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Abstract  
This paper assesses the potential performance of a boarding house business located in the Sambikerep 
district of Western Surabaya, an area that is strategically placed near Universitas Ciputra where the 
demand for accommodation for students and even university staff is extremely high every year. In 
order to make this assessment, we combined primary insights from an interview with a local boarding 
house guard and also secondary data that was taken from online reviews of boarding houses in the 
surroundings. Our research methods make use of important economic concepts which include 
demand, supply and also elasticity to evaluate the boarding house market and how competitive it is. 
This paper therefore can offer a well-rounded point of view on whether or not operating a boarding 
house business in the district is a good choice.  
 
 
Keywords: Boarding House Business; Market Analysis; Sambikerep District   
 
 
1.​ Introduction 

A boarding house or more commonly known as a "kos" in Indonesia is a type of rental-based 
accommodation where individuals such as students, employees, or simply those who have a tighter 
budget would rent out. However, unlike the traditional accommodations like apartments or full on 
homes, boarding houses typically offer a more flexible lease like a monthly or even weekly lease. The 
rooms that are found in the accommodation units of boarding houses are usually fully furnished with 
basic appliances like a wardrobe, desk, bed and a bathroom with running water. Common facilities 
like laundry or kitchens are usually shared. This type of property business allows owners to generate a 
stable income via the rent payments made by those who lease the room units. These payments tend to 
appear very consistently which allows owners to also gain a positive cashflow. Room units within a 
boarding house also present relatively low operational cost while having high occupancy chances; 
especially in areas with a strong demand for affordable housing.  

The success of a boarding house business depends heavily on location. For example, In a 
high-income area where most homes are luxurious and larger in size, with the majority of the 
population being able to afford pricier accommodations, boarding houses may not be suitable. 
However, in urban or semi-urban areas where there is a dense concentration of university campuses, 
office buildings and also industrial sites, boarding houses may see a large rise in demand. This is 
because individuals such as students and office workers tend to prioritize affordability, convenience 
and closeness to their campus or workplace. Due to this, regions that are close to educational facilities 
can be an extremely ideal location to set up this type of business.   

One of; if not the most promising location for a boarding house business would be the 
Sambikerep district of Surabaya, East Java. Sambikerep is one of the most developing suburban areas 
in the western region of Surabaya. In the past, the area was more of a residential space and much less 
densely populated compared to other parts of Surabaya such as the city center itself. However, in 
recent years, the district has seen plenty of growth including improved road access, attention from 
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more commercial stores and also the building of more modern residential spaces. The main character 
of the Sambikerep show however is the existence of Universitas XXX. XXX is one of Indonesia's 
leading private universities that is well known for its entrepreneurship-driven curriculum and 
international standard facilities.   

Every year, Universitas XXX has seen a steady increase in the amount of students entering their 
programs. A recent documentation paper from the university's website stated that a total of 1,900 new 
students have enrolled in the year 2025! Many of these students tend to seek affordable 
accommodations that are off-campus as there is a very limited quota for the on-campus housing. The 
university itself has been very strategically placed around clusters of residential areas as well as 
commercial sectors making it even more of a favorable location for a boarding house business. To add 
more information, the western Surabaya region usually experiences heavy traffic around the morning 
(7-9 am) and afternoon (5-7 pm) which becomes another big reason why students and even university 
employees would prefer to live in a location that is near the campus.   

With these points in mind, launching a boarding house business in the Sambikerep district has 
clear advantages. First of all, the target market is very stable and consistent. Every year a whole new 
group of new students will enroll while graduating students leave. These new students tend to 
immediately rent the units for the long-term as jumping around multiple accommodations is the last 
thing that a busy university student would want. Secondly, these students also prefer furnished and 
secure locations so they would not need to worry about purchasing too many new utilities and wasting 
more of their pocket money. This will allow the business owner to create offerings that specifically 
tend to the needs of students, ensuring good occupancy rates and even better word to mouth 
marketing. 

In conclusion, the boarding house business can become a highly profitable option for property 
owners who are willing to invest in the Sambikerep district. With Universitas XXX being the heart of 
the entire community, and a regular stream of students coming to find a place to stay, the district 
stands out as the most ideal site for a boarding house business. Continuous revenue for business 
owners and providing a safe and comfortable space for students; it can't get any better!   
 
2.​ Literature Review  

Setting up a boarding house business in the Sambikerep district, which is particularly near 
Universitas XXX, can be analyzed further by applying simple economic concepts like supply, 
demand, market equilibrium as well as elasticity. These concepts can help with assessing how 
effective the business truly is by providing insight into real data instead of just plain research.  

Firstly, let's talk about demand. Demand plays one of the biggest roles in the success of a 
boarding house. With the presence of a big university like Universitas XXX, a consistent stream of 
new students who come from outside of Surabaya and are searching for affordable and convenient 
housing will always be available. Every year, a new batch of students will enter the university, 
ultimately meaning that there will be a predictable demand base. However, the demand is never 
exactly constant and can change depending on factors like income levels, academic calendars and the 
preferences for facilities and lifestyle. By studying the overall demand, a boarding house business can 
start to predict or anticipate the peak timings at which students begin to search for accommodations 
and the trends in interior design and the style of rooms the current generation enjoys.  

Moving on, supply is equally as important as demand. With high demand, also comes high 
competition in the area. This case is no different for the Sambikerep area where multiple boarding 
houses compete to provide the best rooms, internet connection quality, room hygiene and additional 
services like laundromats or studying spaces. If the level of supply ends up higher relative to the 
demand, the prices tend to fall. Because of this drop, owners of boarding houses will have to create a 
USP or "Unique Selling Point" in order to differentiate themselves from other houses. This can be 
done in 2 main ways. The first method is by targeting a highly specific niche. For instance, a boarding 
house business may decide to only provide premium rooms with higher quality utilities and attractive 
designs for higher-income students. If supply is still limited and there are too few boarding houses 
available in the area, owners can increase the rate of rental while still having many occupied rooms.   
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When demand and supply interacts, it can lead to market equilibrium. Market equilibrium is the 
point where the number of rooms offered matches the number of rooms demanded by students at a 
certain level of price. For boarding house businesses, determining the market equilibrium price is 
important because setting the price above the equilibrium would increase the risk of leaving an extra 
empty room. So, by determining the market equilibrium price in the area would decrease the risk of 
having unstable income.   

There are other crucial factors which are elasticity. Where students often have a fixed budget and 
would really often be sensitive to price changes because the purchasing power of a student isn’t too 
strong so they would really consider price changes. So, if demand for boarding houses in X is highly 
elastic, a small increase in rent may lead tenants to pick a cheaper option nearby. And on the other 
hand, if demand is inelastic then price wouldn’t affect much of the demand meaning even if the price 
rises, it will not reduce the occupancy. so, by understanding the concepts of elasticity, it would help 
house owners to adjust how much the flexibility of the price should be set on.   

In conclusion, applying economic concepts will provide an insight for boarding house businesses 
in X Sambikerep. where through demand analysis, supply analysis, market equilibrium & elasticity 
altogether will provide a guide for pricing decisions. These tools would help entrepreneurs make 
decisions, improve profitability and maintain competitiveness.   
 
3.​ Methods  

The Study adopts a mix between both primary and secondary data to collect the data that we got 
about boarding house business near XXX University, More specifically within the area of X residents.    

Primary data was collected through an interview with the owner of the boarding house / tenant 
where the interview consisted of 5 core questions focusing on the advantages and disadvantages of the 
boarding house business, marketing strategies, operational cost and also the demand pattern that has 
been seen since 2020. The process and responses were documented to understand challenges and 
opportunities from the tenant & the owner of the boarding house business. Evidence of the interview 
was recorded to ensure the validity and transparency of the data.  

Secondary data was collected through online research that’s publicly available including google 
reviews and google maps. The data that’s provided in the secondary data are the total amounts of 
boarding houses in the area (to observe competition) and the ratings of each of those 20 boarding 
houses (ratings made by past or current residents).    

Both of the data resources are combined in the analysis : primary data gives a practical view of 
running a boarding house in the X resident area. while the secondary data validates the primary data 
through the owner’s perspective such, customers satisfaction (according to the owner), ratings and the 
data of increasing tenants every year.    

 

 
Figure 1. Location and Ratings of Boarding House in X 
 
4.​ Result and Discussion  
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4.1 Primary Data  

Through the interviews, several things that was carried out from the interview are : 
Advantages of boarding houses near XXX University, Specifically in X residential area are 

students who attend university at Universitas Of XXX tend to prefer living close to the campus area 
because it would save more time and money from transportation, and it also gives them more 
flexibility when attending lectures, and accessing the facilities near University Of XXX. This 
advantage makes boarding houses businesses highly popular near the campus because the area is 
highly attractive to the primary target market which is the students in University Of XXX. Also, by 
consistent addition of new students in each academic year creates an even stronger and new source of 
demand every year. 

However, there are also some major disadvantages of opening a boarding house near the 
University of XXX. Firstly, a high amount of competitions, The X Area which is located near to XXX 
University has already a large number of boarding houses. Many property owners also recognized the 
opportunity & advantages of having a boarding house near a university. This results in the oversupply 
of boarding house owners near the campus area & in the X Residential area. Owners then must find 
ways to differentiate their boarding house through providing extra facilities such as having the 
advantage of a free laundry, driver, and sometimes food & water as part of their marketing promotion.   

The combination of the high demand and high supply creates a competition that characterizes the 
boarding houses market near the University Of XXX. This still implies that the opportunities still 
exist, success of consistently having an increase in the amount of tenants every year heavily depends 
on the positioning and the marketing strategies of the boarding house owner.   
 
Marketing Strategies Employed by the boarding house owners  

The interview revealed that the owner relies on two marketing strategies which is online and 
offline marketing strategy, where the offline marketing strategy is carried out by using a traditional 
sign such as banners in front of the property so people would know and be interested in the benefits 
that’s provided in the banner however, this approach is limited and not really effective because it 
couldn’t guarantee a sustained visibility. The online marketing strategy is carried out by using a 
platform called XYZ which is a platform that helps to promote businesses such as boarding houses in 
Indonesia.  

The contrast is that online platforms or online promotion, especially mentioned through XYZ, 
have become increasingly important and popular. Where XYZ is widely used by the owners of 
boarding houses to promote their boarding house and it’s also popular for other people especially 
students that are searching for boarding houses because they could compare or check the price of the 
facilities. Listing on XYZ also allows owners to reach a wider target of audiences including to the 
people who have not arrived in the city yet. This provides advantages such as visibility through photos 
and detailed description and the competitive pricing.   

 
Demand trend of boarding houses  

Another important question in the interview was whether the demand of boarding houses is 
increasing, remains consistent or is it declining over the last 5 years? The response of the owner 
indicates that it has increased each year, with many of its rooms reaching full occupancy.  

This trend is significant for a reason. First, the University of XXX attracts new students every 
year, guaranteeing a growth in the number of potential tenants. Second, it demonstrates that the 
boarding houses near the university are resilient, because the boarding house was built in 2020, even 
during the pandemic period which is said by the owner that the boarding house occupancy levels still 
shows an increase in the amount of occupancy. This indicates it has a strong recovery and sustained 
interest by the students that live near the campus.   
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Final Analysis of Primary data  

1.​ Boarding houses has a high demand, but the competition is also intense : It really depends on 
how the owner does the marketing strategy that differentiate their business from another 

2.​ Digital marketing through XYZ is one of the most popular and effective ways of promoting 
boarding houses : It’s said by the owner that most of the tenants knew the boarding house via 
online.  

3.​ Demand is growing : There is always new demand every year since the University of XXX 
always has new students every year.  

4.​ Boarding house businesses are considered worth it : Even though the competition or the 
supply of boarding houses are high, it’s said that the demand is still extremely high and it 
provides good long term returns.  

 
4.2 Secondary Data  

Based on the research we conducted, we found that there are a total of approximately 20 boarding 
houses in the Sambikerep district of West Surabaya. These boarding houses are within relatively close 
proximity of each other and have varying prices and room styles; with some being more premium 
while others are more budget-friendly. This means that, if a new property owner were to set up another 
boarding house, they would have quite the amount of competitors.  

 

 
Figure 2. Amount of Boarding Houses near XXX University 
As seen in the above image, there is a clear abundance of boarding houses near the university. In 

order for a new boarding house business to succeed in attracting new students and residents, they must 
be able to stand out and present a unique selling point. To discover the potential unique selling point, 
we can make use of the following data:  
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Figure 3. Ratings for Boarding House 
The graph above showcases the highest rated boarding house, the mid-tier boarding house as well 

as the lowest rated boarding house. This data becomes especially useful to see what type of "selling 
point" actually works in the market. Let's look further into the highest rated boarding house and 
discover the features that allowed it to gain such a positive collection of reviews.    
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Figure 4. In-depth Review of Boarding Houses 

 
The following images displays an example of how the room units are designed in the boarding house:  
 

 
Figure 5. Design of Boarding House Rooms 
 

Right off the bat, the rooms clearly adopt a premium design with a modern aesthetic; which is 
why most have said that the units feel very comfortable and "homy". The unique selling point that this 
boarding house possesses is definitely their service (additional perks). They provide students with 
rice, water, weekly cleaning, lift access, free extra beds for relatives, drop-off & pick-up transport, 24 
hour complaint service, spacious parking and the list goes on. The owners of the boarding house have 
discovered the tiny little details in the daily life of students and decided to make a solution by 
providing special services that allow students to gain convenience and feel appreciated. They pay for 
rent and receive not only a place to stay but also a place where they are taken care of and accepted as 
family!   

To add depth, let's also look into the features of the lowest rated boarding house which is known 
as "ABC". The rating of the boarding house isn't necessarily low (4.2), but the reason for the relatively 
low rating is quite clear. The following images show the design and ambience of the ABC boarding 
house units:    
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(a)​                                      (b)                                                    (c)                           

Figure 6. Condition of ABC Boarding House (a) and (b) the room and (c) ratings 
 
Based on these images, we can immediately conclude that this boarding house appears to be the 

budget type and is targeted mainly towards students who are price-sensitive and don't really mind a 
slightly lower quality service. Only a total of 9 google reviews can be found for the place, indicating 
that not many people may have had a memorable stay; or at least nothing special. The reviews had no 
statements that described the type of facilities or perks included with the rental fee and some rooms 
even appear to have no bathrooms, meaning that some students must share. The room sizes also 
appear to be much more compact and air conditioning must be installed by the students themselves. 
This style of boarding house definitely places affordability as their main selling point.    

According to the data, it is much more worth creating an experience-based selling point instead of 
a price-based one! Students need to feel like they're at home and taken good care of as those that rent 
units are typically ones that are far away from family and are still figuring out their daily lives. 
Having a management system that cares about the wellbeing of the students is key! By being able to 
identify what struggles students face daily, potential business owners can find creative solutions. 
Students don't just need a room or bed; they need to feel safe and appreciated which is why building 
an amazing homestay experience is much more effective than simply placing beds and wardrobes. The 
golden spot is a good balance between affordability and quality. A business owner may aim to create a 
similar experience to the DCE homestay, with the price point slightly higher than ABC. This strategy 
will contribute to a higher chance of success as students will find that sweet spot which suits their 
needs.   
 
5.​ Conclusion 

In conclusion, running a boarding house near Universitas XXX offers a good and profitable 
chance for property owners, but success depends on how well they can stand out from the 
competition. By understanding what they need, setting a good and competitive price compared with 
other boarding houses, and also adding useful services that can help students such as lift and 
fingerprint verification can be very useful, the owners can keep their income steady and ensure their 
rooms are always filled. More than just providing a place to stay, boarding houses can also create a 
safe and supportive environment for students. And therefore, the key to success in boarding house 
business is not only the high demand for housing, but how creatively and effectively owners manage, 
promote, and develop their boarding houses.   
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