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Abstract
This research aims to develop a model of the development of the Central Business District (CBD) based on
Public-Private Partnership. Objective is (1) To design a development model Central Business District-based
public-private partnership (public-private partnership) through case studies in Surabaya (Suramadu Surabaya
side managed by Badan Pengembangan Wilayah Suramadu), (2) Develop a feasibility analysis of the technicaleconomical (feasibility study) the development of Business Central District-based public-private partnership
(public-private partnership) in Surabaya (Suramadu Surabaya side) managed by the Badan Pengembangan
Wilayah Suramadu, by mapping, identification-evaluation of the obstacles encountered, opportunities and
strategies and formulations can be developed. Lease (HGB) 30 year Rp.500.000 /m2/yr; Sales 80%; Sales price
/m2 Rp. 15,000,000 /m2 (up 10%/yr); Management & Rental Public Facility 5% of sales revenue. Based on the
analysis of the feasibility of investment in the CBD area pessimistic conditions, showed decent results with
NPV Rp. 7,152,755,613,547, IRR 14.34%, 1.37 PI and PBP 17 years.
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1. Introduction
Regional autonomy through UU No. 22/1999 and UU No. 34/2004 facilitate provincial, district and
municipal innovations to generate income and global orientation. Economic development in the
region is a joint collaboration between the central government, local government, state enterprises,
enterprises, and private enterprises. Private parties will be given a major and important role in
economic development, especially in the increased investment and job creation, while the
government will act as regulator, facilitator and catalyst (Kemenko Perekonomian, 2011). The
development of public and private cooperation model (Public-Private Partnership) to accelerate the
expansion of the business center to the regions. PPP implementation in the region, referring to Pasal
195 of UU No. 34/2004 concerning the provision of public services, local governments may
cooperate with third parties. PP No. 6/2006 on the management of state property / area stated that
the State assets can be utilized by enterprises, in this case, including the state assets which business
entities doing business under a concession granted, or the assets built by a business entity for the
benefit of the Government and then operated by the Business Entity. The appointment of a business
entity to leverage state assets should be done through a competitive bidding process. Forms of use
of state property or areas in the form of rental, leasing, joint use, waking up to the transfer (BOT)
and get up to deliver to (BTO). PP No. 50/2007 on Procedures for the Implementation of the
Regional Cooperation stated that the cooperation between local governments and enterprises must
be approved by the Legislative Council, where such cooperation resulted in the utilization of local
government assets. The pattern of development of cooperation other business centers in the region
is with the privatization, one of which enterprises PT Building Jaya Ancol Tbk (IDX, 2013). The
owner of the company is the local government of DKI Jakarta (72%), PT Building Jaya (18.01%)
and public (9.99%). Managing the land area of 500 ha includes recreation zone (200 ha), industrial
zones and the zone of the property, PT Building Jaya Ancol Tbk has made a significant contribution


Corresponding author. Tel.: +628-1330-4880-481
E-mail address: ikhsan.setiawan@narotama.ac.id

Project Management

139

Sustainable Construction, Engineering and Infrastructure Management

not only for the company but also for the government of Jakarta as the owner of the dominant
shareholders in the form of deposit income (PAD area). Based on data from the Ministry of the
Interior on the budget 2013, the contribution of non-tax revenue and levy provincial government of
Jakarta Rp. 3,252 trillion. With total revenue of Rp. 26670.45 trillion, the contribution of non-tax
revenue and levy of 12.19%, including the share of profit enterprises PT Building Jaya Ancol Tbk.
Although local investment through foreign / domestic investment governed by UU No. 25/2007, but
the government has not been optimal create a conducive business climate. Doing Business 2014,
Indonesia at position 120 in terms of the ease of doing business, rising from position 128 in 2013,
but lower than other ASEAN countries (Singapore 1st, Malaysia 6th, Thailand 18th, Brunei
Darussalam 59th, 99th Vietnam and the Philippines to 108). The World Bank appreciated the ease
in the business sector, particularly regarding the provision of credit to the real sector and tighten
control of credit to the real sector in order to reduce the potential for non-performing loans (World
Bank and IFC, 2013). Doing Business 2012 report showed improvement process by local
government investment through ease in setting up a business, dealing with construction permits and
registering property (World Bank & IFC, 2012). Government assets in the area can be developed
into a regional economic center, thereby increasing the value (value) of the property the area. Some
local governments have run-private partnership scheme is however in the long-term implementation
found some problems in the area of asset management, among others, related to the system of
governance (good governance) and development (development). The low income local
governments, weak local government's role in overseeing the property management area, the
declining quality of public services is the domain of local governments and poor property
maintenance area by the investor. It appeared among others in the management of the city of Medan
Petisah Market (medan.tribunnews.com, 2013), Beringharjo city of Yogyakarta
(www.jogjakota.go.id, 2013), Market Eggplant Makassar (www.fajar.co.id, 2013), Tanah Abang
Market Block A provincial Jakarta (lipsus.kompas.com, 2013). On the other hand investors are
demanding a return on investment and profit in accordance with the agreement and business plan.
Infrastructure development of regional economy based on government-private partnership is
expected to increasingly dominant, with the financial condition of area 54.217 trillion deficit and
the lack of budget revenue derived from the reception results separated areas of wealth management
and other legitimate PAD (11.48%) (Kemendagri, 2013), on the other hand the balance of the
provincial governments and cities / regencies in Indonesia in 2010 showed assets of Rp 558.456
trillion land and building assets / buildings worth Rp 228.343 trillion (Kemendagri, 2010). Research
infrastructure of regional economic development model based on public-private partnership (publicprivate partnership) is very original and very important in Indonesia, based on several reference
journals / International conference. Beijing Tsinghua Univ Research Team and The Hong Kong
Polytechnic Univ (Ke, 2009) conduct research related to the publication of research public-private
partnership (public private partnership) through the search engine 1998-2008, with most
publications derived from United Kingdom (UK) as much as 42 Institut / University, 82 researchers
and 59 research teams published, whereas only 1 of the Indonesian Institute / University, one of the
research team and first published research. This shows that the research related to public-private
partnership (public private partnership) is still very low in Indonesia and is very important to be
developed and published. Research and publications related to public-private partnership project
(public private partnership) becomes an important one to see the data PT Sarana Multi Infrastruktur
(Persero) has financed projects worth a total of Rp 35.6 trillion since 2009 with the PPP scheme.
Besides Asia Public / Private Partnership Institute - APPPI in the Conference in Surabaya and
Jakarta in 2013 to submit data there are five (5) countries in Asia with the highest ranking of the
implementation of PPP, namely China, India, Indonesia, Vietnam and Malaysia. The emergence of
Indonesia as one of the targets of implementation of PPP by APPPI increasingly shown the
importance of research and publication of PPPs in Indonesia to support an increase in prosperity and
welfare of the community in the area. Local revenues are all revenues that come from the region
itself as well as allocations from the central government as the right of local governments do not
have to be repaid by the region. From 2008 to 2013, the local revenue grew by 75.3% from Rp.
365.1 trillion (in 2008) to Rp. Triliiun 640.2 (2013). But the budget year 2013 budget revenues were
derived from non-taxes and charges are still very low (less than 10%), thus improving the quality of
absolute enhanced wealth management area (MoF, 2013). Todaro (Todaro, 1997) stated that there
are three major factors or components that influence the economic growth of the region, three are
capital accumulation, population growth and technological progress. People's lives have been very
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dependent on services provided by the government, many people who benefit from the activity and
government spending, some research results show the positive role of public capital on economic
growth (Aschauer, 1989). Ida Bagus Raka Surya Atmaja (Atmaja, 2001) analyzed the effect of
private investment, public sector investments include government investment, government
consumption, government revenue from taxes / non tax as well as the population growth of the level
of economic growth counties and cities in Bali. The results showed that private investment plays a
very dominant in Bali, seen from its significance exceeds government investment. Adi Raharjo
(Raharjo, 2006) analyze the effect of private investment to the economic growth of Semarang show
positive results, a significant and real impact on regional economic growth. Negoro (Negoro, 2006)
states that the revitalization of the market can relive the important role of traditional markets in the
economic sectors of society by exploring the potential possessed in order to have high
competitiveness of the existing competition (especially against the modern market), the
revitalization of this market is to cooperate with the private sector using PPP cooperation pattern.
Djunaedi (Djunaedi 2007) added that the PPP concept widely adopted by governments in order to
encourage domestic and foreign private investors to cooperate in the provision of infrastructure, but
in the process of PPP activities seem similar to the process of government procurement (Presidential
Decree No.80 / 2003) , According to the European Commission (2003) benefits by holding the PPP
is the creation of community participation, improve the effectiveness of the private sector with the
government procurement of public facilities, technology transfer, increasing accountability and
minimizing risk by allocating to the parties most competent to handle it.
2. Research Methodology
The method used in this study as follows:
(1) The case study approach refers to a method that emphasises qualitative analysis (Yin, 2009)
(2) Research approach using qualitative research approaches (Denzin and Lincoln in Lexy Moleong,
2005)
(3) The research location in Surabaya (Suramadu Area Management Board), the site was taken in
consideration in the area very attractive investor, has a high potential for local revenue and
representing Eastern Indonesia.
(4) Primary data, i.e. data obtained from the direct or first hand, especially regarding technical
feasibility-economical (feasibility study), master plan and strategic plan for the development of
infrastructure of regional economy based on public-private partnership (public-private partnership)
(5) Secondary data can be online-offline information, reports, results of previous studies as well as
other publications.
(6) The interview was conducted in-depth interviews, the method of collecting data through in-depth
interviews conducted to a data source (W.Gulo, 2003)

Figure 1. Existing and Planning of Suramadu (Surabaya Side Area) source: BPWS, 2011
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3. Conclusion
The cost of land acquisition by the government. Investors through PPP did land rental / HGB to the
government for 30 years. Lease payments are assumed to be conducted every 10 years. CBD land
acquisition planned for 2014 and 2015. While the construction of the CBD area is divided into four
stages of development, namely 2015, 2017, 2019 da 2025. Thus, the price of land and building of
data adjusted for the time value of money for the year. Land (Rent / HGB 30 years), Discount /
compound Factor (10%), Source of Funds (60% private by PPP), Interest Rate Loan (12% / year),
taxes (25%), Operating Expenses (10% of reception), Construction fee (1% of investment costs)

Lease (HGB) 30 year Rp.500.000 /m2/yr; Sales 80%; Sales price /m2 Rp. 15,000,000 /m2 (up
10%/yr); Management & Rental Public Facility 5% of sales revenue. Based on the analysis of the
feasibility of investment in the CBD area pessimistic conditions, showed decent results with NPV
Rp. 7,152,755,613,547, IRR 14.34%, 1.37 PI and PBP 17 years.
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