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1. Executive Summary

This due diligence report has been prepared for Mr. Migran Kagramanian in relation to
the proposed leasehold transaction of 675 m² Freehold land (Hak Milik) with Land
Number 433, located in Pererenan, Mengwi, Badung Regency, Bali. The land is
currently registered under the name of NI GUSTI SAYU NGETIS.

Key Findings and Risk Assessment

Favorable Conditions🟢

● The freehold title is clear, with no encumbrances, disputes, or financial
obligations.

● The zoning (Residential with medium intensity) supports multiple uses,
including residential complexes, specified-function apartments, and short-term
rentals via Pondok Wisata licensing.

● Road access is available with a 3-meter width agreement. However, an additional
access road construction (approximately 55-60 meters) is required to connect the
plot to the main road.

Minor Issues🟡

● The access road partially infringes on residential properties, reducing the usable
width in certain areas.

● An agreement is necessary with the adjoining property owners to secure full
rights for alternative access roads if needed.

Critical Issues🔴

● None identified.

Recommendations

1. Access Road Development: Prioritize constructing the required additional road
segment to ensure seamless access for construction and long-term use.

2. Documentation: Obtain a written approval letter from the landowner
confirming the lessor’s sublease rights to eliminate potential disputes.

3. Permit Applications: Initiate the process for building permits aligned with
intended usage, ensuring compliance with zoning and building restrictions.
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2. Findings

Legends

The red color indicates an important finding. If the issue is not solved, this
may result, or it is recommended to cancel the transaction.

The yellow color indicates findings that are important but resolvable with
regular effort.

The green color indicates important information.

No Finding Impact Suggestions

1. Certificate checking
report dated 11 December
2024 for Freehold
Certificate Number
433/Pererenan registered
under the name NI
GUSTI SAYU NGETIS is
clear from mortgage,
blocking, confiscation,
and dispute.

Written results can be
found below attached.
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2. Based on the checking,
the zoning for the land is
residential with medium
intensity (R-3).

This zoning is suitable for
businesses as follows:

1. Residential
2. Town houses;
3. Row Houses;
4. Housing Complex;
5. Apartment with

Specified Function
6. Pondok Wisata.

If you would like to
construct a
building for rent,
you can apply for a
Pondok Wisata
license to proceed
with it.

Building Restrictions for
Housing Complex
Function

Building base coefficient
Maximum 65%

Building floor coefficient
Maximum 2,6

Maximum building height 15
Meters

Building Restrictions for
Apartment with specified
function

Apartment with specified
function is allowed as
long as you obtained the
permit to build so by the
Housing Department

Building base coefficient
Maximum 65%

Building floor coefficient
Maximum 2,6

Maximum building height 15
Meters

Pondok Wisata Function Building base coefficient
Maximum 65%

Building floor coefficient
Maximum 2,6
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Maximum building height 15
Meters

3 The land and annual
building tax checking
result shows that there is
no outstanding balance
and fine.

4 Regarding Access Road.

There is an access road
available.

5 Based on Statement of
Decision of The
Extraordinary General
Meeting of Shareholders
of PT Stratton Oakmount
Investment, Mr
GHEVOND
MATEVOSYAN has the
attorney to sign a sublease
agreement of the
leasehold owned by the
company.
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6 Based on the Statement of
Decision of The
Extraordinary General
Meeting of Shareholders
of PT Stratton Oakmount
Investment, the company
can lease the plot based
on its business
classification code of real
estate on a fee or contract
basis.

3. Site Visit Overview

General Overview
We performed a site visit to the Land located in Tibubeneng, Kuta Utara, Badung,
Bali, -8.633560, 115.132875, summarized as follows:

The land is an empty plot of flat land. However, there is some wild plantation.
There is an empty space before the access road reaches your plot. The access road
connecting the mainway and an empty space around 55-60 in Length and 3 meters in
width before your plot. The access road measures about 3 meters in width.
There should be a plan to construct an additional road in the mentioned empty space
to connect your plot with the access road located in the Southeast side of your plot.
For the target access road to the northeast of the plot, it is owned by another
landowner and the status of the access is also leased to the leasehold owner of the
property north. To acquire the right to use this access, you have to enter into
agreement with the landowner and the leasehold owner of the access.

This report contains confidential and privileged information. Any unauthorized disclosure, copying, or distribution is strictly
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THE LAND

Based on the GPS coordinates mapping the building sized around 672m2, roughly
matches the certificate
There are two villas and a residential area that are side to side with your plot. One villa
is on the North side and the other is on the West side whereas the residential area is
located on the East side of your property.
Land Boundaries for plot size 675sqm as part of SHM No.433/Pererenan.

Land Boundaries of the Land
- North: Villa
- South:Freehold Land
- West: The remaining land plot (Certificate 434/Pererenan)
- East: Freehold Land

This report contains confidential and privileged information. Any unauthorized disclosure, copying, or distribution is strictly
prohibited. All rights reserved © 2024 EMERHUB.
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The Land Reference Pictures
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Road Access
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4. Legal Review of The Document and Agreement

a. Freehold Certificate Number 433/2004:

● LAND DETAILS: Land Size 675m2 (six hundred seventy five square meters),
NIB 00648, Measurement Letter Number 732/Pererenan/2003, dated on
22-12-2003 (twenty two December two thousand and three);

● LEGAL OWNER: NI GUSTI SAYU NGETIS;
● ISSUED BY: The Land Department Office of Badung Regency (Denpasar)

dated on 21-05-2004 (twenty first May two thousand and four)

b. Land and Building Tax

● TAX NUMBER: 51.03.020.018.009-0056.0;
● REGISTERED ON BEHALF OF NI GUSTI SAYU NGETIS;
● TAX LEVIED PERIODE 2023: IDR. 0 (land only);
● AVERAGE TAX OBJECT (NJOP): IDR464,000 (land only).

c. Identities of the Landowners

● Land certificate is registered under the name of NI GUSTI SAYU NGETIS

5. Documents Received, Reviewed, and Requests Made

a. Document Received and Reviewed

● Freehold Certificate (SHM) No. 433 under the name of NI GUSTU SAYU
NGETIS

● Copy of SPPT-PBB or Annual Land and Building Tax Document Number
51.03.020.018.009-0056.0, registered on behalf NI GUSTI SAYU NGETIS;

● Copy of ID (KTP) of I GUSTI NGURAHMADE SUWITA;

● Copy of ID (KTP) of I GUSTI NGURAH PUTRAYASA;

● Copy of Death Certificate NI GUSTI SAYU NGETIS

● Statement of Decisions of Extraordinary General Meeting of Shareholders
PT Stratton Oakmount Investments

This report contains confidential and privileged information. Any unauthorized disclosure, copying, or distribution is strictly
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● Genealogy Documents dated 14 December 2021. To be exact, a legal
document acknowledging that Mr I GUSTI NYOMAN SUGITA and I
GUSTI KETUT SUDIARTA are the legal heirs of Mr I GUSTI PUTU
TINTERA (deceased)

b. Request Made to Authorities

● Local Revenue Office (BAPENDA) of Badung Regency Request to print the
Land and Building Tax.
Status: performed.

● Spatial Planning Agency of Badung Regency.
Consultation and checking the zoning regulation
Status: performed.

● Notary Ni Ketut Apriyanti, S.H., M.Kn. in Denpasar Regency.
General assistance and certificate check.
Status: performed.

6. Legal Framework

1. Undang-Undang Dasar Republik Indonesia year 1945 (Indonesian Constitution);

2. Law Number 5 the year 1960 regarding basic rules of Agrarian principles;

3. Law Number 4 the year 1996 regarding Mortgage of Land and objects related to land;

4. Law Number 40 the year 2007 regarding Limited Liability Company;

5. Law Number 25 year 2007 regarding Investment;

6. Law Number 26 the year 2007 regarding Spatial Planning;

7. KUHPer (Indonesian Civil Code) Book III regarding Agreements;

This report contains confidential and privileged information. Any unauthorized disclosure, copying, or distribution is strictly
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8. Law Number 11 year 2020 regarding Cipta Kerja;

9. Regent Regulation of Badung No. 34 of 2022 regarding Detailed spatial plan for
Mengwi District 2022–2042;

10. Government Regulation Number 5 of 2021 concerning Implementation of Risk-Based
Business Licensing;

This report contains confidential and privileged information. Any unauthorized disclosure, copying, or distribution is strictly
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7. Appendixes

a. Zoning Information - The zoning of the land has been confirmed as
Residential with medium intensity. (R Zone).

This report contains confidential and privileged information. Any unauthorized disclosure, copying, or distribution is strictly
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b. Result of land certificate checking to National Land Office via Notary on 11
December 2024
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c. Tax Payment Information The annual land and building tax checking result
shows that there is no outstanding amount.
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8. Important Note

This Due Diligence Report is subject to the following terms and conditions:

a. Legal Framework & Jurisdiction

● This Report has been prepared in accordance with the Laws and Regulations
of the Republic of Indonesia and prevailing practices in the relevant
jurisdiction

● Analysis reflects regulations in effect as of December 13, 2024

b. Usage & Circulation

● This Report is prepared exclusively for Mr. Migran Kagramanian

● This Due Diligence report is not to be used, circulated, quoted, or referred to
for any other purposes

● The scope is strictly limited to matters stated herein and is not to be read as
extending by implication to any other matter not specifically referenced

c. Information & Validity

● This Report is based on all information and documents supplied to us which
are considered to be valid and correct

● This due diligence report has no binding legal force and cannot be used as
evidence in a court

● Content may be subject to change upon receipt of new information,
additional documents, or regulatory changes
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