Indonesian property law reforms (GR 103/2015) began 

opening ownership options for foreigners. Canggu's transformation accelerated with co working 

spaces, cafes, and beach clubs. Ubud's wellness positioning strengthened. Villa prices USD 

250,000 to 700,000 depending on area and specification. 

2017: Mount Agung eruption scare. Temporary tourism disruption. Property prices softened 5 to 

10 percent as some investors exited. The eruption demonstrated natural disaster risk but also 

showed rapid recovery capability. Prices recovered within 6 to 12 months. 

2018 to 2019: Pre pandemic peak. Tourism exceeded 6 million international arrivals. Property 

prices at all time highs. Canggu land exceeded USD 300/sqm. Seminyak beachfront villas USD 

500,000 to 1M+. Market showed signs of overheating in premium areas but fundamentals 

remained strong. 

2020 to 2021: Pandemic devastation. International arrivals collapsed to near zero. Villas stood 

empty for 18+ months. Prices dropped 20 to 40 percent. Distressed sales created generational 

buying opportunity. Some foreign owners unable to return to Bali sold at significant losses. 

Those who held and weathered the storm were rewarded with the subsequent recovery. 

2022: Recovery begins. Borders reopen. Russian and Ukrainian influx creates unexpected 

demand surge, particularly in Canggu and Ubud. Rental demand spikes. Prices begin 

recovering rapidly. Property transactions up 40% versus 2021. 

2023: Strong recovery. 5.37 million international visitors (88% of pre pandemic). Occupancy 

rates surged 50% versus 2022. Villa prices recovered to and began exceeding 2019 levels. Off 

plan launches accelerated. Digital nomad community grew substantially. 

2024: Record year. 6.3 million international visitors (surpassing pre pandemic). Villa prices up 

12.46% for luxury segment. Transaction volumes surged 33.9% quarter on quarter. Foreign 

property demand in Badung up 92.1% versus 2022. Starlink launch transformed connectivity. 

Market clearly in growth phase. 

2025: Continued acceleration. Property prices average 7% annual growth. Luxury segments 10 

to 15%. Off plan starts up 180%. Properties under USD 250K selling within 30 days. Buyer 
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inquiries up 36% Q1 2025 versus Q1 2024. The market is firmly in an expansion phase with no 

immediate signs of cooling. 
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Appendix T: The Paramount Theme Park and Tourism Infrastructure 
The planned Paramount theme park in Bali represents the largest single tourism infrastructure 

investment on the island. Slated for development on the island's southeastern coast, the theme 

park would add a major attraction that diversifies Bali's appeal beyond beaches, temples, and 

wellness. 

Property investment implication: properties within 30 minutes drive of the theme park location 

will benefit from increased visitor traffic and accommodation demand. The area is currently not a 

premium property zone, creating an early positioning opportunity similar to the Al Zorah play in 

Ajman or the Wynn effect in RAK. 

Skepticism is warranted: the project has been discussed for several years with uncertain 

timeline. Investors should not commit significant capital based on the theme park alone but can 

include it as an upside factor in broader area analysis. A small land position in the vicinity 

represents an asymmetric bet: limited downside if the project is delayed, significant upside if it 

proceeds. 
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Appendix U: Bali's Water, Power, and Internet Infrastructure 
Water: Bali faces genuine water scarcity issues, particularly during dry season (April to 

October). Properties relying on bore holes may experience reduced flow. PDAM (municipal 

water) coverage is inconsistent. Premium developments install water recycling and rainwater 

harvesting. Due diligence must verify water source, capacity, and dry season reliability. This is 

not a trivial concern: water access directly affects property livability and rental potential. 

Power: PLN (state electricity) provides basic coverage across developed areas. Power outages 

occur, particularly during storms. Premium villas install backup generators or solar systems. 

Electricity cost is modest by international standards. New developments increasingly 

incorporate solar panels, which reduce operating costs and appeal to eco conscious renters. 

Internet: Historically Bali's weakest infrastructure element. Fiber optic availability is expanding 

but inconsistent. Starlink launched May 2024, providing reliable high speed internet regardless 

of location. This was transformative for digital nomad demand, particularly in areas previously 

considered too remote for remote work. Properties offering Starlink or fiber internet achieve 

higher occupancy and rates than those relying on mobile data. 

Waste management: Bali's waste challenge is well documented. Properties must have robust 

waste management (including recycling and organic waste composting) to maintain livability and 

guest satisfaction. This is a operational cost item that must be budgeted. Environmental 

consciousness in property operations is increasingly expected by tenants and guests, 

particularly from Western markets. 
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Appendix V: Exit Strategy and Resale Market 
Resale timeline: Properties in Canggu and Seminyak typically sell within 2 to 6 months at 

market pricing. Ubud 3 to 8 months. Uluwatu 4 to 10 months. Emerging areas 6 to 12+ months. 

Premium, well maintained properties with strong rental histories sell fastest. 

Lease transfer: Leasehold properties are transferred by assigning the lease to the new buyer. 

Remaining lease term significantly affects value. A 25 year lease at year 5 (20 years remaining) 

retains approximately 80% of original value. At year 15 (10 years remaining) approximately 40 

to 50%. At year 20 (5 years remaining) approximately 15 to 25%. Plan exit timing to maximize 

remaining lease value. 

PT PMA share sale: Selling PT PMA shares transfers the company (and its property rights) to 

the new owner. This avoids land transfer taxes but requires buyer to accept the existing 

corporate structure. Share sale is generally faster and cheaper than property transfer but 

requires buyer sophistication. 

Pricing strategy: Bali's market is international but fragmented. List on multiple platforms (Bali 

focused agencies, international property portals, social media groups). Price at market with 5% 

negotiation margin. Overpricing extends time to sell significantly in Bali's market where buyers 

have abundant alternatives. 
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Appendix W: The Balinese Cultural Economy 
Bali's culture is not decoration on a tourism product. It is the foundation of the entire economy. 

Hindu temples, daily offerings, traditional dances, rice terrace irrigation systems (subak, a 

UNESCO heritage), and artistic traditions create the atmosphere that attracts visitors and 

residents. 

Property investment must respect cultural context. Building near temples requires sensitivity to 

traditional views and spiritual boundaries. Agricultural land conversion for development is 

increasingly scrutinized. Properties that integrate Balinese aesthetic elements (traditional 

architecture, natural materials, garden temples) achieve premium positioning versus generic 

modern boxes. 

The subak irrigation system: this traditional communal water management system governs rice 

terrace agriculture. Properties adjacent to active subak benefit from the protected rice terrace 

views that are central to Bali's appeal. However, subak land is traditionally not available for 

development. Properties with rice terrace views should verify that adjacent agricultural land is 

protected from future development, preserving the view premium permanently. 

Cultural events create demand spikes: Nyepi (Day of Silence), Galungan, Kuningan, and 

numerous temple ceremonies throughout the year create tourism peaks. Properties in culturally 

significant areas (Ubud, Tabanan rice terraces) benefit from cultural tourism demand that is 

independent of beach tourism seasonality. 
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Appendix X: The Indonesian Regulatory Outlook 
Trend toward liberalization: Indonesian government policy has consistently trended toward 

easier foreign property access over the past decade. GR 18/2021 expanded Hak Pakai options. 

Second Home Visa launched. Digital nomad visa under development. The trajectory supports 

continued opening of property ownership options for foreigners. 

Potential risks: political changes (new president may shift priorities), environmental regulation 

(stricter building permits, height limits, setback requirements), tourism tax increases, rental 

licensing enforcement tightening. None of these are likely to reverse the fundamental opening 

but each could affect returns at the margin. 

Monitoring: engage Indonesian legal counsel for regulatory updates. Join expat investor 

communities that share regulatory information. Monitor BKPM (Investment Coordinating Board) 

announcements. Subscribe to Indonesian property law publications. 

Best practice: structure every investment to comply with current regulations, not to exploit 

loopholes. Structures that bend rules (nominees, unlicensed rentals, agricultural land 

conversion without permits) face increasing enforcement risk as Indonesia modernizes its 

regulatory framework. 
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Appendix Y: Twenty Key Takeaways 
1. Bali welcomed 6.3 million international visitors in 2024, surpassing pre pandemic levels. 2. 

Property prices have risen 7% annually average, with luxury segments at 12%+. 3. Rental yields 

of 8 to 15% are the highest among major tropical destinations. 4. Digital nomads represent 20% 

of long term rental demand, creating year round occupancy. 5. Foreigners cannot own freehold 

but leasehold, Hak Pakai, and PT PMA provide viable alternatives. 6. Canggu dominates with 

80 to 90% occupancy and highest transaction volumes. 7. Ubud's wellness positioning delivers 

12 to 15% yields for specialized properties. 8. Uluwatu clifftop luxury commands USD 300 to 

500 per night with strong seasonal demand. 9. Build to rent produces the highest returns: 28 to 

57% development margin plus 8 to 12% annual yield. 10. Emerging areas (Seseh, Pererenan) 

offer 30 to 50% discount versus established zones with strong growth potential. 

11. Construction costs USD 380 to 1,600/sqm depending on specification allow entry at multiple 

price points. 12. Starlink launch in 2024 solved internet reliability, transforming remote area 

viability. 13. Gilimanuk toll road will transform west coast accessibility and property values. 14. 

Nominee arrangements are legally risky and explicitly not recommended. 15. Indonesian Rupiah 

depreciation amplifies yield for USD denominated investors but creates exit risk. 16. 

Management costs of 25 to 30% of revenue are the critical variable affecting net yields. 17. 

Banjar community integration is essential for successful property operations. 18. Natural 

disaster risk (volcanic, seismic) is real and must be managed through insurance and 

construction standards. 19. Ten year projections show 170 to 260% base case total returns 

combining yield and appreciation. 20. Bali's irreplaceable combination of tourism economy, 

lifestyle appeal, and high yields makes it a compelling allocation within a diversified international 

property portfolio. 
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Appendix Z: Final Author's Note 
Bali Decoded completes the international expansion of the property analysis series that began 

with the Northern Emirates trilogy. Where the UAE offers freehold certainty in a zero tax 

environment, Bali offers the highest yields in a tropical tourism economy with ownership 

complexity that rewards informed investors. 

The analytical framework in this book provides the precision that Bali's fragmented market 

desperately needs. Too much Bali property advice comes from sellers with conflicts of interest. 

This book is independently researched, independently published, and independently funded. 

The reader can trust that every assessment reflects analysis, not commission. 

Bali's property market will continue to evolve. Tourism will grow. Infrastructure will improve. 

Regulations will change. Prices will appreciate. Through all of these changes, the island's 

fundamental appeal will remain what it has been for centuries: a place of extraordinary natural 

beauty, profound cultural richness, and genuine human warmth. That is the ultimate asset 

underlying every property investment on this island. 

The decision, as always, belongs to the investor who has done the work to understand it. 
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Appendix AA: Deep Dive into Leasehold Economics and Extension Dynamics 
Leasehold depreciation is the most misunderstood aspect of Bali property investment. A 25 year 

lease is a depreciating asset. Unlike freehold property that can theoretically be held indefinitely, 

a leasehold loses value as the remaining term shortens. This depreciation must be factored into 

return calculations. 

Depreciation model: A leasehold villa purchased at USD 300,000 with a 25 year lease 

depreciates in terms of remaining lease value approximately as follows. Year 0: USD 300,000 

(100%). Year 5: USD 260,000 (87% of lease value, offset by market appreciation). Year 10: 

USD 210,000 (70% of lease, but market may have appreciated 50%+). Year 15: USD 140,000 

(47%). Year 20: USD 70,000 (23%). Year 25: zero (lease expires). 

However, rental income offsets depreciation. If the villa generates USD 28,000 net annually, 

over 25 years that is USD 700,000 in cumulative income on a USD 300,000 investment: 233% 

rental return alone. Even after lease depreciation to zero, the total return is overwhelmingly 

positive if rental performance is maintained. 

Extension economics: Lease extensions in popular areas cost IDR 500 million to IDR 1 billion 

(USD 30,000 to 60,000) for 25 year renewals. This cost must be budgeted at the time of initial 

purchase. An investor who plans to hold through the lease term should reserve extension funds. 

An investor who plans to sell before extension should time exit to maximize remaining lease 

value. 

Critical negotiation: the extension is negotiated with the original landowner, not guaranteed by 

law. Landowner may demand higher extension fee if the area has appreciated significantly. 

Investors should negotiate extension terms (maximum price, right of first refusal) in the original 

lease agreement. This is the single most important protective clause in any Bali leasehold 

transaction. 

Strategy implication: for maximum return, purchase a new 25 to 30 year lease, operate for rental 

income during years 1 to 15 (strongest yield period), and sell at year 12 to 15 when the 

remaining lease term still supports strong resale value. This optimizes the combination of rental 

income and capital recovery. 
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Appendix AB: The Canggu Saturation Debate 
Canggu's property market has grown exponentially. Over 70,000 Airbnb listings exist in Bali, 

with heavy concentration in the Canggu to Seminyak corridor. Off plan development starts 

surged 180% year on year. These statistics raise the question: is Canggu approaching 

saturation? 

Arguments for saturation: supply is growing faster than demand. Land is becoming scarce, 

pushing development to increasingly marginal locations. Traffic congestion is worsening, 

reducing livability. Social media driven development is creating homogeneous product (infinity 

pool villas with rice field views) that commoditizes the offering. 

Arguments against saturation: 6.3 million visitors and growing. Digital nomad demand still 

increasing. Canggu absorbs new supply because it is the destination of choice for the largest 

spending demographic. Premium, differentiated properties maintain strong performance even as 

generic stock faces competition. The area continues to develop new micro neighborhoods 

(Pererenan, Seseh) that expand the catchment. 

The balanced assessment: Canggu is not saturated in aggregate, but it is approaching 

saturation for generic mid market villa product. Investors entering Canggu in 2026 must 

differentiate through superior design (Instagram worthy architecture), location precision 

(beachfront, rice field view), amenity (co working space, wellness facilities), or management 

excellence (top tier agency with proven occupancy). Generic three bedroom villas without 

distinctive features will face increasing competition and compressing yields. 

Strategy: for new Canggu investment, either go premium (USD 500K+ distinctive product) or 

shift to adjacent emerging areas (Seseh, Pererenan, Umalas) where supply demand dynamics 

are more favorable. The adjacent area strategy captures Canggu's demand spillover at 30 to 50 

percent lower pricing. 
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Appendix AC: The PT PMA Formation Process Step by Step 
Step 1: Select business activities (KBLI codes). For property investment and rental: 68111 

(property leasing), 55110 (hotel/hospitality), 68200 (property management). Multiple codes can 

be registered to provide operational flexibility. 

Step 2: Determine capital structure. Authorized capital minimum IDR 50 million (per 2024 

Omnibus Law revision). Paid up capital: 25% of authorized minimum. For practical property 

investment, IDR 1 to 10 billion authorized is common. Foreign ownership: 100% permitted for 

most property related activities under current negative investment list. 

Step 3: Engage notary (Notaris) to prepare deed of establishment. Notary drafts articles of 

association specifying shareholders, directors, commissioners, capital structure, and business 

activities. Processing time: 1 to 2 weeks. 

Step 4: Submit to Ministry of Law and Human Rights (Kemenkumham) for company registration. 

Obtain SK (approval letter) and NIB (business identification number) through OSS (Online 

Single Submission) system. Processing time: 1 to 3 weeks. 

Step 5: Tax registration (NPWP) at local tax office. Required for all business operations and 

property transactions. Processing: 1 to 2 weeks. 

Step 6: Operational permits. OSS generates required permits based on KBLI codes. For 

hospitality: Tourism Business License (TDUP). For property rental: Pondok Wisata license 

through local government. Processing: 2 to 4 weeks. 

Step 7: Corporate bank account. Open at Indonesian bank (BCA, Mandiri, BNI recommended). 

Requires company documents, director identification, initial deposit. Processing: 1 to 2 weeks. 

Total timeline: 6 to 12 weeks from initiation to fully operational company. Total cost: USD 10,000 

to 30,000 depending on complexity and professional fees. Annual compliance: tax filings 

(monthly VAT, annual corporate tax), annual report to Kemenkumham, director obligations. 

Ongoing cost: USD 3,000 to 8,000 annually for accounting, tax filing, and legal compliance. 
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Appendix AD: Villa Design and Architecture for Maximum Rental Performance 
Instagram effect: in 2025, villa design directly affects booking rates through social media 

visibility. Properties that photograph well achieve higher rankings on booking platforms, more 

social media shares, and ultimately higher occupancy and rates. Design is not aesthetic 

preference; it is a revenue driver. 

Design elements that boost rates 20 to 30%: infinity pools (especially overlooking rice fields or 

ocean), open plan living with high ceilings, natural materials (exposed stone, reclaimed wood), 

tropical gardens visible from interior, outdoor showers, rooftop terraces with sunset views, 

distinctive architectural features (curved walls, dramatic entrances). 

Functional requirements for rental performance: air conditioning in all bedrooms (essential), high 

speed internet (Starlink or fiber), modern kitchen with Western appliances, reliable hot water, 

quality mattresses and linens, pool safety (fencing for family market), secure parking (minimum 

2 motorbike, 1 car), laundry facilities. 

Target market determines design: Digital nomads want workspace, fast internet, comfortable 

desk, good lighting. Families want safety, pool fencing, multiple bathrooms, kitchen. Luxury 

tourists want premium finishes, staff service, spa bathroom, infinity pool, view. Wellness seekers 

want yoga space, meditation area, natural materials, garden. Design for your target tenant, not 

for personal preference. 

Cost versus return: investing an additional USD 20,000 in premium design elements (better 

pool, upgraded finishes, Instagram worthy features) on a USD 300,000 villa can increase nightly 

rates by USD 30 to 50 and occupancy by 10 to 15 percentage points. The additional revenue of 

USD 8,000 to 15,000 annually produces a 40 to 75 percent return on the design investment. 

This is the highest return component of villa development. 
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Appendix AE: Long Term Rental Market Economics 
Long term rentals (12+ months) in Bali serve a different market than short term tourist 

accommodation. The primary tenants are digital nomads on extended stays, expatriate families, 

retirees, and Indonesian professionals. Each segment has distinct requirements and willingness 

to pay. 

Digital nomads (3 to 12 months): Seek furnished 1 to 2 bed villas or apartments. Budget USD 

800 to 2,500/month. Requirements: fast internet, workspace, pool, proximity to cafes and co 

working. High turnover but deep replacement pool. Canggu and Ubud are primary markets. 

Expatriate families (1 to 3 years): Seek 3 to 4 bed villas with garden. Budget USD 2,000 to 

5,000/month. Requirements: safety, proximity to international schools (Canggu Green School, 

Bali Island School), family amenity, parking. Lower turnover, very stable tenancy. Umalas, 

Sanur, and parts of Canggu are primary markets. 

Retirees (1 to 5+ years): Seek 2 to 3 bed villas in quiet areas. Budget USD 1,000 to 

3,000/month. Requirements: healthcare proximity, peaceful environment, community, quality of 

life. Very low turnover. Sanur, Ubud, and Jimbaran are primary markets. 

Long term yield calculation: 3 bed Canggu villa at USD 350,000. Monthly rent USD 2,500. 

Annual gross: USD 30,000 (8.6%). Management (10%): USD 3,000. Maintenance: USD 2,500. 

Insurance: USD 1,000. Tax (10% gross): USD 3,000. Net: USD 20,500 (5.9% net). Lower than 

short term but with dramatically less management effort and more predictable cash flow. 
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Appendix AF: Bali Versus Phuket, Detailed Comparison 
Market size: Bali received 6.3 million international visitors in 2024. Phuket received 

approximately 10 million (all Thailand international arrivals were 35 million). Phuket's market is 

larger and more mature. Bali's growth rate is faster. 

Ownership: Both restrict foreign freehold. Thailand allows 30 year leasehold (similar to Bali). 

Thai condominiums can be foreign freehold (up to 49% of building). Indonesia has no equivalent 

foreign condo freehold. Thailand advantage on ownership structure. 

Yields: Bali 8 to 15% gross. Phuket 6 to 10% gross. Bali's yield premium reflects lower property 

prices relative to rental income. As Bali prices rise, yields may converge. 

Entry pricing: Bali villas from USD 100,000. Phuket villas from USD 200,000 for similar quality. 

Bali has lower entry but also lower specification floor. Premium pricing comparable in both 

markets. 

Lifestyle: Bali offers stronger cultural identity, wellness positioning, and digital nomad 

community. Phuket offers better infrastructure, nightlife, and medical tourism. Different buyer 

demographics. 

Risk: Both markets face natural disaster risk (Bali: volcanic, seismic. Phuket: tsunami risk). Both 

face regulatory risk. Bali's ownership structure is marginally less secure. Phuket's longer track 

record provides more certainty. 

Recommendation: both markets merit allocation for a diversified tropical property portfolio. Bali 

for higher yields and lifestyle. Phuket for stronger infrastructure and ownership options. Allocate 

based on investor priority between yield (Bali) and security (Phuket). 
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Appendix AG: The Airbnb Regulatory Landscape 
Airbnb and short term rental regulation in Bali is evolving. Currently, operating a short term 

rental legally requires a Pondok Wisata (guest house) license from local government. Many 

foreign owned rental properties operate without proper licensing, creating regulatory risk. 

Enforcement is increasing. Local government and traditional Balinese community leaders 

(banjar) are increasingly monitoring unlicensed operations. Penalties include fines, operational 

closure, and visa complications for foreign operators. 

PT PMA structure provides the cleanest path to legal rental operation. The company can obtain 

Pondok Wisata licensing and tourism business permits, ensuring full compliance with 

Indonesian hospitality regulations. This is a primary advantage of PT PMA over leasehold or 

personal ownership for rental investment. 

Tax compliance: short term rental income is subject to VAT (11%), income tax (10% final for 

individuals, 22% net for corporations), and local hotel tax. Full compliance requires monthly tax 

reporting. Many operators underreport or fail to report, creating accumulated tax liability risk. 

Best practice: operate through PT PMA with full licensing and tax compliance. The additional 

cost (USD 3,000 to 8,000 annually) is modest compared to the risk of regulatory enforcement 

against unlicensed operations. Compliant operations also achieve better long term sustainability 

as regulations tighten. 
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Appendix AH: Family Office Allocation Strategy for Bali 
Family offices considering Bali should approach it as the high yield, tropical lifestyle component 

of a global property portfolio. Recommended allocation: 5 to 15 percent of total property 

portfolio, depending on risk tolerance and lifestyle alignment. 

Minimum allocation: USD 500,000 for adequate diversification across 2 to 3 properties in 

different areas and segments. Optimal: USD 1 to 3 million allowing a 4 to 6 property portfolio 

spanning Canggu (yield), Ubud (wellness), Uluwatu (premium), and emerging areas (growth). 

Structure: Singapore PTE LTD or Hong Kong company holding Indonesian PT PMA shares. 

Provides international banking, familiar governance, and efficient capital movement. PT PMA 

holds property rights (HGB) and operates rental business. Annual governance cost: USD 

15,000 to 25,000 for the full structure. 

Management: engage two independent management companies (not all properties with one 

provider) to benchmark performance and reduce single provider risk. Quarterly performance 

review: occupancy, revenue per available night, guest ratings, maintenance spend, net yield. 

Exit planning: document exit strategy at acquisition. Target hold period, minimum acceptable 

return, preferred exit channel, and conditions that would trigger early exit. Review annually 

against market conditions. Plan lease renewal or PT PMA share sale well before the need 

arises. 

Portfolio model: Property 1: Canggu 3 bed (USD 400K, yield 10%). Property 2: Ubud wellness 

villa (USD 300K, yield 12%). Property 3: Uluwatu luxury 2 bed (USD 500K, yield 9%). Property 

4: Seseh 2 bed (USD 250K, yield 11%, growth play). Total: USD 1.45M. Blended yield: 10.3%. 

Projected appreciation: 8 to 10% annually. Total annual return: 18 to 20%. 
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Appendix AI: The Second Home Visa and Residency Pathways 
Second Home Visa: introduced for foreign property owners. Requires property valued at IDR 2 

billion (approximately USD 125,000) or more. Grants 5 year stay permit with multiple entry. No 

work permit (cannot be employed by Indonesian company). Suitable for retirees, remote 

workers, and lifestyle residents. 

KITAS for PT PMA directors: foreign directors of PT PMA companies can obtain KITAS work 

permits. 1 year, renewable annually. Allows active business management. Required for Hak 

Pakai property registration in personal name. 

B211A Business Visa: 60 day single entry, extendable twice for total 180 days. Suitable for 

investors visiting to manage property transactions, construction oversight, or business setup. 

Not a residency path but useful for active involvement periods. 

Digital Nomad Visa: Indonesia has announced plans to formalize a digital nomad visa but 

implementation details and timeline remain uncertain. When launched, it will likely provide 1 to 5 

year stay permits for remote workers meeting income thresholds. This would be transformative 

for Bali's long term rental demand. 

KITAP (Permanent Stay Permit): available after holding KITAS for several consecutive years. 

Provides long term residency stability. Requires ongoing visa compliance and immigration 

reporting. 

Strategy: investors planning to spend significant time in Bali should obtain appropriate visa from 

the outset. Property purchase strategy should align with visa intentions (Hak Pakai requires 

KITAS/KITAP, PT PMA directorship provides KITAS basis, Second Home Visa requires IDR 

2B+ property value). 
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Appendix AJ: The Bali Construction Industry 
Bali's construction industry is well developed for villa scale projects but varies significantly in 

quality and reliability. Selecting the right contractor is as important as selecting the right property 

or location. 

Developer categories: International standard firms (5 to 10 companies): Experienced with 

foreign clients. Project management, quality control, warranty. Cost premium 15 to 25% over 

local contractors but vastly reduced risk. Recommended for investors without local construction 

experience. 

Quality local contractors (20 to 30 companies): Established track record. Indonesian 

management with some English capability. Good quality for standard villa projects. Cost 

effective. Requires some investor oversight or independent project management. 

Small local builders: Numerous. Highly variable quality. Lowest cost but highest risk of delays, 

quality issues, and budget overruns. Not recommended for foreign investors unless personally 

present and experienced with Indonesian construction management. 

Timeline reality: A 300 sqm villa typically requires 8 to 14 months from foundation to completion. 

Add 2 to 4 months for permits and 1 to 2 months for furnishing. Total: 11 to 20 months. Budget 

30% time contingency for realistic planning. Rainy season (November to March) can slow 

construction by 20 to 30%. 

Quality control: engage independent clerk of works or project manager (cost USD 500 to 

1,500/month) to oversee construction if not personally present. Weekly photo reporting, monthly 

physical inspection, stage payment linked to verified progress milestones. Never pay ahead of 

completed work. 

Warranty: reputable contractors provide 1 to 2 year defects liability period. Document all defects 

at handover. Follow up on remediation. After warranty: budget 1 to 2% of property value 

annually for ongoing maintenance. 
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Appendix AK: Bali's Competitive Positioning in Southeast Asia 
Bali competes with multiple Southeast Asian destinations for property investment capital: 

Phuket, Koh Samui, and Hua Hin in Thailand; Langkawi and Penang in Malaysia; Cebu and 

Palawan in the Philippines; and Da Nang in Vietnam. 

Bali's advantages: highest rental yields among established destinations. Strongest digital 

nomad community. Most recognizable global brand. Best wellness and cultural positioning. 

Largest international visitor base per destination. Most active development market with diverse 

product range. 

Bali's disadvantages: weakest foreign ownership structure. Highest infrastructure variability. 

Most significant natural disaster risk (volcanic, seismic). Increasing development pressure on 

environment and culture. IDR currency depreciation risk. 

Southeast Asian property allocation model: for a USD 2M Southeast Asian property allocation, 

optimal diversification might allocate 40% Bali (yield + lifestyle), 30% Phuket (infrastructure + 

ownership), 20% Vietnam (growth + value), 10% Philippines (emerging + currency advantage). 

This portfolio captures yield, growth, and diversification across the region's strongest markets. 
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Appendix AL: Monitoring Indicators for Bali Investors 
Tourism arrivals: Monthly data from BPS Bali. Healthy: growing or stable arrivals. Warning: 3+ 

consecutive months of decline. Red flag: return to pandemic era restriction scenarios. Tourism 

is the fundamental demand driver. 

Airbnb occupancy and rates: Monitor your specific area using tools like AirDNA or Bukit Vista 

data. Healthy: occupancy above 65% with stable rates. Warning: occupancy below 55% with 

rate pressure. Red flag: occupancy below 40% indicating oversupply or demand decline. 

Development pipeline: Monitor new project launches in your area. Heavy new supply may 

temporarily compress yields. However, new development also brings infrastructure 

improvement and area activation that supports long term values. 

IDR/USD exchange rate: Monitor for investment entry timing and exit planning. IDR weakness 

favors USD denominated entry. IDR strength favors exit conversion. 

Regulatory changes: Monitor through legal counsel for ownership law changes, rental licensing 

updates, visa policy shifts, and tax modifications. Any of these can affect investment returns. 

Infrastructure progress: Monitor Gilimanuk toll road, airport expansion, and other projects for 

completion milestones. Infrastructure delivery creates appreciation events in affected areas. 
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Appendix AM: Comprehensive Area Investment Profiles 
Canggu Investment Profile: Population of digital nomads estimated at 5,000 to 10,000 at any 

given time. Over 500 cafes, 200+ restaurants, 50+ co working spaces. Average villa turnover: 

30 days on market for well priced properties. Land availability: decreasing rapidly, most 

remaining plots are rice field conversion or secondary location. Development trajectory: 

approaching maturity in core areas, growth shifting to periphery (Pererenan, Seseh). Price 

trajectory 2026 to 2030: 5 to 8% annual appreciation in core, 10 to 15% in periphery. Investment 

thesis: established high yield market with shifting growth dynamics. Focus on premium 

differentiation in core and early positioning in periphery. 

Seminyak Investment Profile: Bali's most established luxury market. Beach clubs (Potato Head, 

Ku De Ta, Mrs Sippy). High end restaurants and designer boutiques. Villa stock ranges from 

1990s era traditional to 2024 ultra modern. The area's maturity means lower capital growth 

potential (5 to 7% annually) but highest predictability of rental performance. Average villa price 

USD 500,000 to 1,000,000 for premium product. Rental income USD 60,000 to 120,000 

annually for beachfront. Investment thesis: income stability play within a Bali portfolio. Reliable, 

proven, lower growth but lower risk. 

Uluwatu Investment Profile: Bali's luxury frontier is still developing. The Bukit Peninsula offers 

dramatic cliffside locations unavailable elsewhere on the island. Major beach clubs (Sundays, 

Single Fin, Ulu Cliffhouse) attract premium tourists. Surf culture (Padang Padang, Impossibles, 

Bingin) provides year round visitor traffic. Villa prices USD 500,000 to 5,000,000+ for clifftop 

premium. Land prices USD 800 to 2,000/sqm for premium positions. Rental rates USD 300 to 

500+ per night. Occupancy seasonal (65 to 80%). Investment thesis: premium capital 

appreciation play. Properties purchased now at USD 600,000 to 1,000,000 will likely trade at 

USD 1,000,000 to 2,000,000 within 10 years as the area matures. 

Ubud Investment Profile: Cultural and wellness capital of Southeast Asia. Tegallalang rice 

terraces, Monkey Forest, traditional art markets. Yoga shalas, wellness retreats, organic 

restaurants. Different visitor demographic than coastal areas: wellness seekers, spiritual 

tourists, art lovers, food tourists. Villa prices USD 200,000 to 600,000. Land USD 300 to 

800/sqm. Rental yields 12 to 15% for wellness positioned properties. Investment thesis: niche 

play targeting the fast growing global wellness market. Properties with yoga facilities, meditation 

spaces, and organic gardens outperform generic stock by 20 to 30%. 

Sanur Investment Profile: Original expat area, now positioning as family friendly alternative to 

Canggu. Calm beachfront, cycling infrastructure, established restaurants and shops. 

International schools within commuting distance. Long term rental focused (retirees, families). 

Yields 6 to 8% (lower than tourist areas but more stable). Prices USD 200,000 to 500,000. 

Investment thesis: stability and long term hold. Lower yields compensated by very stable 

tenancy and lower management complexity. 
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Appendix AN: The Luxury Segment Deep Dive 
Bali's luxury property market has expanded significantly since 2022. Ultra premium villas in 

Uluwatu, Seminyak beachfront, and select Ubud locations command USD 1,000,000 to 

10,000,000+. This segment attracts high net worth individuals from Australia, Singapore, Hong 

Kong, Europe, and increasingly Japan and South Korea. 

Luxury villa characteristics: architecturally significant design (often by named architects), 

imported premium materials (Italian marble, Scandinavian fixtures), smart home systems, 

private staff (housekeeper, cook, driver, security), infinity pools with ocean or valley views, 

multiple living pavilions, spa and wellness facilities, landscaped tropical gardens. These 

properties are both personal retreats and ultra premium rental assets. 

Rental performance: luxury villas command USD 500 to 2,000+ per night. At even 50% 

occupancy, a villa renting at USD 800/night generates USD 146,000 annually. After 

management (30%) and operating costs: approximately USD 80,000 to 90,000 net. On a USD 

1,500,000 investment: 5.3 to 6% net yield. The yield is lower than mid market but the absolute 

income and capital appreciation potential are substantial. 

Branded residences: international hotel brands (Four Seasons, Aman, Six Senses, COMO) are 

establishing or expanding branded residence programs in Bali. Branded residences offer 

income guarantee programs, professional management, and brand premium on resale. The 

premium over unbranded equivalents is 20 to 40% but comes with institutional quality 

management and marketing. 

The luxury buyer: typically purchasing for personal use with rental income as secondary 

objective. Emotional decision (lifestyle, status, aesthetic) more than financial (yield, ROI). 

However, the financial performance of luxury Bali property is genuinely strong, combining 5 to 

8% net yield with 10 to 15% annual appreciation in the premium segment. 
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Appendix AO: North Bali, The Long Term Opportunity 
North Bali (Buleleng Regency, centered on Singaraja and Lovina) represents Bali's last frontier 

for property investment. The area offers dramatic volcanic landscapes, black sand beaches, hot 

springs, waterfalls, dolphin watching, and genuine Balinese village life untouched by southern 

tourism development. 

Current state: limited tourism infrastructure (basic hotels, few restaurants, minimal nightlife). 

Visitor numbers a fraction of south Bali. Land prices USD 30 to 100/sqm (5 to 20 times cheaper 

than Canggu). Villa stock minimal and mostly budget to mid range. Internet connectivity 

improving with Starlink but still limited for fiber. 

The catalyst: a new international airport has been proposed for North Bali. If built, it would 

transform the area from a remote day trip destination to a directly accessible tourism zone. The 

impact would be comparable to opening a new city to international visitors. Property values in 

areas near the proposed airport location would appreciate dramatically. 

Investment strategy: acquire land at current prices (USD 30 to 100/sqm) in locations that would 

benefit from airport proximity or improved accessibility. Hold as a call option on the airport 

development. If airport is built within 10 years: potential 300 to 500% return on land value alone. 

If not: land maintains minimal value with negligible holding cost. 

Risk: airport may never be built or may be delayed beyond investor patience. The area may 

develop slowly regardless. Land liquidity is very low, exit may be difficult. This is a speculative 

allocation appropriate for 5 to 10% of a Bali portfolio maximum, using capital the investor can 

afford to have tied up indefinitely. 

Alternative approach: instead of raw land, acquire a small operational villa or guesthouse at 

USD 80,000 to 150,000. Generate modest rental income (4 to 6% yield from diving, hiking, and 

wellness tourists) while holding for appreciation. This provides income during the waiting period 

and a tangible asset that is easier to manage than raw land. 
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Appendix AP: Environmental and Social Sustainability 
Bali's environmental challenges are real and affect property investment directly. Over 

development in south Bali has strained water resources, waste management, and traffic 

infrastructure. Rice field conversion to villa development reduces the agricultural landscape that 

is central to Bali's appeal. Coral reef degradation affects marine tourism that supports coastal 

property values. 

For investors, sustainability is not altruism: it is risk management. Properties in areas with 

strained infrastructure face water shortages, traffic gridlock, and environmental degradation that 

can reduce rental appeal and property values. Properties built with sustainable practices (water 

recycling, solar power, natural materials) are increasingly preferred by tenants and command 

premium pricing. 

Community impact: Balinese communities are beginning to resist development that does not 

benefit local residents. Properties that employ local staff, engage with banjar communities, use 

local materials and contractors, and contribute to community infrastructure (temple restoration, 

road maintenance, school support) build goodwill that translates to operational ease and long 

term sustainability. 

Regulatory direction: Indonesian government is tightening environmental regulation. Green 

building requirements are expanding. Height limits, setback requirements, and environmental 

impact assessments are becoming more stringent. Properties built to current environmental 

standards will not face retroactive compliance costs. Properties built cutting corners may face 

future regulatory challenges. 

Investment implication: sustainability is becoming a competitive advantage, not merely a cost. 

Eco villas with documented sustainability features (solar panels, water recycling, natural 

materials, organic gardens, community engagement) command 15 to 25% premium and attract 

the growing segment of environmentally conscious travelers and digital nomads. Build 

sustainable from the start. 
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Appendix AQ: The Build to Rent Strategy in Detail 
Build to rent is the highest return strategy available to Bali property investors who are willing to 

manage the construction process. By acquiring land and building rather than buying completed 

villas, investors capture the development margin that otherwise goes to the developer. 

Step by step model for a 3 bed tropical modern villa in Pererenan: 1. Acquire 250sqm land at 

USD 350/sqm = USD 87,500. 2. Design: engage architect USD 5,000 to 15,000. 3. Permits: 

IMB and related USD 5,000 to 10,000. 4. Construction: 280sqm at USD 650/sqm = USD 

182,000. 5. Pool and landscaping: USD 25,000. 6. Furniture and equipment: USD 20,000. 7. 

Contingency (15%): USD 50,000. Total: USD 374,500 to 389,500. 

Market value upon completion: USD 500,000 to 600,000. Immediate equity: USD 110,000 to 

225,000 (30 to 58%). Annual rental income: USD 45,000 to 60,000 gross. Net (after 28% 

management, maintenance, tax): USD 27,000 to 36,000. Net yield on cost: 7.0 to 9.3%. 

Compare with buying completed: purchase same villa at USD 550,000. Same rental income. 

Net yield on cost: 4.9 to 6.5%. The build to rent advantage is 2 to 3 percentage points of yield 

plus the immediate equity from the development margin. 

Risks: construction delays (budget 30% time contingency), cost overruns (budget 15 to 20% 

financial contingency), quality issues (engage independent project manager), permit 

complications (use experienced local architect), weather delays (avoid starting in peak rainy 

season). Each risk is manageable with proper planning and professional support. 

Scale economics: building 2 to 3 villas simultaneously on adjacent plots reduces per unit cost by 

10 to 15% through bulk material purchasing and shared construction team. A 3 villa project at 

USD 1.1 million total might achieve combined market value of USD 1.6 to 1.8 million and 

generate USD 90,000 to 120,000 annual net rental income. 
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Appendix AR: Tax Planning for International Investors 
Indonesian tax obligations: 10% final tax on gross rental income for individual lessors. 22% 

corporate tax on net profit for PT PMA. 11% VAT on short term rental services. Annual land and 

building tax (PBB) approximately 0.1 to 0.3% of assessed value. 5% BPHTB transfer tax on 

acquisition. 

Structuring for tax efficiency: PT PMA allows deduction of operating expenses (management 

fees, maintenance, depreciation, salaries, professional fees) from gross income before applying 

22% corporate tax. If operating expenses are 50% of gross income, effective tax rate is 11% of 

gross (versus 10% final tax for individuals). For properties with high operating costs, PT PMA 

may be more tax efficient despite higher nominal rate. 

International tax planning: Indonesia has double tax treaties with 70+ countries. Treaty benefits 

may include reduced withholding tax on dividends remitted from PT PMA to foreign shareholder. 

For example, Indonesia Singapore treaty reduces dividend withholding to 10% (from 20% 

standard). Singapore or Hong Kong holding structure may optimize total tax burden. 

Transfer pricing: if PT PMA pays management fees to a related offshore entity, Indonesian 

transfer pricing rules require arm's length pricing. Document market rate benchmarks for all inter 

company transactions. 

VAT registration: PT PMA with annual revenue above IDR 4.8 billion (approximately USD 

300,000) must register for VAT. Below this threshold, voluntary registration is possible and may 

be advantageous for input VAT recovery on construction and operating costs. 

Annual compliance cost: tax agent fees IDR 30 to 80 million (USD 2,000 to 5,000) annually for 

PT PMA tax compliance. This is a necessary cost of operating legally and should be budgeted 

from inception. 
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Appendix AS: The Bali Versus UAE Detailed Comparison 
Ownership: UAE offers freehold in designated zones. Bali: no foreign freehold; leasehold, Hak 

Pakai, or PT PMA only. UAE advantage is decisive for investors prioritizing ownership certainty. 

Bali requires acceptance of structural complexity. 

Tax: UAE zero personal income, zero capital gains, zero property tax (except transfer fees). 

Indonesia: 10% rental income, potential 22% corporate, 11% VAT, annual property tax, 5% 

transfer tax. UAE tax advantage is substantial and permanent. 

Yields: UAE 4.5 to 8% gross (Ajman highest at 7 to 10%). Bali 8 to 15% gross. Bali yield 

advantage compensates for tax burden: net yields comparable after Indonesian taxes. 

Currency: UAE AED pegged to USD. Indonesia IDR depreciating against USD historically. UAE 

provides currency certainty. Bali provides currency opportunity (cheaper entry for USD holders) 

but exit risk. 

Lifestyle: Bali offers tropical island living, cultural richness, wellness, and nature that UAE 

cannot replicate. UAE offers urban sophistication, zero tax, safety, and international connectivity 

that Bali cannot match. These are complementary, not competing, lifestyle propositions. 

Infrastructure: UAE world class. Bali improving but significant gaps (water, waste, transport). 

UAE advantage on infrastructure quality and reliability. 

Entry pricing: comparable. Bali villas from USD 100,000 (leasehold). Ajman studios from USD 

47,000 (freehold). RAK from USD 190,000. Dubai from USD 200,000. Both markets offer 

accessible entry. 

Optimal strategy: allocate to both. UAE for freehold certainty, zero tax, and institutional grade 

market access. Bali for highest yields, lifestyle premium, and tourism driven demand. A portfolio 

combining Dubai/Sharjah/RAK/Ajman (50 to 60%) with Bali (20 to 30%) and other tropical 

markets (10 to 20%) captures the strengths of each while diversifying the risks. 
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Appendix AT: Quarterly Investment Calendar 
Q1 (January to March): Post holiday demand strong from long term rental market. New year 

resolutions drive wellness tourism to Ubud. Australian school holidays in January bring family 

tourism. Good period for property viewings and negotiations as sellers motivated after holiday 

season. Construction: dry season beginning, optimal for starting projects. 

Q2 (April to June): European spring holidays bring visitor surges. Easter period high demand for 

short term rental. Nyepi (Balinese New Year, March/April) creates unique demand for immersive 

cultural experience. Construction: peak building season, favorable weather. Property 

transactions: active period for closings on deals initiated in Q1. 

Q3 (July to September): Peak tourist season globally. Highest occupancy and rental rates. 

Australian winter school holidays drive family tourism. European summer holidays bring 

European tourists. Not ideal for property viewings (high tourist traffic) but strong period for 

demonstrating rental performance to potential buyers. Construction: continues in favorable 

weather. 

Q4 (October to December): Transition to wet season. October to November: shoulder season 

with moderate tourism, good negotiation window for property purchases. December: holiday 

surge brings peak demand. Christmas and New Year booking rates at annual high. 

Construction: rainy season begins November, may slow progress. Good period for property due 

diligence and transaction negotiation. 
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Appendix AU: The Bali Property Investment Risk Matrix 
Ownership structure risk: HIGH. No foreign freehold. Mitigate: use appropriate legal structure, 

engage qualified notary, document all agreements in Bahasa Indonesia and English. 

Regulatory risk: MEDIUM. Government policy trending favorable but unpredictable. Mitigate: 

structure for compliance, monitor through legal counsel, maintain flexibility to adapt. 

Natural disaster risk: MEDIUM to HIGH. Volcanic, seismic, flood, tsunami potential. Mitigate: 

insurance, earthquake resistant construction, geographic diversification, avoid flood plains and 

volcanic red zones. 

Currency risk: MEDIUM. IDR depreciation trend. Mitigate: monitor exchange rates, time major 

transactions to favorable rates, maintain some IDR income as natural hedge. 

Rental demand risk: LOW to MEDIUM. Tourism structural and growing. Digital nomad demand 

adding year round stability. However, oversupply in specific micro markets possible. Mitigate: 

differentiated product, prime locations, professional management. 

Construction risk: MEDIUM. Quality variation, cost overruns, delays. Mitigate: reputable 

contractor, independent project management, stage payments, contingency budget. 

Management risk: MEDIUM. Management company quality varies. Mitigate: due diligence on 

management selection, performance benchmarks, ability to change providers. 

Liquidity risk: MEDIUM. Bali market less liquid than Dubai or Singapore. Exit timelines 2 to 12 

months depending on area and product. Mitigate: price competitively, plan exit timing, maintain 

financial flexibility. 

Community risk: LOW to MEDIUM. Banjar integration essential. Mitigate: employ local staff, 

engage respectfully, contribute to community, maintain positive relationships. 

Overall portfolio risk: MEDIUM. Manageable through diversification, professional guidance, and 

proactive risk management. The yield premium (8 to 15%) compensates for the elevated risk 

profile compared to institutional grade markets like Dubai or Singapore. 
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Appendix AV: Complete Villa Pricing Database 2025 
Canggu Leasehold (25 year): 1 bed pool villa USD 120K to 180K. 2 bed USD 200K to 350K. 3 

bed tropical modern USD 300K to 500K. 3 bed luxury USD 450K to 700K. 4+ bed estate USD 

600K to 1.5M. Land per sqm USD 400 to 900. 

Seminyak Leasehold: 2 bed USD 250K to 400K. 3 bed USD 350K to 700K. Beachfront 3 bed 

USD 700K to 1.2M. 4+ bed luxury USD 800K to 2M+. Land USD 1,100 to 2,200/sqm. 

Uluwatu/Bukit Leasehold: 2 bed clifftop USD 400K to 700K. 3 bed ocean view USD 600K to 

1.2M. Clifftop estate USD 1M to 5M+. Land USD 900 to 2,200/sqm. 

Ubud Leasehold: 1 bed retreat USD 80K to 150K. 2 bed rice terrace USD 150K to 300K. 3 bed 

luxury USD 250K to 500K. Wellness compound USD 400K to 1M. Land USD 350 to 900/sqm. 

Sanur: 2 bed family USD 150K to 300K. 3 bed beachside USD 250K to 500K. 4 bed estate USD 

400K to 800K. 

Jimbaran: 2 bed USD 200K to 400K. 3 bed bay view USD 350K to 700K. Premium USD 600K to 

1.5M. 

Seseh/Pererenan: 2 bed USD 150K to 280K. 3 bed USD 220K to 400K. Beachfront USD 350K 

to 700K. Land USD 300 to 600/sqm. 

North Bali: 1 to 2 bed USD 60K to 150K. 3 bed USD 120K to 250K. Entry from USD 50K. Land 

USD 30 to 100/sqm. 

PT PMA freehold equivalent: add 30 to 50 percent to leasehold prices plus USD 15K to 30K 

formation costs. 
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Appendix AW: Land Price History 2015 to 2025 by Area 
Canggu (USD/sqm): 2015: 150 to 250. 2017: 200 to 350. 2019: 280 to 500. 2020 pandemic: 200 

to 400. 2022 recovery: 250 to 500. 2024: 350 to 800. 2025: 400 to 900. Ten year CAGR 10 to 

14 percent. The dramatic appreciation reflects Canggu's transformation from surf village to 

global digital nomad capital. Land scarcity in core areas is pushing prices toward Seminyak 

levels, a threshold that seemed impossible five years ago. 

Seminyak: 2015: 500 to 1,000. 2017: 600 to 1,200. 2019: 800 to 1,500. 2020: 600 to 1,200. 

2022: 700 to 1,400. 2024: 1,000 to 2,000. 2025: 1,100 to 2,200. CAGR 7 to 9 percent. Mature 

market with premium pricing reflecting established luxury positioning and proven rental track 

record. 

Uluwatu: 2015: 200 to 600. 2017: 350 to 800. 2019: 500 to 1,200. 2020: 400 to 1,000. 2024: 800 

to 2,000. 2025: 900 to 2,200. CAGR 12 to 15 percent. Fastest appreciating established area 

driven by luxury villa development and surf tourism infrastructure. 

Ubud: 2015: 80 to 250. 2019: 200 to 500. 2020: 150 to 400. 2025: 350 to 900. CAGR 10 to 12 

percent. Wellness tourism growth driving consistent demand for rice terrace and jungle valley 

positions. 

Seseh/Pererenan: 2015: 50 to 120. 2019: 120 to 300. 2025: 300 to 600. CAGR 15 to 20 

percent. Highest growth from lowest base as Canggu spillover transforms adjacent areas. 

Tabanan coast: 2015: 20 to 60. 2025: 50 to 200. Minimal appreciation without infrastructure but 

the Gilimanuk toll road will catalyze rapid growth upon completion. 
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Appendix AX: Comprehensive Case Studies 
Case 1: Australian couple, semi retired, USD 400,000. Purchased 3 bed leasehold villa in Ubud 

with yoga shala and rice terrace views. Personal use 3 months, short term rental 6 months, 

wellness retreat groups 3 months. Annual gross: USD 55,000. Net: USD 32,000 (8.4%). 

Property appreciated 12% year one. Total first year return: 20.5%. After 5 years: USD 160,000 

cumulative net rental plus villa valued USD 670,000 (from USD 380,000 cost). Total 5 year 

return: 118%. 

Case 2: Singapore family office, USD 3M allocation. PT PMA through Singapore holding. Six 

villa portfolio across Canggu, Seminyak, Uluwatu, Ubud, Seseh, Pererenan. Annual net rental: 

USD 290,000 (9.7% blended). Projected appreciation 9% blended. Total annual return: 18.7%. 

Five year projection: USD 1.45M rental + USD 1.53M appreciation = 99% return on USD 3M. 

Case 3: European developer, USD 800K. Build to rent in Pererenan. 600sqm land (USD 210K) 

plus 3 villas (USD 480K) plus contingency (USD 110K). Completed value: USD 1.2M. 

Immediate equity: USD 400K. Annual net rental: USD 80K (10% on cost). Sells 1 villa at USD 

400K, keeps 2 generating USD 53K net on remaining USD 400K: 13.3% yield on deployed 

capital. 

Case 4: Indian tech professional, USD 150K. 1 bed leasehold Ubud with pool. Self managed via 

Airbnb. Net: USD 16,100 (11.5%). Personal use 6 weeks saves USD 3K. Effective return 

13.6%. After 5 years: USD 80K rental plus villa at USD 225K. Total return 111% on USD 140K. 

Case 5: British retiree couple, USD 250K. 2 bed leasehold Sanur. Long term rental focus. 

Monthly rent USD 1,800. Annual net: USD 17,500 (7%). Stable family tenants. Minimal 

management effort. Property appreciates 6% annually. After 10 years: USD 175K rental plus 

villa at USD 448K. Total: 149% return with virtually passive management. 
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Appendix AY: The Gilimanuk Toll Road and Southwest Coast Transformation 
The Gilimanuk to Mengwi toll road is the most significant infrastructure project affecting Bali 

property values in the current decade. This highway will connect southern Bali's established 

tourism zone to the undeveloped western and southwestern coast, reducing travel times from 

45 to 90 minutes to 15 to 25 minutes. 

Historical precedent: the southern Bali bypass road transformed Uluwatu from an isolated surf 

destination to a premium luxury zone over 10 to 15 years. Property values in Uluwatu increased 

500 to 800 percent from pre bypass levels. The Gilimanuk toll road will create a similar 

transformation along the southwest coast. 

Target investment areas along the toll road corridor: Nyanyi (already seeing early development), 

Kedungu (surf beach with significant potential), Tabanan coast (vast undeveloped beachfront), 

and inland areas near toll road access points. Current land prices USD 50 to 200/sqm will likely 

appreciate to USD 300 to 800/sqm within 5 to 10 years of toll road completion. 

Strategy: acquire land or early stage villas along the corridor at current prices. The toll road is 

funded, under construction, and will be completed, unlike the speculative North Bali airport. This 

makes the southwest coast the most predictable infrastructure driven appreciation opportunity 

currently available in Bali. 

Properties purchased at USD 100K to 300K in corridor areas could appreciate to USD 300K to 

800K within 5 to 10 years. Combined with rental income that will grow as area infrastructure 

develops, total returns of 200 to 400 percent are achievable for well positioned early 

investments. 
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Appendix AZ: The Definitive Bali Investment Thesis 
Thesis one: 6.3 million annual visitors and growing digital nomad community create structural 

accommodation demand generating rental yields of 8 to 15 percent, exceeding every major 

global property market. The demand is structural and growing, not cyclical. 

Thesis two: property prices have risen 7 to 12 percent annually over five years and the 

trajectory is accelerating. Off plan starts up 180 percent, buyer inquiries up 36 percent, foreign 

demand up 92 percent in Badung. The market is in confirmed growth phase. 

Thesis three: ownership complexity is manageable. Leasehold, Hak Pakai, and PT PMA 

structures provide viable paths. Indonesian regulatory trend favors liberalization. Proper legal 

guidance eliminates structural risk. 

Thesis four: build to rent produces 28 to 57 percent development margin plus 8 to 12 percent 

annual yield. This strategy captures development profit that in institutional markets accrues only 

to large developers. 

Thesis five: emerging areas offer the Canggu opportunity of 7 to 10 years ago. Seseh, 

Pererenan, Nyanyi, and the Gilimanuk toll road corridor provide early stage positioning at 30 to 

50 percent below established areas with infrastructure catalysts that will transform accessibility. 

Thesis six: Bali's lifestyle proposition is unique and irreplaceable. No other investment 

destination combines Hindu temple culture, rice terrace landscapes, world class surf, wellness 

infrastructure, digital nomad community, tropical climate, and genuine warmth of Balinese 

people. This irreplaceable appeal is the permanent asset underlying every property investment 

on the island. 

Thesis seven: risks are real but quantifiable. Ownership structure uncertainty, regulatory 

evolution, natural disaster exposure, currency fluctuation, and market saturation in specific sub 

markets all require active management. The yield premium of 3 to 10 percentage points above 

institutional markets compensates for these risks for investors who manage them with precision. 

The comprehensive analysis in this book transforms Bali from an emotional lifestyle purchase 

into a data driven investment decision. The lifestyle appeal remains: owning property in one of 

the world's most beautiful places is a privilege beyond financial return. But the financial case 

stands on its own: 8 to 15 percent yields, 7 to 12 percent appreciation, and total returns that 

compete with the world's best performing property markets. 
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Appendix BA: Detailed Rental Revenue Modelling by Property Type 
Model 1: Canggu 2 bed tropical modern villa (USD 280,000 leasehold). Nightly rate: USD 165 

(low season) to USD 220 (high season). Average: USD 185. Occupancy: 75% (274 nights). 

Gross revenue: USD 50,690. Platform fees (15%): USD 7,604. Management (25% of net): USD 

10,772. Cleaning (USD 35 per turnover, estimated 90 turnovers): USD 3,150. Maintenance: 

USD 2,400. Utilities: USD 3,600. Insurance: USD 900. Tax (10% gross): USD 5,069. Total 

costs: USD 33,495. Net income: USD 17,195. Net yield: 6.1%. Note: if self managed with local 

caretaker, removing management fee increases net to USD 27,967 (10.0% yield). 

Model 2: Seminyak 3 bed luxury villa (USD 650,000). Nightly rate: USD 280 to USD 380. 

Average: USD 320. Occupancy: 72%. Gross: USD 84,096. Costs: platform USD 12,614, 

management USD 17,871, cleaning USD 2,800, maintenance USD 4,200, utilities USD 4,800, 

insurance USD 1,800, tax USD 8,410. Net: USD 31,601 (4.9%). Premium properties sacrifice 

yield percentage for higher absolute income and capital appreciation potential. 

Model 3: Ubud wellness 2 bed with yoga shala (USD 250,000). Mix: 40% short term (USD 

120/night), 30% retreat groups (USD 250/day total property), 30% long term (USD 

1,800/month). Gross: USD 42,120. Costs: management USD 8,424, maintenance USD 2,000, 

utilities USD 2,400, insurance USD 800, tax USD 4,212. Net: USD 24,284 (9.7%). Wellness 

premium delivers strong yield at moderate price point. 

Model 4: Uluwatu clifftop 2 bed luxury (USD 550,000). Nightly rate: USD 350 to USD 500. 

Average: USD 400. Occupancy: 62% (seasonal). Gross: USD 90,520. Costs: management USD 

18,104, cleaning USD 2,100, maintenance USD 5,500, utilities USD 4,200, insurance USD 

2,000, tax USD 9,052. Net: USD 49,564 (9.0%). High absolute income despite seasonal 

occupancy because premium rates compensate. 
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Appendix BB: The Co Living and Co Working Investment Opportunity 
Co living spaces represent an emerging property investment category in Bali, targeting digital 

nomads who seek community, convenience, and cost efficiency. Purpose built co living 

developments offer private bedrooms with shared amenities: pool, co working space, kitchen, 

social areas, and sometimes wellness facilities. 

Economics: 1 bed co living unit costs USD 40,000 to 80,000 to develop (smaller than villa, 

shared infrastructure). Monthly rent: USD 600 to 1,200 per unit. At 80% occupancy and USD 

800 average: USD 7,680 annual revenue per unit. Net yield: 8 to 12% per unit depending on 

scale and management efficiency. 

Scale advantage: a 10 unit co living development at USD 600,000 total cost generates USD 

76,800 annual gross revenue. After management (20%), maintenance, and utilities: 

approximately USD 48,000 net (8.0%). The shared infrastructure model reduces per unit cost 

while the community appeal maintains high occupancy. 

Location: Canggu and Ubud are the primary co living markets. Berawa specifically has seen 

multiple co living developments targeting the 25 to 35 age digital nomad demographic. 

Properties near co working hubs (Dojo Bali, Outpost, Hubud) achieve highest occupancy. 

Growth trajectory: the co living market is growing 15 to 20 percent annually in Bali as remote 

work normalizes globally. Purpose built facilities outperform converted villas because they 

optimize space for the co living use case. Investors with hospitality or community management 

experience are best positioned for this segment. 
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Appendix BC: Insurance and Legal Protection Framework 
Property insurance: comprehensive policies available from Indonesian and international insurers 

covering fire, flood, earthquake, volcanic eruption, theft, and liability. Annual premium 

approximately 0.3 to 0.5 percent of property value. Earthquake and volcanic coverage may 

require supplemental premium of 0.1 to 0.2 percent. 

Business interruption: covers lost rental income during insured events. Essential for properties 

generating USD 30,000+ annual revenue. Premium approximately 0.5 to 1 percent of annual 

revenue. Claims require documented rental history and booking records. 

Public liability: covers injury claims from guests or visitors. Essential for short term rental 

properties. Pool accidents, slip and fall, structural failure claims can result in significant liability. 

Coverage USD 500,000 to 2,000,000. Premium USD 500 to 2,000 annually. 

Legal protection: retain Indonesian law firm on annual retainer (USD 2,000 to 5,000) for ongoing 

legal questions, regulatory updates, and dispute resolution. Engage international law firm for 

structuring questions (PT PMA formation, offshore holding, tax treaty application). 

Dispute resolution: Indonesian courts are available but slow and potentially unpredictable for 

foreign litigants. Include arbitration clauses (Singapore International Arbitration Centre 

recommended) in all major contracts. Mediation through banjar or local notary for smaller 

disputes. 

Documentation: maintain complete files of all property documents (certificates, leases, permits, 

contracts, tax receipts, insurance policies) in both physical and digital form. Store copies 

offshore. Loss of documentation creates vulnerability that insurance cannot cover. 
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Appendix BD: The Paramount Theme Park and Future Tourism Infrastructure 
The planned Paramount theme park represents a potential game changer for Bali's tourism 

infrastructure. The park would add a major attraction that diversifies the island beyond beaches, 

temples, and wellness, attracting family tourists and extending average visitor stays. 

Property impact: properties within 30 minutes of the theme park location will benefit from 

increased visitor traffic and accommodation demand. The surrounding area is not currently a 

premium property zone, creating early positioning opportunity similar to the entertainment 

district effect seen in Orlando or Dubai's theme park corridor. 

Additional planned infrastructure: international sports complex for regional competitions, 

convention and exhibition facilities expansion in Nusa Dua, marine tourism infrastructure 

(marina development for yacht tourism), and heritage tourism trails connecting temple circuits 

with accommodation providers. 

Each infrastructure investment creates demand radiating outward from the investment point. 

Properties positioned in the path of infrastructure development benefit from appreciation that 

occurs as the infrastructure moves from planning to construction to operation. The analytical 

investor maps infrastructure plans against property positions to capture appreciation before the 

broader market recognizes the connection. 

Caution: infrastructure projects in Indonesia have historically experienced delays and 

modifications. Invest based on projects that are funded and under construction (Gilimanuk toll 

road) rather than projects that are announced but unfunded (North Bali airport, Paramount 

theme park). Use announced but unfunded projects as upside optionality, not core thesis. 
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Appendix BE: Seasonal Revenue Optimization Strategy 
Peak season (June to September, December to January): highest demand, premium rates, 

minimum stay requirements. Strategy: price at market premium (20 to 30% above average). 

Require 5 to 7 night minimum stay to reduce turnover costs. Target families (June to August) 

and holiday travelers (December to January). Pre book 60 to 90 days in advance for best 

properties. 

Shoulder season (April to May, October to November): moderate demand, standard rates. 

Strategy: maintain standard pricing. Accept 3 night minimum. Target digital nomads and 

medium stay guests. Active marketing on platforms to maintain visibility. Consider special offers 

for 7+ night stays. 

Low season (February to March): lowest demand, competitive pricing. Strategy: reduce rates 15 

to 25% below average. Accept 2 night minimum. Target budget travelers and long term stay 

seekers. Offer monthly rates (USD 1,200 to 2,500 for 2 bed) to secure occupancy. Use this 

period for maintenance and renovation projects. 

Revenue optimization: annual gross revenue can be improved 15 to 25 percent through pricing 

optimization alone. Dynamic pricing tools (PriceLabs, Beyond, Wheelhouse) automate rate 

adjustments based on demand, competition, and seasonality. Investment in dynamic pricing: 

USD 300 to 600 annually. Return: USD 5,000 to 15,000 in additional revenue. 

Photography and listing optimization: professional photography (USD 300 to 500, one time) 

increases booking inquiries by 20 to 40 percent. Drone footage for properties with views. 

Lifestyle photography showing the property in use rather than just empty rooms. Update photos 

seasonally to maintain freshness on platforms. 
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Appendix BF: The Global Wellness Tourism and Ubud's Positioning 
The global wellness tourism market was valued at USD 817 billion in 2022 and is projected to 

reach USD 1.4 trillion by 2027, growing at 12 percent annually. Bali, and Ubud specifically, 

captures a disproportionate share of this market due to its established wellness infrastructure, 

Hindu spiritual traditions, tropical environment, and affordability relative to Western wellness 

destinations. 

Ubud's wellness infrastructure includes over 200 yoga studios and shalas, dozens of wellness 

retreat centers (COMO Shambhala, Four Seasons Sayan, Fivelements, Yoga Barn), traditional 

healing practitioners (Balian), organic farm to table restaurants, meditation centers, sound 

healing venues, and natural medicine practitioners. 

Property investment implications: villas in Ubud that incorporate wellness facilities (yoga deck, 

meditation pavilion, organic garden, natural swimming pool, wellness treatment room) achieve 

20 to 30 percent higher rental rates than equivalent sized standard villas. The additional 

construction cost of these facilities (USD 15,000 to 40,000) produces an outsized return through 

rental premium. 

Retreat hosting: properties designed for retreat groups (minimum 3 bedrooms, yoga shala, 

communal dining, quiet environment) can command USD 200 to 500 per day for the entire 

property (not per person). Retreat bookings typically last 5 to 14 days, providing higher revenue 

density than standard short term rental. A villa booked 120 days per year for retreat groups at 

USD 300/day generates USD 36,000 from that segment alone. 

Long term projection: wellness tourism to Bali will continue growing as global wealth increases, 

health consciousness rises, and remote work enables extended wellness stays. Ubud's first 

mover advantage in wellness infrastructure will compound over time, making early property 

investment in the wellness segment increasingly valuable as the market expands. 
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Appendix BG: Property Technology and Smart Villa Management 
Smart home technology is becoming standard in Bali's premium rental market. Properties with 

smart features achieve higher guest ratings, repeat bookings, and rate premiums. Essential 

smart features include keyless entry (smart locks for self check in), smart AC control (guest 

comfort and energy savings), automated lighting (ambiance and security), security cameras 

(exterior only, privacy compliance), and smart TV with streaming services. 

Property management technology: channel managers (Lodgify, Hostaway, Guesty) synchronize 

listings across Airbnb, Booking.com, VRBO, and direct booking websites. Dynamic pricing tools 

adjust rates in real time. Automated messaging handles guest communication. Cleaning 

management platforms coordinate turnover teams. Total technology cost: USD 100 to 

300/month. Revenue impact: 10 to 20 percent improvement through reduced vacancy and 

optimized pricing. 

Remote monitoring: for absentee owners, technology enables real time property monitoring. 

Pool chemistry sensors, water leak detection, AC performance monitoring, and security 

cameras provide visibility without physical presence. Combined with a reliable local caretaker, 

technology enables effective management from anywhere in the world. 

Energy management: solar panel systems (USD 8,000 to 20,000 installation) reduce electricity 

costs by 40 to 70 percent. Payback period: 3 to 5 years. Post payback: pure cost savings 

improving net yield by 1 to 2 percentage points. Additionally, solar powered properties achieve 

premium positioning with eco conscious guests. Rainwater harvesting and water recycling 

systems reduce water costs and address the water scarcity challenge that affects parts of Bali 

during dry season. 
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Appendix BH: Final Author's Note 
Bali Decoded represents the most comprehensive independent analysis of Bali's property 

market ever published for international investors. It extends the analytical framework 

established in the Northern Emirates trilogy to Southeast Asia's most compelling tropical 

property market. 

The complexity of Bali property investment is real. Ownership structures require legal 

sophistication. Construction management requires local knowledge. Rental optimization 

requires operational capability. Cultural integration requires respect and patience. None of these 

challenges are insurmountable, but each demands attention that casual investors may not 

provide. 

For investors who conduct the due diligence detailed in this book, who engage qualified legal 

and management professionals, who select properties with analytical precision rather than 

emotional impulse, and who maintain the patience to hold through inevitable market cycles, Bali 

delivers returns that justify every complexity. 

The island's beauty is the permanent, irreplaceable asset underlying every investment. Temples 

rising from rice terraces, surf breaks thundering against volcanic cliffs, gamelan music floating 

through tropical gardens, and the warmth of Balinese hospitality create a living environment that 

no spreadsheet can fully capture. That this environment also generates 8 to 15 percent rental 

yields and 7 to 12 percent annual appreciation is the remarkable combination that makes Bali 

one of the world's great property investment destinations. 

The analysis is complete. The data is presented. The structures are explained. The risks are 

quantified. The decision, as always, belongs to the investor who has done the work to 

understand it. 
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Appendix BI: The Investor Scoring Framework for Bali Properties 
Score each property on ten dimensions (1 to 10 scale). Minimum threshold: 70/100 for 

allocation. 85+ for full allocation. Below 60: pass regardless of price. 

Dimension 1: Legal structure clarity (10 points). Is the ownership structure clean, documented, 

and legally enforceable? Leasehold with clear extension terms: 7 to 8. PT PMA with HGB: 8 to 

9. Hak Pakai in personal name: 7 to 8. Nominee: 0 to 2. Unclear or disputed title: 0. 

Dimension 2: Location quality (10 points). Is the property in a proven rental demand area with 

infrastructure access? Prime Canggu, Seminyak, Ubud: 8 to 10. Secondary established areas: 6 

to 8. Emerging with infrastructure catalyst: 5 to 7. Remote without catalyst: 2 to 4. 

Dimension 3: Construction quality (10 points). Physical inspection mandatory. Is the building 

structurally sound, well maintained, and built to appropriate standards? New build by reputable 

contractor: 8 to 10. Established villa in good condition: 6 to 8. Older stock requiring renovation: 4 

to 6. Visible structural issues: 0 to 3. 

Dimension 4: Rental demand evidence (10 points). Can you demonstrate rental demand 

through comparable listings, occupancy data, and tenant pipeline? Proven rental history with 

70%+ occupancy: 9 to 10. Strong comparables in area: 7 to 8. Moderate comparables: 5 to 6. 

Unproven area: 3 to 4. 

Dimension 5: Price versus comparables (10 points). Is the asking price at, below, or above 

recent transactions for comparable properties? Below market: 9 to 10. At market: 7 to 8. 10% 

above: 5 to 6. 20%+ above: 3 to 4. 

Dimension 6: Infrastructure access (10 points). Road access, water supply, electricity reliability, 

internet connectivity. All excellent: 9 to 10. Adequate: 6 to 8. Challenging (water issues, poor 

roads): 3 to 5. 

Dimension 7: Management availability (10 points). Are quality management companies 

available and experienced in the area? Multiple proven options: 8 to 10. Limited options: 5 to 7. 

No established management: 2 to 4. 

Dimension 8: Exit liquidity (10 points). How quickly could you sell at market price? 

Canggu/Seminyak under 3 months: 8 to 10. Established areas 3 to 6 months: 6 to 8. Emerging 

6 to 12 months: 4 to 6. Remote 12+ months: 2 to 3. 

Dimension 9: Natural hazard exposure (10 points). Earthquake zone, flood plain, volcanic 

proximity, coastal erosion. Low exposure with insurance: 8 to 10. Moderate: 5 to 7. High 

exposure: 2 to 4. 

Dimension 10: Community integration (10 points). Banjar relationship, neighborhood quality, 

future development risk. Positive established community: 8 to 10. Neutral: 5 to 7. Hostile or 

uncertain: 2 to 4. 

Apply this framework to every property under consideration. The discipline of scoring forces 

systematic evaluation that prevents emotional buying decisions. Properties scoring 85+ across 

all dimensions represent the highest probability of strong risk adjusted returns. 
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Appendix BJ: Monthly Cash Flow Modelling for Villa Investment 
Model: 3 bed Canggu villa, USD 400,000 leasehold purchase. Monthly cash flow over a typical 

year: 

January: Revenue USD 5,200 (peak season, 85% occupancy, USD 200/night avg). Costs: 

management USD 1,300, cleaning USD 350, maintenance USD 200, utilities USD 350, 

insurance USD 75, platform fees USD 780. Net: USD 2,145. 

February: Revenue USD 3,600 (low season, 55% occupancy, USD 175 avg). Costs: 

management USD 900, cleaning USD 210, maintenance USD 200, utilities USD 300, insurance 

USD 75, platform USD 540. Net: USD 1,375. 

March: Revenue USD 3,900 (recovering, 60% occupancy, USD 180 avg). Costs similar to 

February. Net: USD 1,535. 

April: Revenue USD 4,400 (shoulder, 68% occupancy, USD 190 avg). Net: USD 1,785. 

May: Revenue USD 4,100 (shoulder, 65% occupancy, USD 185 avg). Net: USD 1,635. 

June: Revenue USD 5,500 (peak begins, 88% occupancy, USD 205 avg). Net: USD 2,310. 

July: Revenue USD 5,800 (peak, 90% occupancy, USD 215 avg). Net: USD 2,475. 

August: Revenue USD 5,600 (peak, 88% occupancy, USD 210 avg). Net: USD 2,365. 

September: Revenue USD 4,800 (peak end, 78% occupancy, USD 195 avg). Net: USD 1,980. 

October: Revenue USD 4,200 (shoulder, 68% occupancy, USD 185 avg). Net: USD 1,705. 

November: Revenue USD 3,800 (low, 60% occupancy, USD 180 avg). Net: USD 1,455. 

December: Revenue USD 6,200 (holiday peak, 92% occupancy, USD 225 avg). Net: USD 

2,735. 

Annual total: Revenue USD 57,100. Net after all costs: USD 23,500. Net yield: 5.9% on USD 

400,000. Self managed (removing management commission): Net USD 37,800. Yield: 9.5%. 

The management decision is worth 3.6 percentage points of yield. 

Cash flow timing: rental income received monthly. Major costs (insurance, annual maintenance) 

can be scheduled for low revenue months to smooth cash requirements. Reserve 2 months 

revenue (USD 9,500) as operating buffer for unexpected expenses or extended vacancy. 
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Appendix BK: The Bali Property Lifecycle: From Purchase to Exit 
Year 0 (Acquisition): Property search 1 to 3 months. Due diligence 2 to 4 weeks. Legal 

documentation 2 to 4 weeks. Total timeline: 2 to 5 months. Budget: purchase price plus 5 to 

10% transaction costs (legal, notary, stamp duty, PT PMA formation if applicable). 

Year 1 (Establishment): Set up property management. Furnish and equip. Create listings on 

rental platforms. Build reviews and reputation. First year occupancy typically 10 to 15% below 

steady state as the property builds its online reputation and booking history. Invest in 

professional photography and listing optimization. 

Years 2 to 5 (Optimization): Steady state rental performance. Annual maintenance 1 to 2% of 

property value. Regular furniture refresh (replace worn items, update decor). Management 

relationship review annually. Reinvest 10 to 15% of net income into property improvement to 

maintain competitive positioning. This is the highest cash flow generation period. 

Years 5 to 10 (Maturation): Property may require more significant renovation (bathroom refresh, 

kitchen update, pool resurfacing). Budget USD 15,000 to 40,000 at year 7 to 8 for a mid cycle 

renovation that extends the property's competitive life. Rental rates should increase with general 

market appreciation if the property is maintained to current standards. 

Year 10 to 15 (Decision Point): For leasehold properties, the remaining lease term begins to 

significantly affect resale value. At year 10 of a 25 year lease (15 years remaining), the property 

retains approximately 60% of lease value. Decision: sell now and realize capital, extend lease 

and continue operating, or accept gradual depreciation while maximizing remaining rental 

income. 

Exit (Year 10 to 20): Time exit to favorable market conditions and season (October to March for 

buyer traffic). Price at market based on remaining lease term, comparable sales, and property 

condition. Allow 2 to 6 months marketing period. Complete transfer through notary. Repatriate 

proceeds. 

Total lifecycle return (25 year leasehold, USD 350,000 purchase): Rental income (net, 

cumulative): USD 400,000 to 550,000. Capital gain at year 12 sale: USD 100,000 to 200,000 

(net of lease depreciation). Total return: USD 500,000 to 750,000 on USD 350,000 investment 

(143 to 214%). Annualized: 7.5 to 10% including both yield and capital. 
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Appendix BL: Cross Border Payment and Banking Guide 
Indonesian banking for property: open an Indonesian bank account (BCA, Mandiri, or BNI 

recommended) for rental income receipt, utility payments, and management fee settlement. 

Requirements: passport, KITAS (for individual), or company documents (for PT PMA). 

Processing: 1 to 3 weeks. 

International transfer: use bank wire transfer for property purchase payments. Indonesian banks 

require documentation of the source of funds (bank statements, employment records). Anti 

money laundering compliance is strict. Plan 3 to 5 business days for international transfers to 

settle. 

Currency management: rental income typically received in IDR. Options: hold in IDR account for 

local expenses, convert to USD/EUR/AUD through bank or forex service, or use multi currency 

services (Wise, OFX) for better exchange rates than bank transfers. Timing large conversions to 

favorable exchange rates can save 2 to 5% on annual income conversion. 

Tax payments: Indonesian tax obligations (income tax, VAT, property tax) must be paid in IDR 

through Indonesian banking channels. PT PMA tax payments managed through corporate 

banking. Individual tax payments through personal account with tax agent support. 

Profit repatriation: PT PMA dividends can be remitted to foreign shareholders after corporate tax 

and withholding tax are paid. Documentation required for outward remittance. Plan 1 to 2 weeks 

for transfer processing. Double tax treaty benefits may reduce withholding tax from 20% to 10 to 

15% depending on shareholder jurisdiction. 
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Appendix BM: Bali's Competitive Position in the Remote Work Economy 
The remote work revolution has permanently altered Bali's property demand structure. Before 

2020, Bali property demand was almost entirely tourism driven, creating stark seasonality and 

vulnerability to tourism shocks (as demonstrated by the pandemic). Post 2020, digital nomads 

and remote workers add a demand layer that is independent of tourism seasonality, operates 

year round, and is growing at 15 to 20 percent annually. 

Bali's remote work proposition: affordable cost of living (USD 1,500 to 3,000 monthly for 

comfortable lifestyle), reliable internet (Starlink plus expanding fiber), established co working 

infrastructure (100+ spaces), large English speaking community, warm climate, wellness 

amenities, and cultural richness. No other destination offers this combination at this price point. 

NomadList consistently ranks Bali among the top 5 global digital nomad destinations. The 

community is self reinforcing: more nomads attract more co working spaces, which attract more 

cafes and restaurants, which attract more nomads. This flywheel effect concentrates demand in 

areas like Canggu and Ubud, supporting property values and rental income. 

Property investment implication: properties designed for digital nomads (reliable internet, 

dedicated workspace, comfortable seating, good lighting, quiet environment, pool for breaks) 

achieve higher occupancy and longer average stays than generic tourist villas. A simple desk 

setup and Starlink installation costing USD 500 to 1,000 can increase annual rental income by 

USD 3,000 to 5,000 through improved occupancy from the nomad segment. 

Long term projection: remote work is not a temporary phenomenon. Major global companies 

(Meta, Amazon, Google, Shopify) have adopted hybrid or remote work policies permanently. 

The pool of workers who can choose their location is expanding every year. Bali's share of this 

growing market will continue increasing as infrastructure improves and community grows. 

Properties positioned for the remote work economy will outperform tourism only properties over 

the next decade. 
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Appendix BN: Twenty Key Takeaways 
1. Bali received 6.3 million international visitors in 2024, a 19.5 percent increase, surpassing pre 

pandemic levels and confirming structural tourism demand. 2. Property prices have risen 7 to 12 

percent annually over the past five years, with luxury segments exceeding 12 percent. 3. Rental 

yields of 8 to 15 percent gross are the highest among established tropical investment 

destinations globally. 4. Digital nomads now represent 20 percent of long term rental demand, 

creating year round occupancy that smooths traditional tourism seasonality. 5. Foreign 

ownership structures (leasehold, Hak Pakai, PT PMA) are viable but require qualified legal 

guidance to execute safely. 

6. Canggu dominates with 80 to 90 percent occupancy, the strongest transaction volumes, and 

land prices that have risen 10 to 14 percent annually for a decade. 7. Ubud's wellness 

positioning delivers 12 to 15 percent yields for specialized properties, targeting the fastest 

growing segment of global tourism. 8. Uluwatu clifftop properties command USD 300 to 500+ 

per night, the highest rates on the island. 9. Build to rent strategies produce 28 to 57 percent 

development margins plus 8 to 12 percent ongoing yields. 10. Emerging areas along the 

Gilimanuk toll road corridor offer early stage positioning at 30 to 50 percent below established 

zones. 

11. Construction costs of USD 380 to 1,600/sqm allow entry at multiple price points from budget 

to ultra premium. 12. Starlink launched in 2024, solving internet reliability and enabling remote 

work from any location on the island. 13. Off plan development starts surged 180 percent year 

on year, indicating strong developer confidence. 14. Nominee arrangements are legally risky 

and explicitly not recommended regardless of apparent cost savings. 15. The Indonesian 

Rupiah's historical depreciation amplifies yields for USD denominated investors but creates exit 

conversion risk. 

16. Professional management costs 25 to 30 percent of gross revenue but is essential for 

absentee owners to maintain property quality and guest satisfaction. 17. Banjar community 

integration is not optional; it is essential for operational success and long term property 

sustainability. 18. Natural disaster risk (volcanic, seismic) is real but manageable through 

insurance, construction standards, and geographic diversification. 19. Ten year base case 

projections show 170 to 260 percent total returns combining yield and appreciation. 20. Bali's 

irreplaceable combination of cultural richness, natural beauty, and economic returns makes it 

one of the world's most compelling property investment destinations for informed investors. 
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Appendix BO: The Bali Expat Community and Its Impact on Property 
Bali hosts an estimated 30,000 to 50,000 long term foreign residents spanning digital nomads, 

retirees, entrepreneurs, artists, wellness practitioners, and families. This community creates 

sustained demand for rental accommodation, services, and lifestyle infrastructure that supports 

property investment returns. 

Nationality mix: Australians (largest group by proximity and historical connection), Russians and 

Ukrainians (surged post 2022), Americans (growing with remote work), British, Germans, 

French, Singaporeans, and increasingly Japanese and South Korean residents. Each nationality 

cluster has preferred areas: Australians in Canggu and Seminyak, Russians in Canggu and 

Ubud, Americans across all areas, Asians in Sanur and Nusa Dua. 

The expat economy generates demand for international schools (Green School, Bali Island 

School, Canggu Community School with fees USD 10,000 to 30,000 annually), healthcare 

(BIMC Hospital, Siloam, various international clinics), imported food stores (Pepito, Bali Buda, 

Canggu Deli), premium restaurants, fitness facilities, and co working spaces. Each service 

creates employment that further drives housing demand. 

For property investors, understanding the expat community composition helps target the right 

tenant segment. Family oriented properties near international schools attract stable, high paying 

tenants. Digital nomad properties near co working hubs attract younger, shorter stay tenants. 

Retiree properties in quiet areas attract the longest tenancies. Match property to target 

community segment for optimal occupancy and yield. 

The community's size and spending power create a self reinforcing cycle: more residents attract 

more services, which attract more residents. Areas that achieve critical mass of expat friendly 

infrastructure (Canggu has fully achieved this, Ubud is approaching it, Uluwatu is developing it) 

create a gravitational pull that supports sustained property demand regardless of tourism 

fluctuations. 
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Appendix BP: Detailed Comparison of Bali's Ten Investment Areas 
Ranking by yield: 1. Ubud wellness (12 to 15%). 2. Canggu (10 to 15%). 3. Seseh/Pererenan 

(10 to 13%). 4. Uluwatu (10 to 15% luxury). 5. Seminyak (8 to 12%). 6. Jimbaran (7 to 10%). 7. 

Sanur (6 to 8%). 8. Nusa Dua (5 to 7%). 9. North Bali (4 to 6%). 10. Tabanan (speculative). 

Ranking by capital growth potential: 1. Seseh/Pererenan (15 to 20% CAGR from low base). 2. 

Uluwatu (12 to 15%). 3. Ubud (10 to 12%). 4. Canggu (10 to 14% but moderating). 5. Tabanan 

corridor (catalyst dependent, potentially 20%+). 6. Jimbaran (8 to 10%). 7. Seminyak (7 to 9% 

mature). 8. Sanur (5 to 7%). 9. Nusa Dua (5 to 7%). 10. North Bali (minimal without airport). 

Ranking by liquidity: 1. Canggu (fastest selling, 30 days for well priced). 2. Seminyak (2 to 4 

months). 3. Ubud (3 to 6 months). 4. Uluwatu (4 to 8 months). 5. Jimbaran (4 to 8 months). 6. 

Sanur (4 to 8 months). 7. Seseh/Pererenan (6 to 10 months). 8. Nusa Dua (6 to 12 months). 9. 

North Bali (12+ months). 10. Tabanan (very limited). 

Ranking by risk: 1. Seminyak (lowest, most established). 2. Sanur (stable, family market). 3. 

Canggu (moderate, saturation risk). 4. Ubud (moderate, niche dependent). 5. Jimbaran 

(moderate). 6. Nusa Dua (moderate, resort dependent). 7. Uluwatu (moderate to high, 

seasonal). 8. Seseh/Pererenan (higher, emerging). 9. Tabanan (high, infrastructure dependent). 

10. North Bali (highest, speculative). 

Optimal portfolio allocation: 30% Canggu/Berawa (yield engine). 20% Ubud (wellness niche). 

15% Uluwatu (premium growth). 15% Seseh/Pererenan (value growth). 10% Seminyak (stability 

anchor). 10% speculative (Tabanan corridor or North Bali). This allocation balances yield 

density, growth potential, risk diversification, and lifestyle appeal. 
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Appendix BQ: The Complete Bali Property Glossary 
Hak Milik: freehold title. Only available to Indonesian citizens. The highest form of land 

ownership in Indonesia. Foreigners cannot hold Hak Milik directly. 

Hak Guna Bangunan (HGB): right to build. Held by Indonesian companies including PT PMA. 

Duration 30 years, extendable to 80 years. The primary ownership structure for PT PMA 

property investment. 

Hak Pakai (HP): right to use. Can be held by foreign individuals with KITAS/KITAP. Duration 30 

years, extendable to 80 years. Limited to one residential property. 

Hak Sewa: leasehold/right to rent. The simplest foreign ownership structure. Lease contract with 

Indonesian landowner. Typical term 25 to 30 years with extension option. 

PT PMA: Perseroan Terbatas Penanaman Modal Asing. Indonesian limited liability company 

with foreign ownership. The vehicle for holding HGB and operating rental businesses. 

PPAT: Pejabat Pembuat Akta Tanah. Land deed officer/notary authorized to process property 

transactions. Essential for legal property transfer. 

BPN: Badan Pertanahan Nasional. National Land Agency. The government authority that 

registers land titles and certifies ownership. 

IMB: Izin Mendirikan Bangunan. Building construction permit. Required before any construction 

can begin. 

PBB: Pajak Bumi dan Bangunan. Annual land and building tax. Calculated on government 

assessed value. 

BPHTB: Bea Perolehan Hak atas Tanah dan Bangunan. Land and building acquisition tax. 5% 

on assessed value, payable by buyer. 

Pondok Wisata: guest house license. Required for legal short term rental operation. Obtained 

through local government. 

Banjar: traditional Balinese community unit. Governs local affairs, ceremonies, and community 

infrastructure. Essential relationship for property owners. 

Subak: traditional Balinese irrigation cooperative. Manages rice terrace water systems. 

UNESCO world heritage. Protects agricultural land from development. 

KITAS: Kartu Izin Tinggal Terbatas. Limited stay permit/temporary residence card. Required for 

working in Indonesia and holding Hak Pakai. 

KITAP: Kartu Izin Tinggal Tetap. Permanent stay permit. Available after multiple years of KITAS 

holding. 

OSS: Online Single Submission. Indonesian government system for business licensing and 

permits. 

KBLI: Klasifikasi Baku Lapangan Usaha Indonesia. Standard business classification codes used 

for PT PMA licensing. 



91 
 

Starlink: SpaceX satellite internet service launched in Bali May 2024. Provides reliable high 

speed internet regardless of terrestrial infrastructure. 
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Appendix BR: Monitoring Dashboard for Bali Property Investors 
Monthly monitoring: 1. Occupancy rate versus market average (AirDNA or management 

reports). 2. Average nightly rate versus comparable listings. 3. Guest review scores (maintain 

4.5+ on Airbnb). 4. Maintenance spend versus budget. 5. Cash flow: monthly net income versus 

projection. 6. Management company performance review. 

Quarterly monitoring: 1. Tourism arrivals data from BPS Bali. 2. New development launches in 

your area. 3. Comparable sales data for property valuation. 4. IDR/USD exchange rate trend. 5. 

Regulatory updates from legal counsel. 6. Infrastructure project progress (toll road, airport 

expansion). 7. Insurance policy review and renewal. 

Annual monitoring: 1. Full property inspection (structural, mechanical, aesthetic). 2. Competitive 

analysis: how does your property rank against new market entrants? 3. Renovation needs 

assessment. 4. Tax compliance review. 5. Management contract renewal evaluation. 6. Market 

valuation: current resale estimate. 7. Return on investment calculation: total return year to date 

versus projection. 8. Strategy review: hold, improve, or exit decision. 

Red flags requiring immediate attention: 1. Occupancy below 50% for two consecutive months 

(outside low season). 2. Guest reviews below 4.0 average. 3. Management company non 

responsive or providing incomplete reports. 4. Water supply or infrastructure failure affecting 

livability. 5. Regulatory enforcement action in your area. 6. Natural disaster damage or threat. 7. 

Significant comparable price drops indicating market weakness. 

Green flags confirming positive trajectory: 1. Occupancy consistently above 75%. 2. Rate 

increases accepted by market without occupancy decline. 3. Multiple unsolicited purchase 

inquiries. 4. New infrastructure development announced or progressing nearby. 5. Tourism 

arrivals continuing to grow. 6. Property appreciation exceeding projections. 
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Appendix BS: The Future of Bali Real Estate Through 2036 
Near term 2026 to 2028: continued strong growth. Tourism targets 8 million+ arrivals. Gilimanuk 

toll road phases completing. Digital nomad visa likely formalized. Property prices appreciating 7 

to 12% annually in established areas. Emerging areas 10 to 20%. New branded residence 

projects launching. Increased institutional investor interest as market matures. 

Medium term 2028 to 2032: market maturation. Canggu and Seminyak approach pricing levels 

where yields compress to 6 to 8% (similar to mature markets globally). Growth shifts decisively 

to emerging areas (southwest coast, Tabanan). Potential North Bali airport announcement or 

construction begins. Sustainability regulations tighten, benefiting eco built properties. Co living 

and branded residence segments expand significantly. 

Long term 2032 to 2036: Bali's property market achieves regional institutional recognition. 

Indonesian REIT structures may emerge allowing listed property investment exposure to Bali. 

International property fund allocations to Bali formalize. Premium areas achieve pricing 

comparable to Phuket or lower tier European destinations. Emerging areas from 2025 become 

the established areas, rewarding early investors with 200 to 400% returns. 

Wild cards: volcanic eruption or major earthquake (temporary disruption, 1 to 3 year recovery). 

Global pandemic recurrence (temporary disruption, faster recovery based on 2020 experience). 

Indonesian political instability (moderate disruption, property fundamentals recover). Climate 

change impact on Bali's coastline and water resources (gradual, manageable with adaptation). 

Any of these events creates buying opportunity for prepared investors with liquidity. 

The fundamental thesis remains: Bali's combination of irreplaceable natural beauty, growing 

tourism demand, expanding digital nomad economy, and government commitment to 

development creates a property market that will continue delivering strong returns for investors 

who understand its unique characteristics and manage its specific risks. The analysis in this 

book provides the tools. The opportunity belongs to those who use them. 
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Appendix BT: Detailed Nightly Rate Analysis by Season, Area, and Property Type 
Canggu: 1 bed pool villa: Low season USD 85 to 120, shoulder USD 110 to 150, peak USD 140 

to 200. 2 bed: Low USD 120 to 175, shoulder USD 160 to 220, peak USD 200 to 300. 3 bed 

luxury: Low USD 180 to 280, shoulder USD 250 to 350, peak USD 320 to 500. 4+ bed estate: 

Low USD 300 to 500, shoulder USD 450 to 700, peak USD 600 to 1,200. 

Seminyak: 2 bed: Low USD 150 to 220, shoulder USD 200 to 300, peak USD 280 to 400. 3 bed 

premium: Low USD 250 to 380, shoulder USD 350 to 500, peak USD 450 to 700. Beachfront 3 

bed: Low USD 350 to 500, shoulder USD 500 to 750, peak USD 700 to 1,200. 4+ bed luxury: 

Low USD 500 to 800, shoulder USD 700 to 1,200, peak USD 1,000 to 2,000. 

Uluwatu/Bukit: 2 bed clifftop: Low USD 200 to 350, shoulder USD 300 to 450, peak USD 400 to 

600. 3 bed ocean view: Low USD 350 to 500, shoulder USD 450 to 700, peak USD 600 to 

1,000. Premium clifftop estate: Low USD 500 to 900, shoulder USD 800 to 1,500, peak USD 

1,200 to 3,000. 

Ubud: 1 bed retreat: Low USD 50 to 80, shoulder USD 70 to 110, peak USD 90 to 150. 2 bed 

rice terrace: Low USD 80 to 130, shoulder USD 110 to 180, peak USD 150 to 250. 3 bed 

wellness compound: Low USD 150 to 250, shoulder USD 200 to 350, peak USD 280 to 500. 

Sanur: 2 bed family: Low USD 70 to 110, shoulder USD 90 to 140, peak USD 120 to 200. 3 bed 

beachside: Low USD 100 to 160, shoulder USD 140 to 220, peak USD 180 to 300. 

Seseh/Pererenan: 2 bed: Low USD 90 to 140, shoulder USD 120 to 190, peak USD 160 to 260. 

3 bed: Low USD 140 to 220, shoulder USD 190 to 300, peak USD 250 to 420. 
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Appendix BU: The Complete Foreign Buyer Journey 
Step 1: Define objectives (1 to 2 weeks). Investment goals (yield, growth, lifestyle, or 

combination). Budget (total available including transaction costs). Preferred area and property 

type. Holding period. Risk tolerance. Tax residency and implications. This step prevents 

emotional decision making later. 

Step 2: Engage professionals (1 to 2 weeks). Indonesian notary (PPAT) for property 

transactions. International lawyer for structuring advice. Real estate agent with proven Bali track 

record (verify through references and listing history). Tax advisor familiar with both Indonesian 

and home country obligations. Property manager shortlist for post acquisition. 

Step 3: Property search (2 to 8 weeks). Visit Bali during search period (minimum 10 days). View 

15 to 25 properties across target areas. Evaluate each against the scoring framework. Shortlist 

3 to 5 candidates. Conduct preliminary due diligence on shortlisted properties. Select preferred 

property with backup option. 

Step 4: Due diligence (2 to 4 weeks). Title verification at BPN. Physical inspection by 

independent engineer. Legal review by notary. Zoning and permit verification. Water, power, 

internet confirmation. Comparable price verification. Banjar consultation. Management feasibility 

assessment. 

Step 5: Negotiation and agreement (1 to 2 weeks). Make offer based on comparable analysis 

and scoring framework. Negotiate price, payment terms, and conditions (inspection period, clear 

title guarantee, handover timeline). Sign preliminary agreement with deposit (typically 10% 

refundable during due diligence period). Complete final due diligence within agreed period. 

Step 6: Structuring (1 to 4 weeks, concurrent with negotiation). For leasehold: prepare lease 

agreement with extension terms. For PT PMA: initiate company formation (if not already 

established). For Hak Pakai: confirm KITAS eligibility and prepare documentation. All structures 

require notarial preparation and documentation. 

Step 7: Completion (1 to 2 weeks). Final payment per agreed schedule. Title or lease 

registration at BPN. Handover of property with keys, documents, utility accounts. Insurance 

activation. Management company engagement. Listing setup for rental properties. 

Step 8: Post acquisition (ongoing). Property furnishing and preparation (if needed). Photography 

and listing optimization. Guest review building (first 3 months critical). Operational optimization 

(pricing, management, maintenance). Regular monitoring against projections. 

Total timeline: 8 to 20 weeks from initial search to operational property. Total cost above 

purchase price: 5 to 15% depending on structure (leasehold lowest, PT PMA highest). This 

timeline and cost should be budgeted and planned before beginning the process. 
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Appendix BV: Bali Investment Decision Matrix 
Decision 1: Should I invest in Bali? If you seek: yields above 8%, tropical lifestyle, tourism driven 

demand, and are comfortable with ownership structure complexity. Yes. If you require: freehold 

certainty, institutional liquidity, or zero legal complexity. Consider UAE or European markets 

instead. 

Decision 2: Leasehold, Hak Pakai, or PT PMA? Budget under USD 300K, single property, 15 to 

25 year hold: Leasehold. Single residential property, you have KITAS residency: Hak Pakai. 

Multiple properties, rental business, portfolio approach: PT PMA. Non negotiable: never use 

nominee arrangements. 

Decision 3: Which area? Maximum yield: Ubud wellness or Canggu. Maximum growth: 

Seseh/Pererenan or Tabanan corridor. Maximum prestige: Uluwatu clifftop or Seminyak 

beachfront. Maximum stability: Sanur or established Seminyak. Maximum portfolio value: 

combination of all above. 

Decision 4: Buy completed or build? Buy if: limited local experience, need immediate rental 

income, prefer simplicity. Build if: comfortable with 12 to 18 month construction timeline, seek 

maximum return, have or can hire construction oversight, prefer custom product. Build 

advantage: 28 to 57% development margin captured by investor. 

Decision 5: Self manage or professional management? Self manage if: resident in Bali, enjoy 

hospitality operations, willing to be available 24/7 for guest issues. Saves 15 to 25% of revenue 

but requires significant time. Professional management if: absentee owner, prefer passive 

income, willing to pay 25 to 30% for full service. Most international investors choose 

professional management. 

Decision 6: Short term or long term rental? Short term: higher gross revenue (8 to 15% yield) 

but higher management cost, more operational complexity, furniture wear, and regulatory 

requirements (Pondok Wisata license). Long term: lower gross (6 to 10%) but near passive, 

lower management cost, more stable cash flow. Hybrid: best of both worlds but requires flexible 

management and seasonal strategy. 

Decision 7: When to exit? Leasehold: sell at year 10 to 15 (before lease depreciation 

accelerates). PT PMA: flexible, sell property or company shares when market conditions are 

favorable. Ideal: during seller's market (strong tourism growth, limited supply), at seasonal peak 

(October to March listing), after renovation refresh (maximize sale price). Always have exit 

strategy documented from day one. 
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This book was written, researched, and published independently by Dr. Pooyan Ghamari 

through ALand FZE. No developer, agency, management company, or government entity 

commissioned, sponsored, reviewed, or approved this content prior to publication. All opinions, 

projections, and recommendations are independent. The analytical precision in this book 

transforms Bali from an emotional lifestyle purchase into a data driven investment decision. The 

lifestyle appeal remains. The financial case stands on its own. 

Appendix BW: The Bali Property Investment Checklist 
Before committing capital: 1. Visited Bali and spent minimum 10 days exploring target areas. 2. 

Viewed minimum 15 properties across at least 3 areas. 3. Engaged independent Indonesian 

notary (PPAT) and international lawyer. 4. Understood ownership structure options and selected 

appropriate structure. 5. Scored target property above 70/100 on the investment scoring 

framework. 6. Verified title or lease through BPN. 7. Completed physical inspection by 

independent engineer. 8. Confirmed water, power, and internet infrastructure. 9. Met banjar 

representatives and understood community obligations. 10. Obtained 3 comparable property 

management quotes. 

Before signing: 11. Reviewed all documents in both Bahasa Indonesia and English. 12. 

Confirmed lease extension terms (for leasehold) or HGB renewal provisions (for PT PMA). 13. 

Verified zoning compliance and building permits. 14. Confirmed rental licensing availability 

(Pondok Wisata). 15. Budgeted total cost including transaction fees, setup costs, furnishing, and 

6 months operating reserve. 16. Documented exit strategy with target timeline and minimum 

acceptable return. 17. Arranged insurance coverage. 18. Set up Indonesian bank account for 

operational management. 19. Engaged tax advisor for both Indonesian and home country 

compliance. 20. Established monitoring framework with quarterly review schedule. 

After acquisition: 21. Completed furnishing and property preparation to rental standard. 22. 

Professional photography and listing creation on major platforms. 23. Management company 

activated with clear performance expectations. 24. First guest welcomed within 30 days of 

completion. 25. Monthly cash flow tracking initiated. 26. Quarterly property inspection 

scheduled. 27. Annual strategy review calendared. 28. Enjoy the investment and the island. 
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Appendix BX: The Complete Bali Property Ecosystem Map 
Government authorities: BPN (National Land Agency) for title registration. Dispenda (local 

revenue office) for tax. Dinas Perizinan (licensing office) for Pondok Wisata and IMB. BKPM 

(Investment Board) for PT PMA oversight. Immigration for visa processing. 

Professional services: Notary/PPAT for property transactions. Indonesian law firms for 

structuring and compliance. International law firms for cross border structuring. Accounting firms 

for tax compliance. Property valuers for market assessment. Building inspectors for physical 

due diligence. 

Property management: villa management companies (full service, marketing only, or operations 

only). Cleaning services. Maintenance contractors. Pool maintenance. Garden maintenance. 

Pest control. AC servicing. Security services. 

Rental platforms: Airbnb (dominant for short term). Booking.com (strong for European and Asian 

market). VRBO (American market). Agoda (Asian market). Direct booking websites. Social 

media marketing. Google advertising. 

Financial services: Indonesian banks (BCA, Mandiri, BNI) for local accounts. International 

transfer services (Wise, OFX). Insurance providers (local and international). Mortgage providers 

(limited for foreign buyers, primarily for PT PMA structures). 

Construction industry: architects (international standard and local). Contractors (international 

firms and quality local builders). Interior designers. Landscape designers. Pool builders. Smart 

home installers. Solar panel installers. Furniture suppliers (local craftsmen and imported). 

Community: banjar (local community unit). Expat groups (online and physical). Business 

networking (BritCham, AusCham, SICC). Co working communities. Wellness practitioner 

networks. School parent communities. Sports and recreation clubs. 
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Appendix BY: About ALand FZE and the Decoded Series 
ALand FZE operates under a valid Business License issued by Sharjah Publishing City Free 

Zone, Government of Sharjah (License No. 4204524.01). Under its licensed activities, ALand 

provides independent real estate consulting, commercial intermediation, and investment 

advisory services worldwide. 

The Decoded Series represents the most comprehensive independent property market analysis 

collection ever published for emerging investment destinations. Each volume applies the same 

rigorous analytical framework developed over two decades of cross border property advisory 

experience. 

Published volumes: Ras Al Khaimah Decoded (Northern Emirates Series). Sharjah Decoded 

(Northern Emirates Series). Ajman Decoded (Northern Emirates Series). Bali Decoded 

(Southeast Asia Series). Each volume provides 100+ pages of independent analysis including 

market history, area deep dives, developer directories, price databases, rental yield analysis, 

corporate structuring guidance, family office allocation strategies, risk analysis, forward 

projections, and comprehensive appendices. 

Future planned volumes: Dubai Decoded (UAE Series). Abu Dhabi Decoded (UAE Series). 

Phuket Decoded (Southeast Asia Series). Additional volumes will be announced through a.land. 

Each volume maintains the series standard of complete independence from developers, 

brokerages, and government entities. 

The purpose of the Decoded Series is to provide international investors with the analytical 

precision needed to transform complex, opaque property markets into clear investment 

decisions. Where promotional content promises, independent analysis reveals. Where opinion 

dominates, data decides. The investor who reads before investing makes better decisions than 

the investor who invests before reading. That principle guides every page of every volume. 

Appendix BZ: Recommended Resources and Contacts 
Government resources: Bali Central Bureau of Statistics (BPS Bali) for tourism and economic 

data. BPN (National Land Agency) for title verification and land records. BKPM (Investment 

Coordinating Board) for PT PMA guidance. Indonesia Ministry of Tourism for visitor statistics 

and tourism policy. Ajman Department of Land for comparative UAE market data. 

Market data providers: AirDNA for rental market analytics and occupancy data. Bukit Vista for 

Bali specific property management data. REID for independent Bali property price data. 

Rumah123 and PropertyGuru for listing databases. Tranio for international buyer inquiry trends. 

Legal and professional: engage professionals through referral from established expat 

community members, verified online reviews, or embassy commercial sections. Verify notary 

registration at Indonesian Notary Association. Confirm lawyer admission at Indonesian Bar 

Association. Request client references before engagement. 

Community resources: Bali Expats Facebook group (100,000+ members). NomadList for digital 

nomad community data. Co working spaces (Dojo Bali, Outpost, Hubud) for networking. 
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BritCham Bali, AusCham Indonesia for business networking. Bali Property Investors group for 

market intelligence sharing. 
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Dr. Pooyan Ghamari, PhD 

Swiss Economist | Founder and CEO, ALand FZE 
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