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Abstract: This research is intended to provide new findings in the case of
the Meikarta project and the responsibility of PT Lippo Cikarang Tbk. The
sample used is based on financial statements from period to period to de-
termine the condition of the company at that time. The approach of this
research is descriptive analysis to explain the condition of the target mar-
ket at that time. The results of this study show that PT Lippo Cikarang
Tbk. gain a significant increase in profits after avoiding its obligations to
the development of the company. As well as the systematic abdication of
responsibility for the Meikarta project that had been planned from the
start. Finally, the Meikarta project went bankrupt and its subsidiaries be-
came burdened by various debts. The results of this study are expected to
be implemented for one’s insight into earnings management through the
Meikarta case. Insight into earnings management practices must be known
and careful about because they can have negative and positive impacts.
Keywords: Meikarta, earnings management, responsibility

INTRODUCTION

For Indonesia’s development to thrive, all companies must undertake sub-
stantial projects to expand their markets and facilities, ensuring they remain
competitive with their peers (Yusri & Syafri, 2021). As development requires
significant capital, investors play a crucial role in funding these projects (Raco et
al., 2019). However, investors seek low-risk, high-profit companies on the stock
exchange, leading some companies to engage in earnings management practices
to attract investors. Earning management is proven to be effective in increasing
profits or decreasing losses to be attractive to investors. This can be done by
lowering expenses, increasing revenues, or by deconsolidating a loss-making
entity. This was the case with PT Lippo Cikarang Tbk., which is suspected of
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manipulating earnings during the Meikarta project to create the appearance of a
favorable financial condition.

The Meikarta project was first promoted by PT Lippo Cikarang Tbk. and
its subsidiary PT Mahkota Sentosa Utama in 2016. This project gained a lot of
media attention because it was the largest project of its time. However, in 2017,
the project faced difficulties due to issues with licenses that were not appropriate
for construction. These irregularities indicate that the Meikarta project was sold
with a pre-project selling system, even though it did not have a legal permit from
the government (Therik & Gultom, 2023). As a result, the Meikarta project
faced setbacks that eventually led to its unilateral termination.

Customers had made payments to purchase property units for the Meikarta
project. However, the project remained incomplete for four years, which prompted
the customers to file a lawsuit against PT Lippo Cikarang Tbk., the parent
company. PT Lippo Cikarang Tbk. stated that all responsibility for the Meikarta
project had been transferred to PT Mahkota Sentosa Utama, as PT Lippo
Cikarang no longer controlled PT Mahkota Sentosa Utama and had no position
in the Meikarta project anymore (Awi et al., 2023). In May 2018, PT Mahkota
Sentosa Utama was sued for bankruptcy by its two vendors, PT Relys Trans
Logistic and PT Imperia Cipta Kreasi, at the Central Jakarta Commercial Court
under case number 68/Pdt.Sus-PKPU/2018/PN.Jkt.Pst. In the same year, in
October 2018, KPK conducted an arrest operation for an alleged licensing
bribery case.

The Meikarta project has caused harm to many people and has now
become a civil case. Unfortunately, a solution to the case has yet to be found and
there has been no news from PT Lippo Cikarang Tbk. or PT Mahkota Sentosa
Utama. Members of the Meikarta Consumer Care Community Association
(PKPKM) have complained to the DPR and have requested assistance in obtain-
ing the rights they are due from PT Mahkota Sentosa Utama. However, PT
Mahkota Sentosa Utama has also experienced financial losses and problems,
which has resulted in them not having sufficient capital to return customer funds
(Tatawinarta et al., 2023). Meanwhile, PT Lippo Cikarang Tbk. has stated that
it will not be responsible for the process of returning funds as it has been released
from the Meikarta project and is no longer the parent company of PT Mahkota
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Sentosa Utama (Awi et al., 2023). This has left customers in a disadvantaged
position, as they are unable to receive the rights they were promised.

There are certain irregularities in this case concerning the Meikarta project
and its founders, PT Lippo Cikarang Tbk. and PT Mahkota Sentosa Utama.
While the former promotes the sale of land in Meikarta, the latter is responsible
for building and contracting the project. As the parent company, PT Lippo
Cikarang Tbk. wanted to enliven its commercial area with Meikarta and profit
from the sales made by PT Mahkota Sentosa Utama. However, with cases of
licensing, bribery, and refund emerging, PT Lippo Cikarang Tbk. has started to
distance itself from the project. This move is suspected to have been made by
selling its 100% ownership of PT Mahkota Sentosa Utama to foreign companies,
namely PEAK Asia Investment Pte Ltd and Hasdeen Holdings Ltd. This has
significantly increased PT Lippo Cikarang Tbk.’s profits for 2018, as seen in
Figure 1. Before the sale, the company had been holding the Meikarta project
since 2016 but had suffered losses due to its subsidiary, PT Mahkota Sentosa
Utama, as seen in Figure 2. The sudden increase in profits suggests the possibility
of corporate earnings management practices.

Figure 1 Increase in Profit for the Year in 2018
Source: Financial Report of PT Lippo Cikarang Tbk. (2018)
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Figure 2 Profit and Loss of PT Lippo Cikarang Tbk. (2015–2018)
Source: Financial Statements of PT Lippo Cikarang Tbk. (2015–2018)

Recent research by Tatawinarta et al. (2023), Therik & Gultom (2023),
Salim et al. (2023), and Rahmatika & Sarah (2022) suggests that PT Mahkota
Sentosa Utama, as the final holder of the Meikarta project, is responsible for
refunding the purchase of the Meikarta land area. However, these studies did not
thoroughly investigate the alleged earnings management of PT Lippo Cikarang
Tbk. that may release them from this responsibility.

This study utilizes a descriptive analysis approach to explore the potential
earnings management and accountability of PT Lippo Cikarang Tbk. towards PT
Mahkota Sentosa Utama. Our objective is to determine the legal responsibility
for the entire project and the validity of PT Lippo Cikarang Tbk.’s share
ownership transfer practices.

METHOD

The study employs descriptive research analysis to elucidate the share owner-
ship status of PT Mahkota Sentosa Utama and the respective responsibilities of
each entity. The analysis is conducted by examining the financial statements of PT
Lippo Cikarang Tbk. from 2015 to 2019, to ascertain the pre and post-Meikarta
project conditions, as well as the prevailing regulations during that period.
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RESULTS

Operating Expenses While Holding the Meikarta Project

In the financial statements of PT Lippo Cikarang Tbk. in 2017, there was
an indication of a large increase in prepaid expenses by the company as in Figure
3 there was an increase of 11.8x in advertising and marketing expenses used to
promote the Meikarta project. Of course, this will make the company’s financial
statements seem to have a lot of expenses and its revenue will decrease as shown
in Figure 4. Most of the funds spent by the company were aimed at promoting

Figure 3 Advertising and Marketing Prepaid Expenses
Source: Lippo Cikarang Tbk. Financial Report (2017)

Figure 4 Profit for the Year 2017
Source. Lippo Cikarang Tbk. Financial Report (2017)
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the Meikarta project in 2017 for sales that will be held starting in 2018.
Therefore, the financial statement of PT Lippo Cikarang Tbk. in Figure 5 looks
quite low and not very good during 2017. The increase in expenses can be one
of the reasons PT Lippo Cikarang Tbk. wants to release its responsibility so that
it will not be burdened with excessive expenses and increase its income in the
next period.

Revenue During and After Holding the Meikarta Project

In 2018, it can be seen that there were many purchases made by consumers,
as can be seen in the financial statements of PT Lippo Cikarang in 2018 there
was a significant increase in revenue as shown in Figure 5. The figure shows a
very significant increase in revenue in 2018 obtained through the sale of
Meikarta units. At this time PT Lippo Cikarang Tbk. is still the parent company
of PT Mahkota Sentosa Utama indirectly through Peak Asia Investment Pte Ltd.
As the parent company of PT Lippo Cikarang Tbk. is entitled to get a percentage
of the profit margin on the sale of apartment units made by PT Mahkota Sentosa
Utama can be seen in figure 6.

Figure 5 Revenue of PT Lippo Cikarang Tbk. (2015–2018)
Source: Financial Report of PT Lippo Cikarang Tbk. (2015–2019)
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Figure 6 Commercial Land Sales Revenue
Source: Financial Report of PT Lippo Cikarang Tbk. (2018)

PT Lippo Cikarang Tbk. earned sales that exceeded the level of net profit
in the previous year through its investment in PT Mahkota Sentosa Utama
through Peak Asia Investment Pte Ltd at that time. It can also be seen in Figure
7 that most of PT Lippo Cikarang Tbk.’s revenue at that time came from PT
Mahkota Sentosa Utama in the sale of Meikarta project units.

In the end, after getting a large profit through the sale of Meikarta units, PT
Lippo Cikarang Tbk. seems to have begun to eliminate its control over PT
Mahkota Sentosa Utama. This is allegedly intended so that PT Lippo Cikarang
Tbk. will not bear anything if something goes wrong in the construction, be it
for maintenance, refunds, or even work accidents. If PT Lippo Cikarang Tbk.
still has control, it will also bear all the risks of development, but also vice versa
if not then it does not need to bear anything. So it can be seen that PT Lippo
Cikarang Tbk. only wants to get income from the distribution of margins from
the sale of apartment units by PT Mahkota Sentosa Utama and does not want to
be responsible for all risks in development after sales.
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Chronology of Equity Transfer

Initially, PT Mahkota Sentosa Utama was owned by PT Megakreasi Cikarang
Permai and PT Great Jakarta Inti Development since 2015 which is also a
subsidiary of PT Lippo Cikarang with 100% ownership. So it can be concluded
that PT Mahkota Sentosa Utama is indirectly owned by PT Lippo Cikarang Tbk.
by 100%. This can be seen in the 2015 Financial Statements of PT Lippo
Cikarang Tbk. as follows in figure 8. In 2016, PT Mahkota Sentosa Utama under
the control of PT Lippo Cikarang Tbk. began to announce to the public about
the Meikarta mega project which attracted a lot of consumer attention to
immediately invest in the apartment units.

Figure 7 Related Party Transactions and Balances
Source: Financial Report of PT Lippo Cikarang Tbk. (2018)
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Figure 8 Subsidiary Entities of PT Lippo Cikarang Tbk.
Source: Financial Report of PT Lippo Cikarang Tbk. (2015)

In 2017, PT Mahkota Sentosa Utama as the owner of the Meikarta project
began building apartment units for the Meikarta project that were ready for sale.
However, in the 2017 financial statements, there is a company domiciled in
Singapore, namely Peak Asia Investment Pte Ltd, which was also established in
2017, and appears in the structure of a subsidiary of PT Lippo Cikarang Tbk.
with 100% direct ownership as in Figure 9 below. So it can be said that Peak Asia
Investment Pte Ltd is PT Lippo Cikarang itself, but its domicile or office is in
Singapore.

In the same year, shortly after the entry of Peak Asia Investment Pte Ltd, on
February 1, 2017, PT Megakreasi Cikarang Permai and PT Great Jakarta Inti
Development approved the entry of Peak Asia Investment Pte Ltd through the
issuance of new shares in PT Mahkota Sentosa Utama. Through the issuance of
new shares, Peak Asia Investment Pte Ltd obtained 50% ownership in PT
Mahkota Sentosa Utama which can be seen in the 2017 financial statements in
figure 10. However, on February 1, 2017 why the company PT Mahkota Sentosa
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Utama should be acquired by a foreign company Peak Asia Investment Pte Ltd
domiciled in Singapore with a portion of ownership greater than the portion of
ownership of PT Megakreasi Cikarang Permai and PT Great Jakarta Inti
Development. At the same time, these three companies are fully controlled by PT
Lippo Cikarang Tbk. itself, so there seems to be an indication to move the share
ownership abroad to avoid domestic problems.

Figure 9 Parent Subsidiary of PT Lippo Cikarang Tbk. (2017)
Source: Financial Report of PT Lippo Cikarang Tbk. (2017)

Figure 10 Acquisition of PT Mahkota Sentosa Utama by PEAK by 50%
Source: Financial Report of PT Lippo Cikarang Tbk. (2017)

Suspicions began to return, previously 50% of the shares of PT Mahkota
Sentosa Utama as the builder of the Meikarta project had been acquired by
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foreign investors Peak Asia Investment Pte Ltd, of course, the ownership portion
of PT Megakreasi Cikarang Permai and PT Great Jakarta Inti Development was
reduced. However, it can be seen in Figure 11 that there is a company that
agreed, namely Hasdeen Holdings Ltd, which wants to be aimed at acquiring and
obtain control of PT Mahkota Sentosa Utama but through Peak Asia Investment
Pte Ltd, which is PT Lippo Cikarang Tbk. itself, not through PT Megakreasi
Cikarang Permai and PT Great Jakarta Inti Development. Both are foreign
companies but this agreement is still not executed in 2017.

Figure 11 PEAK’s agreement with Hasdeen Holdings
Source: Financial Report of PT Lippo Cikarang Tbk. (2017)

In the end, it was also slowly seen that all subsidiaries of PT Lippo Cikarang
Tbk. began to separate from PT Mahkota Sentosa Utama in figure 12 it can be
seen that another foreign investor entered as a new shareholder in PT Mahkota
Sentosa Utama. With this, PT Great Jakarta Inti Development sold all of its
shares to PT Megakreasi Cikarang Permai and Peak Asia Investment Pte Ltd.
Hasdeen Holdings also provided funds through Peak Asia Investment Pte Ltd to
acquire PT Mahkota Sentosa Utama as a whole. So it is suspected that PT Lippo
Cikarang Tbk. 2017 has indicated that it wants to transfer all of its local
subsidiaries to be separated from the Meikarta project and PT Mahkota Sentosa
Utama. So that only leaves all of its ownership of PT Mahkota Sentosa Utama
indirectly through foreign companies in this case PT Lippo Cikarang Tbk.
through Peak Asia Investment Pte Ltd which is PT Lippo Cikarang Tbk. itself.
However, PT Lippo Cikarang Tbk. also slowly relinquished all control and
ownership by making it appear as if Peak Asia Investment Pte Ltd was acquired
by another company that did not belong to it, namely Hasdeen Holdings.
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Figure 12 Sale of Entire Ownership of PT Great Jakarta Inti Development to Peak
Source: Financial Report of PT Lippo Cikarang Tbk. (2017)

The company had originally made its parent company subsidiaries, namely
PT Megakreasi Cikarang Permai and PT Great Jakarta Inti Development, which
originally had ownership in PT Mahkota Sentosa Utama to be separated from PT
Mahkota Sentosa Utama with the existence of Peak Asia Investment Pte Ltd
through suppressing the portion of ownership in PT Mahkota Sentosa Utama by
acquiring the entire issuance of shares and in the end PT Megakreasi Cikarang
Permai and PT Great Jakarta Inti Development sold all of their ownership to
Peak Asia Investment Pte Ltd. So the only remaining is PEAK which has
ownership in PT Mahkota Sentosa Utama, even though Peak Asia Investment Pte
Ltd is PT Lippo Cikarang Tbk. itself. So the only one left is PEAK who has
ownership in PT Mahkota Sentosa Utama, even though Peak Asia Investment Pte
Ltd is PT Lippo Cikarang Tbk. itself.

In the end, Peak Asia Investment Pte Ltd which was originally owned by PT
Lippo Cikarang Tbk. sold all of its ownership to Hasdeen Holdings which is
allegedly a fictitious company established in the British Virgin Islands as in Figure
13. With this, PT Lippo Cikarang has separated from PT Mahkota Sentosa
Utama completely after taking profit on all sales so as not to be affected by all
sales and development risks in the future by escaping through the creation of a
fictitious company used to transfer all of its ownership, namely Hasdeen
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Holdings. It can also be seen in Figure 14 where PT Lippo Cikarang Tbk. has
not consolidated all expenses and losses of PT Mahkota Sentosa Utama.

Figure 13 Sales of All Shareholdings in Peak
Source: Financial Report of PT Lippo Cikarang Tbk. (2018)

Figure 14 Deconsolidation of PT Mahkota Sentosa Utama
Source: Financial Report of PT Lippo Cikarang Tbk. (2018)

PT Lippo Cikarang Tbk. has relinquished its ownership as the parent
company of PT Mahkota Sentosa Utama by making it appear as if it was acquired
by a foreign company. It can be seen in Figure 15 that since 2019 PT Mahkota
Sentosa Utama has not been consolidated and is not listed as a subsidiary of PT
Lippo Cikarang Tbk. Therefore, all development and sales risks will not be borne
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by PT Lippo Cikarang Tbk. but Hasdeen Holdings but it is also uncertain
whether it will be borne or not. Suppose there are complaints from consumers
who apply for refunds or work accidents PT Lippo Cikarang Tbk. will not be
responsible again. This is the main goal of PT Lippo Cikarang Tbk. to take profit
from sales alone for a certain period and then eliminate all traces and ownership
to avoid all business risks and burdens. However, this is still detrimental to PT
Mahkota Sentosa Utama which has been burdened until now, where consumers
apply for refunds and PT Mahkota Sentosa Utama must do this even though the
economic conditions are not good.

Figure 15 Subsidiary Structure of the Company (2019)
Source: Financial Report of PT Lippo Cikarang Tbk. (2019)

Gain on Deconsolidation of PT Mahkota Sentosa Utama

PT Lippo Cikarang Tbk. after deconsolidation PT Mahkota Sentosa Utama
will also recognize the gain on disposal of investment in its associate in 2018
which resulted in a very significant increase in net profit as shown in figure 16
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that the composition of the gain on recording the investment is very large in the
company’s profit or loss. With the release of PT Mahkota Sentosa Utama from
PT Lippo Cikarang Tbk. very much provides a large advantage for PT Lippo
Cikarang Tbk, as seen in Figure 17. This is a side effect of deconsolidating the

Figure 16 Profit and Loss of PT Lippo Cikarang Tbk. (2018)
Source: Financial Report of PT Lippo Cikarang Tbk. (2018)

Figure 17 Profit and Loss of PT Lippo Cikarang Tbk. (2018)
Source: Financial Report of PT Lippo Cikarang Tbk. (2018)
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PT Mahkota Sentosa Utama entity, apart from eliminating its development
obligations but also increasing profits. This is what makes PT Mahkota Sentosa
Utama begin to have an unfavorable and shaken economic condition resulting in
the entire burden being dropped on PT Mahkota Sentosa Utama itself. Mean-
while, PT Lippo Cikarang Tbk. experienced a significant increase in profits.

Profitability Ratios Net Profit Margin, Return on Equity, and Earnings per Share

Profitability ratios in 2018 in earnings per share, return on equity, and net
profit margin were the highest when deconsolidated PT Mahkota Sentosa Utama
due to eliminating expenses and losses caused by the Meikarta project. The
profitability ratio is very high and exceeds the average of other companies so it
can certainly attract attention from investors to make investments. However, in
2019 the performance of PT Lippo Cikarang Tbk. began to decline and run
normally although below the previous average. The earnings per share ratio
tends to be very low with 221 in 2019 and below the previous years, namely 527
and 776. While return on equity experienced a very significant decline from
26.92% to 3.53% in 2019 and is still far below the previous years. Net profit
margin tends to return to normal in 2019 and experienced a significant increase
in 2018.

Table 1 Profitability Ratio of PT Lippo Cikarang Tbk. (2016–2019)

Description 2019 2018 2017 2016 
EPS 221 2.818 527 776 
ROE 3.53% 26.92% 4.77% 12.72% 
NPM 22.66% 91.75% 24.54% 34.94% 

DISCUSSION

It can be seen that PT Lippo Cikarang experienced a very significant
increase in net profit and profitability ratios in 2018. By releasing shares of
entities in a structured manner that continue to lose money and burden, namely
PT Mahkota Sentosa Utama. The increase in 2018 was very unnatural and
significant after the release of PT Mahkota Sentosa Utama shares. The increase
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can be intended for various things including a) improving financial statements,
b) attracting investors, and c) windows dressing (Fahiraa et al, 2021). This is
because PT Mahkota Sentosa Utama becomes a burden and continues to lose
money so of course when it is consolidated all losses will also be borne by PT
Lippo Cikarang Tbk. while when it is deconsolidated all losses are no longer
recognized in the financial statements. However, in 2019 the company’s perfor-
mance tends to decrease significantly and return to normal. Indicating that the
increase only occurred at that time and was not sustainable, but decreased very
drastically.  

Improving financial statements or earnings management is one of the efforts
made by companies to beautify their company’s performance to display a large
profit (Hayati, 2023). The goal is actually to attract investors or bank credit, but
this will also be affected by the sustainability of the increase (Lestari &
Wulandari, S. O., 2019). In this case, it is suspected that PT Lippo Cikarang Tbk.
carried out earnings management to increase its profits. However, the company’s
performance decreased significantly in 2019 and that until 2019. This shows that
the increase was only in one specific period when the release of PT Mahkota
Sentosa Utama. It can be said to be earnings management if it has a level of profit
that has been engineered and consistent (Astari & Suryanawa, 2017). So earnings
management practices have not been proven due to the lack of consistency of
profits and only increased in one period, namely due to the release of subsidiar-
ies.

Meanwhile, the responsibility of PT Lippo Cikarang Tbk. is indeed
proven by share ownership that no longer holds the Meikarta project and PT
Mahkota Sentosa Utama. PT Mahkota Sentosa Utama must stand alone at this
time and complete its responsibilities as it should. PT Lippo Cikarang Tbk. has
succeeded in releasing itself from its responsibilities in a structured manner with
the role and acquisition of a foreign company, Hasdeen Holdings. The transfer
of equity carried out by PT Lippo Cikarang Tbk. is indeed unnatural and there
are fraudulent practices that have been structured to escape its responsibilities. In
accounting terms, PT Lippo Cikarang Tbk. does not own shares in PT Mahkota
Sentosa Utama, it should still have responsibility for the Meikarta project because
it is one of the pioneers of its establishment and also equally enjoys the proceeds
from the sale of Meikarta project land, especially for the down payment that is
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still being held by PT Lippo Cikarang Tbk. which can be used to refund so as
not to burden both parties. 

Conclusions, Limitations, and Suggestions

PT Lippo Cikarang Tbk. has transferred all of its share ownership and is no
longer involved in the Meikarta project. The equity has been transferred to a
foreign company, Hasdeen Holdings, and the process has been structured.
However, there is some ambiguity as the subsidiary of PT Lippo Cikarang Tbk.
was acquired by Peak Asia Investment Pte Ltd, an organization that was also
acquired by PT Lippo Cikarang Tbk. The deconsolidation practice has made PT
Lippo Cikarang Tbk. appear profitable with a significant increase in attracting
investors. It is important to conduct further research on Peak Asia Investment Pte
Ltd and Hasdeen Holdings. This study is limited to descriptive analysis of the
financial statements of PT Lippo Cikarang, and more legal research is needed to
determine the transfer of equity and its responsibility to the community.
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