CHECKS - BUILDING PERMITS

PBG and SLF in Bali: the building
approval and the certificate of occupancy

September 24, 2026 8 minread - Ownership and tax

PBG approves a Bali villa before it's built, and SLF certifies it once it's finished. Plenty of completed
villas have the first and not the second. Buyers often find out after the deposit.

Read online: https://riserealbali.com/guides/pbg-slf-building-permits-bali/

IN SHORT

PBG is Indonesia's building approval, which replaced the IMB under PP 16/2021
and must be in place before construction. SLF, the certificate of occupancy,
follows an inspection of the finished building. Under PP 16/2021 an SLF lasts 20
years for a single house and 5 years for other buildings, then needs renewal.

2021 20 years 5 years 2
PBG replaced the IMB SLF term for a single or SLF term for other buildings, documents to ask for
(PP 16/2021) row house including commercial use separately: PBG and SLF
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PBG: approval of the building before it goes up

PBG, or Persetujuan Bangunan Gedung, is the approval of a building's design against local building
standards. The regency issues it before construction starts, through SIMBG, the government's
online building system. PP 16/2021, which implements the Buildings Law 28/2002, brought it in to
replace the old IMB.

A PBG proves the authorities approved the project. It doesn't prove the building on site matches the
drawings or passed an inspection. That's a different document.

Before a PBG can move, the plot needs KKPR, confirmation that the zone allows the use. Our
zoning guide covers that step.

Source: PP 16/2021 implementing Law 28/2002 on buildings; Tarubali, Bali provincial portal
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SLF: proof the finished building passed inspection

SLF, or Sertifikat Laik Fungsi, comes after construction. It confirms that inspectors checked the
building for structure, fire safety and building services, and that it's fit for its approved use.

Without an SLF, the building hasn't formally entered service, even if someone lives in it. That
matters most for rentals. A tourism business license rests on basic requirements that include the
building's approvals, so a villa without an SLF can't be licensed for nightly guests on a clean file.

PBG answers whether the building could go up. SLF answers whether it can be used, today. If
you plan to rent, the second one matters more.

03 /10

How long an SLF lasts

An SLF isn't permanent. Under PP 16/2021, it runs 20 years for a single house or a row house.
Every other building gets five years, and then the owner renews it after a fresh inspection.

Which clock applies depends on the building's approved function. A villa approved as a family
home sits in the first group. One approved for tourist accommodation is a business building and
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falls in the second. Read the function on the PBG and the expiry date on the SLF itself, rather than
taking either from a brochure.

20 years 5 years Renewal

single or row house all other buildings after a new inspection

Source: PP 16/2021, Article 297, as summarized by SmartLegal.id and Taalenta, 2026; Tarubali
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PBG vs IMB: is an old IMB still good?

IMB, or Izin Mendirikan Bangunan, was the building permit before the 2021 reform. PBG is its
replacement. They play the same role in the chain: approval to build.

Authorities generally recognize an IMB issued before the reform, so a villa built in 2018 doesn't
need a new PBG just because the name changed. What it does need is a building that still matches
the IMB drawings. Extensions, an added floor or a converted garage break that match, and they're
what usually stalls the SLF later. Ask a notary or licensing consultant to confirm the status of an
older permit for your property.

Source: PP 16/2021 transitional provisions; Rise Real Bali deal practice, 2023-2026
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Why some finished villas have PBG but no SLF

We see it regularly. Someone built the villa years ago under an IMB or PBG, and the SLF inspection
never happened. Sometimes nobody applied. Sometimes someone booked the inspection and then
postponed it. Sometimes the building grew past its drawings, and the owner stopped there.

None of that makes the property a bad buy. It changes what you're buying. The missing certificate
becomes a task with a timeline and a cost. If the villa rents without a license, the risk sits with
whoever owns it at the time of an inspection, not with the person who sold it.
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What to ask the seller for

Ask for both documents by name, as separate files. A seller who sends one and calls it "the
permits" has usually sent the PBG.

« PBG, with the approved drawings
« SLF, showing the date it was issued, the expiry date and the approved function of the building

Vv A walk-through that compares the layout on site with the PBG drawings
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« Missing SLF: the reason and who pays

« For off-plan, a written deadline for the SLF after handover
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If the SLF is missing

A missing or expired SLF isn't automatically a reason to walk away, especially if the villa is for your
own use. If the plan is rental income, it means licensed short-term letting isn't available yet. Put the
time and cost of getting the certificate into your numbers before you agree a price.

Find out why it's missing. A file that was never submitted is paperwork. A building that differs from
its drawings can mean revised drawings, a new approval and sometimes physical changes before
an inspector will sign.

Both documents in order PBG without SLF
e Inspected against an approved design No licensed short-term rental until the regency issues
the SLF

e The rental license can proceed without extra building work

. Ask why: never filed, or failed inspection
e Farlower risk of an order to alter or remove part of the y P

structure later on Agree who pays and by when, in the contract, before
the deposit
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Off-plan: write the SLF into the contract

When you buy before completion, the PBG should already exist. The PPJB rules in PP 12/2021
require it before a presale agreement. The SLF can't exist yet, so the contract has to carry it.

Ask for a clause that names the SLF as a handover deliverable or sets a firm date after handover,
with a retention or a refund if it slips. A final installment tied to the SLF gives the clause teeth. How
to check a Bali developer covers the rest of the paperwork on an off-plan deal.

Source: PP 12/2021 on housing, via Industri Properti; Rise Real Bali contract practice
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Who issues PBG and SLF, and what they cost

The regency government issues both, through SIMBG. Each regency sets its own PBG levy by local
regulation, so there's no single national rate. Budget from the regency where the plot sits, not from
a figure in someone's presentation.

Most owners hire a consultant for the drawings and inspection. Their fees are private and
negotiable, and we haven't found a published schedule we'd quote. Get a written quote that
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separates the government levy from the consultant's fee.

Source: PP 16/2021; regency levy regulations; Tarubali
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Next: the rental license

With PBG and SLF in place, the villa can move on to the license that lets it take nightly guests. Bali
villa rental license explains the NIB, the activity codes and what changed on booking platforms in
2026. The due diligence checklist covers land and title.

Pick a property from our catalog and we'll confirm its PBG and SLF status before you pay anything.
You'll find completed villas that are ready to rent across the areas we cover.

What this means for buyers

PBG approves the design before construction. SLF confirms the finished building passed inspection.

An SLF lasts 20 years for a house and 5 years for other buildings, including villas approved for
tourist accommodation.

A villa without an SLF can't carry a clean rental license, so price the fix in before the deposit.

On off-plan purchases, tie a final payment to the SLF.

FAQ

What is the difference between PBG and SLF?

PBG approves the building's design before construction. The regency issues SLF after
construction, once inspectors confirm the building matches its approval and is safe for
its intended use.

Can | rent out a villa that has PBG but no SLF?

Not on a clean license. The tourism business license rests on basic requirements that
include the building's approvals, so short-term letting without an SLF carries the risk of
losing the listing and the license.
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Are IMB and PBG the same thing?

They do the same job. IMB was the building permit before 2021, and PBG replaced it
under PP 16/2021. An older IMB is generally recognized, provided the building still
matches its drawings.

How long is an SLF valid in Bali?

Twenty years for a single or row house and five years for other buildings, under PP
16/2021. Renewal follows a fresh inspection. Check the expiry date printed on the
certificate itself, not the one quoted in a listing.

Who issues PBG and SLF in Bali?
The regency government, through the SIMBG online system. Each regency sets its own
PBG levy, and processing times vary between regencies.

How we know this

The framework comes from PP 16/2021, which implements Law 28/2002 on buildings, plus the
province's own planning portal, Tarubali. SLF terms by building type were confirmed in two
independent Indonesian legal summaries citing Article 297. The link between building approvals
and the tourism business license follows the risk-based licensing rules. Observations on completed
villas without SLF come from our deal practice and describe no specific property or seller. This is
not a legal opinion on any property.

— Government Regulation No. 16 of 2021 implementing Law No. 28 of 2002 on buildings
— Tarubali, Bali provincial portal, on PBG and SLF

— SmartLegal.id, why PBG and SLF matter for businesses, February 27, 2026

— Taalenta, SLF validity and renewal, 2026

— Government Regulation No. 12 of 2021 on housing, via Industri Properti

— Rise Real Bali deal practice, 2023-2026

By Dmitrii Rogov, Rise Real Bali.

Disclaimer

This guide is for information only. It is not an offer, not personal investment advice and not a promise of income. Yield figures are our estimates on the
assumptions stated in the text; the actual result depends on the market, management, seasonality and changes in the law. Prices, layouts and terms can
change without notice and are not part of any contract. Check the documents, the ownership structure and the tax load with an Indonesian lawyer and tax
adviser before you pay a deposit. Prices are in Indonesian rupiah (IDR, Rp), as Law No. 7 of 2011 on Currency and Bank Indonesia Regulation No.
17/3/PBI/2015, Article 11, require. Full disclaimer: https://riserealbali.com/legal/disclaimer/

Questions about this guide?

Message us on WhatsApp: +62 812 3769 2133 - wa.me/6281237692133
This guide online: riserealbali.com/guides/pbg-slf-building-permits-bali/
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