should be carefully examined witly respect to its resultant financial and social

impacts as well as the maintenance system.

To educate the people in Kampungs {0 adapt themselves to-the new life style in
flats. some pilot projects should be implemented although they may need a

considerable amount of government subsidy.

— Managerial and administrative techniques should be developed to assure the best
economical implementation of project within the stipulated time and to assure
the adequate management and maintenance of the completed flats,

These discussions appear to have not yet consummated the pational or regional
policy, but it is hoped that a consensus on an urban rencwal not only aimed at the
development of flats but also aimed at more (,omprchemwc redevelopment of urban
functions and Facilitics, can be achieved so that REPELITA-1V should include the

government’s guidelines on such urban renewal programmes,

REFUERENCES:

1. The Third Five-Year Development Plan (1979-1984) - Depa'rtménl of Information, Republic
of indonesia.

2. The Directorale General of Housing, Building, Planning and Urban Devclopment - Pro-
grammes REPELITA {11, . '

3. Pokok--pokok Kebijaksanaan Bidang Pekerdaan Umum Unsur Cipta Karya — Dalam Pelita 131,

4. ‘Fhe Papers discussed at the Seminar for Coordination of Concepts of Policy and Manual for
Implementation of Multi-story Housing (Flats) Development, July 3, 1980,

.2.5 REGIONAL FRAMEWORK PROPOSED BY JABOTABEK METRO-
POLITAN DEVELOPMENT PLANNING

The Metropolitan Jakarta _Diagr_ammatic Structure Plan in the year 2003, as propos-
cd by JABOTABEK Metropolitan Planning is shown in Fig. 2—2. As describeed
in the structure plan, it consists of Greater Jakarta; four main sub-centres at
Tangemng/Pasar Kemis, Bekasif’ Tambun, Depok and Sctpong, and two secondary

sub-centres at Parung and Cikarang.

The predominant pattern of urbanization within the Metropolitan area is to the
cast and west withiil Grt,dtcr Jakarta and including the Tangerang and Bekasi sub-
centres. T]ns is in response to existing ioc*xtloml trends of new private sector manu-
facturing employment growth and the predomm'mce of natlondi and provincial
road/rail capacity (existing or proposed) in these corridors.

The deyelopmenl of Tangerang and Bekasi is recommended to be based primarily
upon the efforts of government to provide the necessary incentives and serviced land
for private and joint venture manufacturing concerns. Such a policy would provide
the leading cmp[byment base and would hclp to locate the majority of industrial
concerns within Metropolitan Jakarta.

The prmmtcd growth rates proposed for JABOTABEK are shown in Tables 2 -3
and 2--4.

The development of Depok and Serpong would be dependent almost exclusively
upon the will and financial resources of central government to provide directly the
leading cmployment base of these sub-centres (e.g. by estab!ishing higher education
facilities in Depok (University of Indonesia) and nuclear research facilities in
Serpong {Puspitek)).

As a result of the future road and railway improvements in JABOTABEK Area, the
city of Jakarta will be more closely linked with thesc sub-centres with the probable
result of drastic increase in inter-regional flows of person and goods. Manggarai, as
a centre of the railway traffic as well as a juncting point between the rail and road
traffic, will assume the function as a “transit-spot” of these flows which will natural-
ly require various urban functions.
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Table 2--3 EMPLOYMENT STRUCTURE IN THE METROPOLITAN

JAKARTA SYSTEM, 1978 — 1993

- Ho. of Persons

Avbrage - Annual Growth Rate

Hetropolitan Jakarta Systen 1978 1993 2003

. Greater Jakarta 5,140,000 9,932,000 12,045,000 -3.%6

., K¥ota Tangorang/Batuceper 98,000 255,000 620,000  §.58

. ¥ota Bekasi/Tambun 97,900 725,000 500,000 5,77
‘. pDepok 68,000 125,000 200,000  4.14

.Serpong 8,000 74U, 0UG 135,000 15.56

. Diputat - 50,000 00,000 -

Total Metropoiitan System 6,411,800 10,657,000 - 13,600,000 3.4

totes Estimates prepared by JHOP Team

19798-93 . 1923-2003

1.95
.29
8,21
4.8k
6.73
7.18

2.44

1578-2003

2.713
7.66
6.78
4,4}
11.97

Table' 2~-4 FORECAST POPULATION LEVELS IN THE METROPOLITAN

"JAKARTA SYSTEM, 1978 — 2003

. . L ) t
Activity Jakarga Jangerany/B. Ceper Sekasi/Tambun bepok Serpang
: 1978 199) 1918 1¥93 1938 1992 K973 1992 1378 1993
Agriculture 2.9 | 3] 10,7 w0 221 9.0 21.0 8.5 25.6 3.0
Large & Medium MEx 7.0 6.1 39,0 6.3 4.6 4.5 - 2.6 - 1.6
small & Cottage Mfr 3.6 3.8 1.6 . 5.4 17,4 1.7 .1 1L.9 35.2 11.9
Covernrent 12.7 L1222 6.0 9.3 9.9 9.8 16.8  27.6 9.2 2.5
Trade & Services- 3.0 6.4 2%.7 35.6 36.0 35,0 52,5 50.0 30,8 35.9
Total Employment {3} - 100.00 100.00  100.906 186,00 109.80  108.00  160.0¢ 100.00 100.00  100.060
Humber Employed 1,91%,800 2,220,800 29,360 77,690 29,040 68,950 10,360 25,569 Z,500 21,060
' . .
Curnsuters . 43,700 §9,%00% - 4,000 12,000 3,000° 12,000" 7,c00” 12.000; s0” 4,000"
Populatién Supported 6,005,000 3,720,000 98,000 225,000 97,000 225,000 68,060 110,900 8,000 70,000

Notes: o 1 Estimates prepared by JHDOP tean
"2 -plus student population of 15,000 persons
Ceat

4 t shows total comnuter
* 1 shows commuter fleows from Laln Subs

res only.

flows tnto DKI



2.6 MASTER PLAN FOR URBAN/SUBURBAN RAILWAY TRANSPORTA.-
TION IN JABOTABEK AREA

PIK A established the Intermediate Development Plan on the basis of the report on
Jakarta Metropolitan Transportation Study prepared in 1974, According to this plan
railway transport was strengthened by newly 0peraiting electric-railcar trains and
diesel-raitcars with the result of remarkable increase in railway passengers since
1977. A total number of passengers using the Central Line up to Depok, the Eastern
Line up to Bekasi, the Western Line up to Tangerang, and the Merak Linc up to
Serpong was 24,000 per day in 1976 and 40,000 per day in 1980.

This fisure however, still accounts for only 1.2% of the total person trips in Jakarta
and the railway transport is therefore presently taking a negligible role in public

transport,

The Master Plan states, “The railway is the transport means best suitéd for mass,
high-speed passenger transit and is featured, especially, by its regular time punctuali-
ty and higher energy-saving cfficiency, in comparison to the road vehicle, with
minimum impact to the environment. It is therefore recommended that the future
urban traffic should be switched over mainly to the railway. For this conversion,
drastic measures must be taken to improve the existing timeworn railway facilities,
along with efforts to establish the wé!l—disciplined organizational system as well as
train professional staff for railway operation and maintenance and other urban
development'along the rai!way line areas and the existing feeder system”’.

Under the circumstances, the future public transpor't' system will be  heavily
dependent on the railway transport, and based on this recognition a number of
railway improvement programmes arc planned and implemented to date. '

According to the Master Plan these programmes will be completed between five to
ten yedrs from now. The Master Plan states that the Manggarai station will be a
centre of railway traffic, serving as a terminal and junction station for long-distance
and commuting, trains. Estimated number of passengers using the station will be
100,000 or more per day, in 10-year time,

According to the person' trip forecast, estimated railway passenger link traffic in
year 2000 is as shown in Fig. 2-5.

Fig. 2--6 shows the new stations p'lzmned in DKI Jakarta. A tentative plan for eleva-
tion of railway tracks of the Central Line in the Manggarai station compound is as
shown in Yig. 2--7.
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Fig. 2—8 is a summary of the current programmes.
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Source _Con:s_u_l.rtin.g‘En_ginee_ring Service for
Jakarta Metropeolitan Transportation,
Dec.1982

Fig. 2—8 CURRENT PROGRANMES OF THE MAJOR RAILWAY PROJECTS

~ The Master Plan also recommends that the area around the station should be devel-
" oped to have multi-functions of business, shopping, amusement and tourist centres,
with expansion of the station front area for closer coordination between rail and

road ‘traffic.

Although no conhmihueﬂt has yet been made to the project at this stage, a JICA
“study team is conducting a feasibility study on the railway connection between the
New Cengkareng Ai}port and the downtown area. One of the tentative alternatives
recommends to connect the New Airport to the Manggarai terminal station in {uture

via Jakarta Kota station through the Central Line.



2.7 FUTURE ROAD NETWORK IN JAKARTA
2.7.1 Present Conditions
Jakarta, one of the busiest cities in the world, has a population of over 6 million.

In the major stﬁ'eets, therc are many cars, buses, taxis and motor cycles with two,
threc or more people sitting on the back. During the moriting and evening rush
hours, one or two kilometers of road are linked with vehicles proceeding at waltking
speed.

In small streets, mini bus, bajaj (motor tricycle), motor cycle, becak (tricycle) and
pedestrians are mixed. Traffic congestion is the biggest and foremost difficult
problem of Jakarta.

2.7.2 Roles of Public Transport

In modern cities of the world, for instance, Tokyo, London, and Paris, railway
transportation is well developed and greatly helps to solve the problem of traffic
congestion. '

In Jakarta, on the contrary, the railway holds only 1.2% of total person trips (1982)
and this is because of the low efficiency of the railway system _and the necessity of
huge investment to improve the system. For most of the people in Jakarta, public
bus system is the cheapest and most convenient means of transportation (one trip
costs between Rp.150 — 200 in 1983). '

The proportion of public vehicles is very high a'nd_ according to DKI Jakarta’s
estimate, the rates against the total road trips are as follows:

1982 2005
(estimate}

Public Private Public Private

45% 55% - 40% 60%

Although the figure drops from 45% to 40% in 20 years, it is still double the.

Japanese maximum {(20%). When planning a transportation programme in Jakarta,
the high percentage of public vehicles has to be considered, especially buses and
mini-buses.

2.7.3 Existing Traffic Volume

In 1982, British consultants, Colin Buchanan and Partners, made a traffic survey in

2--8

Jakarta and the final report was submitted to the Ministry of Public Works in May
1983,

The report presents a peak hour ti'af fic volurie in the morning and the ¢vening and
includes a lot of suggestions for improvement to traffic flow. Based on the survey
results, Fig. 2--9 and 2--10, and Table 2—11 show the traffic volume.

From the Figures, three major routes which carry traffic to and from the city center

can be identified, and they are:

— North — South _ . o
J1. Gajah Mada (JI. Hz{yu]ﬁ Wuruk) - JI. M.H. Thamrin — JL Jend. Sudirman

— North — S_out]_i

J1. Kramat Raya — J1. Salemba Raya — Ji. Matraman Raya — JL. Otto
Iskandardinata : :

— West — Fast
J1. Jend. Gatot Sl_lbfoto — J1. Let. Jend. M.T. Haryono.

The peak hour tralfic volume is between 5,000 and 13,000 PCU (passenger car unit})
and this means aboui 50,000 — 130,000 PCU are passing per day (if 10% is applied
as a peak hour ratio). This scems to be excessive for an urban arterial road even
though it has 2-way 6 lanes. Furthermore, it secims to be-quite 'inadequate that there
are only two main distributors in the North-South direction and one in the West-
East direction. '
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Node No. 1980 2000 2010
391 13930 64390 . 67870 71540
397 30630 50930 55110- 61300
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398 47720 108440 113920 132610
399 80330 178250 - 187610 . 212990
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Tahle 2—11 PRESENT AND FUTURE TRAFFIC VOLUME

(ANNUAL AVERAGE DAILY TRAFFIC VOLUME,
TWO-WAY, PCU)

274 Fu'ture' Roat Network

In order to mitigate the traffic congestion in Jakarta in harmony with the roads

' mnprovement at regional level, the Directorate General Bina Marga is planning and

implementing Jakarta-West Java Tollway System consisting of the following najor

trunk highways.

_ Jakarta-Tangerang Freeway (under construction)
_ JAGORAWI Freeway (in usc) - .
- ‘Jakarta-Cikampek Fréeway (under construction)
— Jakarta Onter Ring road (imdcr'p!anning)

— Cenigkdreng Access (under planning)

— Jakarta Harbour Road (under planning)

- Jakarta Intra-urban Tollway {partially under construction)

Upon completion of this new Jakarta-West Java Tollway System, new development
potentials _froni the city planning aspect will be created particularly along the
Jakarta Intra-urban Tollway consisting of South-West’ Arc and the North-South
Link. Manggarai is conveniently located, for easy access to this Tollway aithough
considerable improvements of the existing access roads will be necessary.

The future improvement prograimmes of the municipal roads will be described later
in Volume [f and Volume I, separately. '

2.7.5 Special Consideration for Manggarai and Kebhon Melati

Manggarai

7 BaSed on ‘the traffic survey results, the Colin Buchanan’s report stressed the

importance of N_o_rth~Soilth connection in the area and indicated the Manggarai
underpass improvement placing a first priority amongst 22 other projects in Jakarta.

Kebon Melati

Although the priority given in the report is No. 11, the proposed east-west connec-
tion road in the south of the stwdy arca was strongly recommended for improve-
ment. ' '

In DKI Jakarta’s latest clevclopi'ﬂent plan for the year 2005, a new “Main arferial
street™ is - proposed, which comitects amongst the areas of south of Manggarai —
Kebon Melati_ — Tanali Abang — Kota. The location of the new arterial street is
shown in Fig. 2—9 by a dotted line. When this new street is completed, the proposed
easg-west connection road will become more important.
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2.8 MASTER PLAN DRAINAGE AND FLOOD CONTROL OF JAKARTA

Starting from Mt, Pangrunggo (3,019 m) in the southern range, the Ciliwung Ri\fe_r
and scveral other rivers which flow into the Java Sea, affect the ¢entre of DKI
Jakarta. According to the historical trend, once every two years a flood occurs when
rainfall exceeds 115 mm per day. It is considercd that the reasons for the flood

are as follows:

- Compared with the size of the catchment area.and the rainfall volume, the dis-

charge capacity of the rivers is small.

— River slopes are too flat and the rivers meander.

.. Each river is affected by tidal rises in the river-mouth,

Fig. 2—13 shows the areas in the city which are frequently subject to flood. '

FFor the urbanized area the following four countermeasures were recommended.

— Extensive rehabilitation of the existing open canals.’

— Incorporation of the lower part of the existing Western Banjir Canal into the
drainage system of Central and West J akarta.

_ Construction of two more major evacuation draims for the eastern urban area,
the Sunter West Drain and the Eastern Main Drain. '

-- Provision of polder area with pumping stations for the lowest parts.

Kebon Melati is located southern-most of the Pluit Polder System and the Melati
flood control reservoir which will continue to play an important role in the Pluit
Polder System, has a storage capacity of maximum 110,000 cubic m with the pump-
ing capacity of 4 cubic m per sec. The flood control is being carried out to keep
the highest water level at NNW.P.+1.1 m under a 25-year rainfall by using the
pumping drainage to the Banjir Canal.

The construction of an open canal called the “ring canal” is being left uncompleted
on the west of the reservoir. This ring canal is designed to prevent the reversed
sewerage water from its confluence to the reservoir and to discharge it to the Banjir
Canal by using the existing pumps. The construction is being suspended due to
difficulty in land acquisition. The sewerage outfall along the Banjir canal was also

;E ﬁ“"‘*‘ I =
-:.w-’l-;;;ﬂxg%é@g;\aﬁng; :

f“_ 5..\‘/.0 poeiey

Flood‘ Area

cancelled recently.
. Study Area

Inn the case of emergency caused by failure of the Melati Pump Station, the water _ . _ . _
level will come up to N:-WP+1.2 m resulting in an inundation in the castern area Fig. 2—13 FREQUENT FLOOD AREA IN JAKARTA

of the reservoir probably for the period of 3 to 4 hours. To prevent this, a new
pumping station (Pompa Siamtar) is also planned to be built near Jati Baru.



2.9 JAKARTA SANITATION AND SEWERAGE PROJECT

There is at present no sanitary sewerage system in Jakarta. Most of the domestic:

sewage and industrial waste is discharged directly to drains and other available
waterways, or in the case of toilet wastes from some homes, it will pass through

cither septic tanks or cesspools, before léaching into thie ground through the

permeable soil, Considerable number of the houses dispose of their human wastes
cither by means of pit privies, cesspools, latrines built over rivers and canals, or side
ditches. All such discharges generally find their way cither into the ground or into
water courses which are only flushed at times of héavy rainfall, '

The result of the discharge of most of the city’s wastes without treatment, is gross
pollution which produces septicity in the drains and rivers during low flows in the
dry scason and pollutes the beaches and offshore marine waters. Iflegal dumping of

garbage into waterways has also signit‘icanﬂy increased the degree of water poll_u»'-
tion, forming heavy organic deposits onn the banks and beds of the waterways and '

also seriously reducing the capacities of the existing drainage system.

The rivers upon entering the Jakarta urban arca are polluted, then gradually become
grossty polluted while flowing through the city. The treatment of the raw water
supply taken from the Banjir Canal, by the rapid sand filtration and chlorination
processes used by the Jakarta Water Supply Company (PAM) is presently under a
strain o pr'oduce qu:ﬁlity drinking water.

The Government of Indonesia has set highest pridrity for urban (leveloi)ment includ-
ing the provision of safe drinking water, improvement of living conditions in
Kampungs, construction of housing for low-income groups, flood control, solid
waste disposal, and last but not least, improvement of the sewerage system,

The IBRI} (International Bank for Reconstruction and Development) assists in
preparing and financing of studies and projects and its implementation for waste-
water collection and disposal.

The project ‘includes the following actions to prepare for its replication and for -

improvement of the water system in Jakarta.

— The construction of the main sewers {interceptors) and butfall.

— The construction andfor rehabilitation of a large number of minor facg’fities.
— The cleaning, rehabilitation,.and constru_cﬁon of drainage ditches.

-~ The provision of equipment for 0perﬁt=ing, maintaining and fnénaging the facilities

of the Project.

The Project arca as shown in Fig. 2--14-is subdivided into the two areas, namely
Sctia Budi and Tebet areas. '

The improvement system of the Project is to collect the sanitary waste water now
directly flowing to the Cideng River and the Banjir Canal cither by improved
sewerage system (Sctia Budi arca) or with the new intefceptor drains {(Tebet arca)
to be installed along the south of the Banjir Canal, in the dry season. The coliected
waste water in the Setia Budi Water Treatment Pond is given acration and o_xic!:ition.

F% Setia Budi /)/ﬁf /4
T ‘d\ . .

Project Arca
Pomp Station
Reservotr Pond

Water treatment plant
Qutfall Sewer (in 1983 cancclicd)

Interceptor drain
Fig. 2-14 PROPOSED SYSTEM OF SEWERAGE AND SANITATION
IN JAKARTA




2.10  MASTER PLAN FOR THE JAKARTA WATER SUPPLY SYSTEM
Three different types of water supply are Tound in the urban areas.

- Water distribution systems connceted to the water treatment plants of PAM.
— Local water distribution systems rclying on deepwells,

— Private or communal waterpoints (well without piped distribution) such as
deepwells with electric pumps, handpump-wells and dugwells.

Piped water supply from PAM is more frequent in medium and high income resi-
dential areas. Deepwells with local distribution systems have been built under KIP,
but many of them are currently out of operation.

Most of the low and medium income inhabitants usc gproundwatcr from private or
communal wells. Handpumps are most Commonly used while (!ugwells are frequent
in low income areas. Deepwells with electric pumps are often installed for com-
mercial and industrial establishments. '

PAM produces water at the treatment plant in Pejompongan with raw water from
the Banjir Canal and a mini treatment plant at Cilandak. A furthcr supply comeces

from the Ciburial sp1 ings near Bogor,

Dugwelis and handpump wells and the majority of so called deepwells are drawing
water from a phreatic aquifer with water table depths mostly between 5 and 15 m.

A master plan for the Jakarta Water Supply System was prepared by Nihon Suido
Consultants in 1972, A review of the Master Plan was made as a part of the Jakarta
Scwerage and Sanitation Project by NSC and again the JMDP Team in 1980.

The TFirst phase of an additional Water Treatment Plant in Pulo Gadung (Eastern
Jakarta) nears completion more than 5 years behind the Master Plan schedule. The
Plant will increase water production by | m3 /s m:tla!ly and by another 3 m3 /s after

completion of the phase two extension. The construction of trunk mains during

“phase one will be limited to eastern and northern Jakarta, Fxtensmn of w*ttcr supply
to the Jakarta Sewerage and Sanitation Project area by addltlondl trunk mains from
Pojompongan treatment plant, is ploposcd only for ph'tsc two (cxpcctcd completion
1985).

2—-14

2.11 STRUCTURE PLAN OF DKI JAKARTA

According to the Edtcst structure plan of DK1 Jakarta (August 1983), Manggarai is
designated as onc of the lour commercial centres in Jakarta to be dcve]opnd by the
year 2005. The locations :ll]d the designation is shown on Fig. 2--15.

The present uty centre is in the vicinity of the Merdeka Fower and the CBD is
developed fully around these areas as shown in Flg, 2 ..16. From this existing situa-
tion, it can be said that Manggarai area has a-large potent_ml for development of the
future city centre where the undeveloped space and area exist, and the Manggarai
Station will become. the main railway términz_ﬂ in‘ the future when the station will be
reconstructed on separate levels by the JABOTABEK Railway Programmes as the
commuter train transfer station as well as the long—dista‘nce train departure terminal.

Furthermore, if cast and west connection :becomeé more important, Manggarai is
just situated along the line and has good accessibility to the new development
corridors along the Jakarta Intra-Urban Tollway and Jakarta-Bekasi Highway.
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31 CHARACTER!STICS OF URBAN RESIDENTIAL AREAS AND NECES-
SITY FOR URBAN RENEWAL IN JAKARTA

With the erveeping of souwe B and midhdle chiss residendtid aveas suct as Mcm‘wig,

Senen. kebavoran Baru, Iatiwvegara, ofe. urban residential arcas in Jakarta are

Jharactersad byoan overwhelming number of “Rampungs™ or low-income neigh-

beurboods, which ave been settled in an anplanned manner througheout the city for

Fhioary oz Peyeey Al o
more than & Bunarad y2ans.

The “Kampungs” refers to predominantly residential arcas which were often rural
villages that have boen engquited by rapid urban expansion and incorporated within
the citv, These “urban villages”, which include muddle-income as well as low-income
families. are characterised by generally inadequate physical infrastructure and
social services. However, many of them are viable communitics. and the term
Kempung 15 neither synonymous with slums nor squatter settlements, where re-
sidents have no right of occupaney. The latter h;srdly exist in Indonesia since oceu-

pancy confers considerable right or possession.

In Jakarta, these Kampungs account for aout 60 percent of the city’s area and about
73 percent of its population. Since 1969 the Kampung Improvement Programme
liazs been implemented in an attempt to meet minimum infrastructure needs of urban
poor at low cost. Up until now about ninety percent ot Kampungs have had their
basic 'comm'unity infrastructure improved. Fig. 3—1 shows the areas where KIP has

been applied.

According io the living environment. Kampungs can be broadly classified into the

totlowing three classes,

- Moderate class, mostly located surrounding high and middle class residential
areas. This class may be basically considered as areas to be preserved without

immediate necessity for improvement.

. Low class which has been already improved by KIP but needs generally con-
tinuous improvement of housing and living environments.

~ Extremely low class which has not yet been improved by KIP and is occupied
mostly by squatters. These areas are often along railways, roads or in other public
spaces, and need improvement as carly as possible, particularly in basic ¢om-
rmunity infrastructure.

The proposed study areas of Kebon Melati and Manggarai are considered to fall
inte the low class above. Accor.ding to the socio-economic survey conducted by the
Study Team, overall environmental conditions in the study areas are as shown in
Table 3--2.

Source:

IMPAOVED  KAMPUNGS {1969 -74)

IRPROVED KAMPUNGS {1974 —T8)

Urban Planning Practice in Deveioping Countrics, Jobn Lo Taylo
Williams, 1962,

Fig. 3—1 MAP OF THE IMPROVED KAMPUNG AREAS

and

avid

Ce,



Table 3—2 OVERALL ENVIRONMENTAL GONDITIONS

Ttems Kebon Melati Manggarai
* Population density : 560 persons/Ha 620 persons/Ha
* Household size 7.2 persons 6.8 persons
* Floor area less than : 40% _ 11%
50 m°

Civil servant
(26%)
Private company
employee (18%)

Civil servant
(24%)
Private company
employee (18%)

* QOccupation

Tradesman Workman/skilled
(16%) labour (16%)
* Income level . )
up. to Rp. 50,000 : 20% 32%
Rp. 50,000 - 100,000 . 36% 43%
Rp.100,000 - 200,000 : ' 307% 20%
Rp.200,000 or more : 137 47
% Rlectricity available :
(PLN) 85% . 8Q%
# Water available :
Piped water : 8% 8%
Well water : 76% ‘ 867
Water vender : C 147 o 4%
* Waste disposal
Septic tank : 107% 30%
Public drain : 69% 38%
River : 1% 17%
* Garbage disposal- o :
Private garbage vessel: 37% 16%
Public garbage vessel : - 50% 59%
River and others : 13% o 25%
* Structure : '
Permanent : 57% . 36%
Semi-permanent : : 33% : 36%
Temporary ;o 9% : C26%

As mentioned in Chapter I, there is an opinion that the Government should take
action to improve housing conditions in Kampungs, since, as a result of leaving the
housing improvement to the individual willingness of the people, even after KIP,
much housing has remained unimproved, thus leaving many areas of high density

and poor standard. The Government has already started making efforts to cope with

this problem and in its REPELITA IH a new programme. ca]léd the “Kampung

Housing Improverient” was proposed, involving feasibility studies of six major

a. The piogmmme intends to stimulate re-building of sub-

cities, including Jakart
“ctimulation fund™ and "temporary

standard housing by providing the people with

housing”.

However, despite the real uecessﬁy for 1mpr0%mcnt account must be taken of the
Government’s desire to realise equitable distribution of its limited funds. More speci-
fically, the Government’s guideline: calls for the urban renewal being, in principle,
self-financing independent from the ‘Government’s development funding. It may
therefore be said that the moderate and low classes of Kampungs should be prin-
cipally improved by the people’s own efforts using the indirect, financial and institu-
tional help of the Government. The éxtremely low class should be improved by con-
tinuous efforts by KIP and/or by means of so-cailed slum clearance” subsidized by

the Governmient as social welfare.

Apart from the classification of Kampungs or real necesmty for improvement, com-
prehensive urban renewal should be implemented in the areas dominantly influenced
by priority infrastructure programmes or the area where there is existing or potential
feasibility for commercial, business, or any other developments aimed at improving,
revitalizing or remodelling its urban functions. '

The housing developmenf involved in such urban renewal should also take the role
of providing a “receptacle” to resettle the inhabitants affected by such infrastucture
programmes. It is also emphasised that the urban renewal should be designed to be
self-financing in sofar as practical, by realising cross-subsidization involving com-
mercial, business or any other revenue-producing projects. '



3.2 BASIC CONCEPTS OF URBAN RENEWAL
3.2.1 Prerequisite

As pointed out in the previous Interim Report, particwlar care should be directed to
the following two aspects as the prerequisite for urban renewal projects in Jakarta,

- Urban renewal must be comprehensively planned to include in the projects:

- improvement of poor standard housing and living environment chiefty from the

standpoint of social welfare;
- development or improvement of urban infrastructures; and
improvement and revitalization of urban funections to be designed in harmony

with city planning in terms of preferred land use.

- Following the government’s guidelines, urban renewal must be criented to cater
for the low-income group counstituting a majority of the urban population, and at
the same time must be tailored to be principally self-financing or financially in-
dependent from the government development funding.

These two aspects are essential {o realise equitable distribution of development

benefits accured by urban renewal; to assure that the people involved should never

be exploited by urban renewal; and to allow the government’s continuous efforts for
urban renewal fo be mainly that of guiding the projects from the institutional and
legal aspects. '

3.2.2 Aims and Effects

The urban renewal can be defined as project by which the existing urban structure
not meeting modern standards can be renovated, and deteriorated urban environ-
ment can be improved, thus aiming at remedying an ailing city for recuperation.

The city of Jakarta is predomihantly characterised by the existence of overwhelm-
ingly large number of Kampungs which were often rural villages that have becn
engulfed by rapid urbanization and incorporated within the city.

Due to the incessant inflow of migrants from rural arcas and the fact that more
often than not Kampungs have played the role of “receptacle” of such population
inflow, living environment in most of Kampungs. have been seriously subjected to
deterioration by overcrowded inhabitation. - _

The recent KIP has greatly contributed towards improvement of living environment,
yet is should be regarded as a “transitional programme” aimed at assuring minimum
standards for human settlement, and not necessarily linked with the concepts of
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urban renewal.

Because of the existence of the Kampungs which predominantly characterise the
city of Jakarta in both gualitative and quantitative terms, urban renewal in Jakarta
must be focussed on the improvement of Kampungs fo attain sound and effective
use of land in'h&rmony with the eity planning. As the population density of most
Kampungs is already very high, highrise flats and communal use of land are essential
to create space for development of public facilitics or for other purposes. In plan-
ning the urban renewal in Kampungs, care should be directed to the preservation of
the existing neighbourhood community by rehousing as many inhabitants as possible
after the renewal work.

In order to respond to the. governments' guidelines on project financing, the in-
troduction of “revenue-producing projects’” to enable cross-subsidization, is con-
sidered to be very essential. In Indonesia, it is often said that there are socio-econo-
mically “dual structures”; one is urbane, modern (westernised) and relatively

~wealthy structure, whilst the other is rustic, conservative (iraditionat) and relatively

poor structure. The cross-subsidization appears to be synonymous with the “cross-
subsidization’ between these dual structures; in ohter words, the cross-subsidization

could become substantial only when such urbane, modern and wealthy structure

(functiom;)' can be incorporated in the urban rencwal projects in the form-of the

revenuc-producing projects. '

The sites that necessitate urban renewal in Jakarta, may, even amongst 'Kmpilmgs,
have different “faces™, but in general, the aims and effects of the urban renewal in
Jakarta can be summarised as shown in Fig. 3--3.

One of the important effects expected as a result of urban renewal, is the release of
defunct or under-used government land, and to identify the state’s right to the land.
By adopting the right conversion systeﬁl, the state’s right can become even clearer
amd the government can manage the right in a way preferable for attaining cqﬁitable
distribution of resources.




Sourndl and’
effective
land use

By employment of high-rise
flats, residual spaces can

be created to allow preferred
land use, thus cnabling the
formation of better urban
environment,

Reassignment

of urban functions
and resulfant
improvement of

Improvement of
public
facilities

urban environ-
ment

By incorporating into the
urban renewal the develop-
‘ment projects for public
facilities, various problems
that may arise if such pro-
jects be dealt with as a
single project, can be
solved. For example, re-
settlement problem of the
people affected by liand
condemnaticn, can be solved
by providing "renewal hou-
sing" for resettlers,

By reassignment of

the urban functions
suitable for the
proposed area,

various problems
arising from haphazard
mixed use of land, can
be solved, thus

creating desirable
urban environment.

URBAN RENEWAL

Promotion of
disaster-

preventive
urban area

in urban resi-
dential area

By providing fire-
proofing high-rise
flats, fire-preventive
urban blocks can be
created

By providing high-rise
Elats on collectively-
owned land, more housing
stock can be produced.
Detached housing is neither
economical nor practical

in urban residential areas
in terms of Increasing the
housing stock.

Fig. 3—3 AiMS AND EFFECTS OF URBAN RENEWAL

3.2.3 Aims and Effects

Other than the direct effects as described in 3.2.2 urban renewal can bring about the

following indirect socio-economic benefits.

— Contribution towards national security

— Creation of employment opportumty

— SUITI[II&UOH of domes‘uc de,mands to activate urban economy

— Beautlﬁcatlou of urban landscape

Unhke mfrastructure development programines such as the construciion of highways,
harbours, railways, etc, economic dppmlsa] of urban renewal projects may face dif-

ficulties attributable to the following points.

— The prospectwe effects and benefits of ulban rene,wa! as aIreddy listed arc by
and large of the nature not quantifiable in money terms and have “intangible”

merits Wthh w111 defy quantification.

— Urban renewal will nor:m]ly m(.lude the development of housmg and commerc;ai/
office buildings which are often leased or sold to certain groups of persons or
tenants. This is debatable in terms of the assurance of public benefits because of

the particularization of the beneficiaries.

There appear to be no established ideas how to precisely evaluate the economic
feasibility of urban renewal. In this context as a macro-evaluation, a concept called
the Pareto Principle “only schemes where at least sbmebody is better off and no-
bady worse off should be allowed”, could be applied to urban renewal projects,
although this principle is still subject to the condition that the financial feasibility

must be justified.
Later in this report, 'h(_)wever, a concept for evaluating “‘development benefits”

accrued by sound and effective use of land will be presented for the evaluation of
econoruic feasibility of the proposed urban rencwal projects.



3.3 URBAN RENEWAL PROCESS

The urban renewal process will be dependent upon who will be the implementation
body; to what extent the implementation body will be involved; and what system

will be adopted for implementation of the project.

There are a variety of alternatives, however, as explained later in this Ch.zlpl'er, tak-
ing the most feasible combination of thinkable alternatives, the following items
listed in Table 3—4 are proposed as the basis for consideration as the process for the

proposed urban renewal projects.

Table 3-4 PROPOSED METHOD OF PROJECT IMPLEMENTATION

Ttem

Coritents

* Implementation agency

% Implementation body

Fod

Authorized representative

*x

Range of involvement by
the implementation body

* Urban renewal system

* Kind of project

Directorate Cipta Karya,

Ministry of Public Works

PERUM PERUMNAS

Project management team made
up.on an ad~hoc basis, by
consultants and counterpart
staffs

A series of urban renewal
activities commencing from
the planning after the
Government decision om pro-
ject embarkation, through
to the:estate management at
the post-renewal stage.

Right conversion sy.s tem
City planning project ap-

proved by the Governor of
DKI Jakarta

Fig. 3-5 shows the urban renewal process for the proposed projects. The projects

will proceed in three stages that include five well defined phases: .

Stage 1: Prerencwal
- Phase 1. Conception and initiation

— Phase 2: Evaluation and decision (preliminary rencwal planning and program-
ming*, government decision on project embarkation, and final renewal
planning and programming).

* This JICA study will cover up to this point.
— Phase 3: Committment (right conversion, agreements amongst the partics con-
: cerned).
Stage 2: Renewal

— Phase 4: hmplemeantation ({inancing, leasing, design and counstruction).

Stage 3: Post Renewal

- Phase §: Management (management and maintenance of the project).



URBAN RENEWAL PROCESS

STAGE 1

PRERENEWAL

STAG:

PHASE 1: CONCEPTION & INITIATION

PHASE 2: EVALUATION & DECISION

PHASE 3: COMMITMENT

PROJECT CONCEPTION

Administrative Needs by central/local Government

“IMPORTANT DECISIONS CONCERNING:

Chaoice of Urban Renewal Technique

Choice of Implementation Body and QOrganization

Conveyance of the State Land to the lmplemen-
tation Body

e | egal Adjustment Related to Implementation

These Decision should be made as early as possible
but, at the [atest, before the Evaluation and Decision
Phase is completed,

PRELIMINARY RENEWAEL PLAN (PRP} AND PROGRAMME

o o o o e e S A

Selection of Site

Physical-Economic Inventory

Preiiminary Right Conversion _Programme

Identification of Possibitities for Public/Private
*.Contribution ’

-Public/Private Use Potentials

Selection of Preferred Renewal Design

Preliminary Cost Estimates

Financial Pro Forma Analysis

Factors to be anabyzed:

s |agal

s Environment

@ Timing/Sequence

@ Market

e Design

» Social/Political

e Organization/Institution

Cheackpoint:

¢ Financial Pro Forma Analysis should secure feasi-
bility of the Project

* Particular attention should be drawn to social
aspects so that no inhabitants are exploited by
the Project

FINAL BENEWAL PLAN AND PROGRAMME

i

L] PR with Inhabitant and Establishment of Civic
—l Participation mechanism

L]

_I {dentification of Potential Tenant and Demand
—1 — Responsive Floor Area Charges

_, Coordination with Agencies Managing Public

1 Facilities

10100

C

Government Decision on Project Embankation

Retined Physical tnventory

Development of Preliminary Design

Refined Cost Estimates

Refined Qverall Feasibility

Refined Right Coversion Programme

Implementation Programme Including:

» Organization

@ Funding Sources

s Cash Flow

e Staging Programme

e |_egal Adjustments

& Resgettlement

# Subsidy ‘

e Temporary Housing

e Qperation/Management

Checkpoint:

s Close coordination and negotiation with Manage-
ment Agencies of Public Facilities and Prospective
Tenants, are essential for realistic design develop-
ment and enhancement of feasibility

e e s e

RIGHT CONVERSION AND FINAL PRCJECT PACKAGING

Right Conversion and Legal Certification of i,
Renewa! Right

1

Temporary Accomodation of Inhabitants J

Agreements from Agencies for Development and
Funding for Public — Facilities

Preliminary Lease Agreements with Prospective
Major Tenants

Operating/Management Agreement with Private
Enties, if these services are retained separately |

L Jo g0

Checkpoint:

* Administrative and legal care should be given to
Right Conversion and any Contractual Comit-
ments among the parties concerned

e At this phase, the Public and Private Parties
should be prepared to excoute all documents
necessary for the Project Implementation

RENEWAL ACTIVITIES

. PROJECT STATUS (COMPLETED BY THE

JICA STUDY)




4 MELATI AND MANGGRA!\

PRFRENEWAL

2 EVALUATION & DECISION

STAGE 2

RENEWAL

STAGE 3

PHASE 3: COMMITMENT

PHASE 4: IMPLEMENTATION

PHASE 5: MANAGEMENT

POSTRENEWAL

e —.w : - X : —— _ i
- ’ Empecmon on Project Embankation l_] Right Conversion and Legal Certification of Post- L Project Financing J
S | Renewal Right I Operation, Management and Maintenance Activities:
] PR Wlth lnhabltant and Establlshment of Civic L . . ) Contractuai Agreement
e l Participation mechanism " Temporary Accomodation of Inhabitants _] Development of Final Design: L Provision of Service .
me L] Rofi d:Ph : : JL : - » Final Architectural Drawings for Housing and 7 » Implementation Body/Private Entities as Manager,
U - Refine ysical Inventory A - el if any/T ts Relationshi
) greements from Agencies for Development and Building - iT any/ i1enants Helatlonsnips
l;/PI‘iVEItB 7] Funding for Public — Facilities e Final Engineering Drawmgs for Civil Work ¢ NMarketing and Promotion
L.} Identification of Potential Tenant and Demand < » Specifications * Maintenance
o _1_ Responsive Floor Area Charges % L} Pretiminary Lease Agreements with Prospective * Bid Document w o
o 1 1 Major Tenants | Checkpoint:
w a[7) . 2 :
e 2 " Coordination wuth Agenmes Managlng Public ;é - c L Bidding and Selection of Contractor = ® Estate Operation and Management by Public
T T <Ef | Facilities g _j Opera'ting/[Vianagement Agreement with Private . 5 Entity often fails to generate any response from
! \ o — : i — _—i Enties, if these services are retained separately b Public or Private Sector due to legal constraints.
— 8 = Development of Preliminary Design © Construction: £ This must be overcome if the Public Jmplemen-
E ] ‘ ; § Checkpoint: ﬂ e Temporary Housing Construction g tation Body be involved also as a Manager. One
e o R L . ] fed ; e littion to overcome this is to use professionals
— _‘r;%efmed Cost Estimates e *» Administrative and legal care should be given to il I Demolition and Removal of Housing and Building o solution 16 overcome b
Q - e- Right Conversion and any Contractual Comit = * Site Preparation - specialized in this field.
A - " - re Fre
= : T : é ments among the parties concerned !,Z_ . Building Construction <
— = Refined Cverall Feasi_biﬁty = I e Construction of Civil Work - ) E
gf- — _ ;I e At this phase, the Public and Private Parties < » Acceptance,of Work w!
é L] Refined Right Coversion Programme a should be prepared to execute all documents E‘ E
g ; . § necessary for the Project Implementation = ) (&7
< . . % Sales and Leasing of Residual Floors: =
L% tmplementation Programme Including: g w « Public Relations : <
. - (48 ) h =
UZJ @ Organization g » Advertising o
o« ¢ Funding Sburpes w » Sedection of Tenant %
4 L eCashFlow % o Sales of Residual Floors =
___M__] % ] & Staging Programme o) e Sales and Leasing terms and Instruments <L
™ o Legal Adjustments O E
[ N . 0.
® Resgt[tlement T Liquidation of Equity Payment o]
. feasi- » Subsidy e o 1
e Temporary H.ousmg (s Checkpoint:
= Operation/Management _
al : e Development of Final Design and Construction
2Y Checkpoint: ;hou[d adhere to the Prelimirjary Plan and
+ Cloge coordination and negotiation with Manage- rogrammme in terms of the time and cos.t
ment Agencies of Public Facilities and Prospective
Tenants, are essential for realistic design deveiop-
ment and enhancement of feasibility _
N ) > FIG. 35 URBAN RENEWAL PROCESS: MANGGARAI AND KEBON MELAT!
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3.4 RIGHT CONVERSION SYSTEM
3.4.1 General

When implementing urban renewal projects in a built-up urban area, there are three
mcthods to acquire the necessary land for the projects.

Purchase-of-Land Method

This is the conventional method to acquire the necessary land for public projects. In
a built-up urban area, particularly densely populated, over-crowded urban residential
areas like Kampungs, this method appears to be .less workable due to difficulties in
evaluating the piece-meal rights of the peoplc on the fragmentary land ownership
hetore renewal,

Moreover, as experienced in the project in Kebon Kacang, this method is likely to
result _in the dislocation of many inhabitants mainly because they tend to use the
payment (received as compensation) for other purposes and this makes them unable
to purchase new houses. As pointed out in the Interim Report, this dislocation of
many inhabitants is a crucial problem in that the amount paid for compensation
cannot be recovered for reinvestment in the projects, thus making worse the cash-
flow of the project. As a resuit; one of the important objectives (to provide the poor
people with decent hrousing) becomes abortive.

Rights Conversion Method

To avoid the disadvantages of the purchase-of-land method as above mentioned, this
method was devcloped originally from the method of “land readjustment™
(KUKAKU-SEIRD). In this method, the rights of the land and buildings before re-
newal are converted to the new rights after renewal.

The supreme objective of this method is to make the best possible effort to form an
agreement for the urban renewal project amongst the inhabitants involved,thus aim-
img at maximising resettlement rate, On the one hand, to respect the formation of a
consensus leads to a likelihood of the urban renewal by civic association, on the
other hand, this method may possibly take a long time before the start-up of the
projeet,

Reservad Right-Conversion Method

This is a variation of the right-conversion method by infroducing the merits of the.

purchase-of-land method. In this method, the rights before renewal are once pur-
chased and the payments are deposited until requested by the rightholders to with-
draw the amount for dislocation. For those who request to be resettled in new
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houses, the rights after renewal will be provided in the sam¢e manner as the ordinary

right conversion method,

This method might be more practical to assure the people of their freedom of choice

~ as to dislocation or 1'esett[emcnt,'howcvcr, the implementation body has to bear the

burden of heavier intial investment.

This method is suitable for the project in which public purposes precede the inhabi-
tants’ intention. The fact that the land should be purchased at the beginning stage,
holds the implementation body responsible to complete the project within a certain
period, which will in turn make the implementation body urge progress rather than
honour the formation of a consensus. As a consequence, resetlement rate would
become lower than that expected in the right conversion method.

In this report, the right conversion method is recommended as best suited for the
proposed projects in that the method would maximise the resettlement rate and thus
minimise the financial burden of the implementation body.

3.4.2 Right Conversion Method

In accordance with the right conversion system, the rights before renewal wiil be
converted to the rights after renewal as shown in Fig. 3—6.

1 Residual floox X
I Entitled floor n
- C
B
B D |:> A
[ A | B I CJ 4,B.C.D.X.
A : Land oﬁner .

: Building owner

.C

B : Land/building owner

D - -

X : Purchaser of residual floor

Fig. 3—6 RIGHT CONVERSION SYSTEM

The rights of the land severally owned before renewal are consolidated into the right
on a parcel of land and collectively owned by the rightholders after renewal.

According to this method, the land ownership of the state can also be made clear
and converted to the rights after renewal. More specifically, the Government can
also enjoy the development benefits in the form of obtaining part of the entitled
floor in proportion to its righis before renewal. This governmment’s entitled floor can



be allocated for use of public facilities (e.g. school, clinic, nursery, public hall, ete.)
or for supply of housing to the low-income people Lo serve as social welfare.

The detailed explanation and criteria on the right conversion will be given in Chapter
4.

3.4.3 System of Right Conversion

Urban repewal pro'jec:ts rely on the cooperation amongst the inhabitants, purchasers
of residual floor and the local government, Financial feasibilitics of the projects are

dependent on the sales revenues of the residual floor produced by effective use of

the land. By doing so, the inhabitants involved can obtain part of the floor (build-
ings) as the posterenewal properties which correspond to the pre-renewal rights
(ownership of land and/or buildings); the right conversion implies a system of ex-
changing the rights before renewal to those after renewal.

Since many persons or groups are thus involved in the right conversion, urban re-
newal laws that prescribe various regulations such for approval of projects, regisira-
tion of estates, collective ownership of land, etc., become necessary so that the right-
holders can be always assured of their rights and the pl‘()j(:‘,CtS.le be implemented
smoothly without being suspended for any reason.

3.5 FINANCIAL ANALYSIS

3.5.1 General

Financial plannihg should respect the go_ve_rnment’s guideline that urban renewal

_ projects should be, in principle, self-financing or financially independent of the

government’s development fi und_ing.

However, the self-financing appears to be a conflicting requiréement when consider-
ing dnothe; gundelme that urban renewal pmjects should cater for the low-income
group of ulbdﬂ population who cannot afford, without the government’s help, to

improve their living conditions.

Moreover, when considering tht urban renewal projects that include improvement of
public facilitics, it is quile reasonable that the government agencies or public cor-
porations who are respon‘;lblc for such public facilities should pay the costs of the
improvement. This is because, rc;,fudless of the urban renewal projects, the costs
of these nnprovements much be incurred by them at some time. There remains
a question as to whether the improvements should be lmpl_emeutcd ‘at the same
time” in view of the varying priority rankings in the different agcﬁcies.

Consequently, so long as the urban renewal projects include the improvement of
poor—staridard housing of the low-income group from the standpoint of social
welfare and the improvement of public facilities, the government’s non-involvement
in financial terms appears to be neither realistic nor reasonable. The point is how .
the governiment can effectively and e'fficiently ‘support the projects at the least
possible cost. '

The pr0p0§ed finaneial planning, which follows, highlights the right conversion
system, Ccross- subStdization from revenue- p10ducmU projects, a system for a govern-
mental subsidy, and a Systcm for the dcfrfiyment that should be incurred by the
respective governmental agencies or public corporations responsible for the public

facilities.

35.2 Financial Planning

The expenses to be incurred by the implementation body are as follows :

— Compensation f01 the land and medmgs to be paid to the ughtholder:. who wﬂl
be distocated to othcr places without being resettied.

Compensanon for any loss or damage mcuued by the rightholders during the
course of construct;on such as compematlon for suspension of trading, tempo-
rary housing, etc, '



— Implementation oxpenses for planning and design, construction of public facili-
tics and housing/buildings, inierests against loan, ete.
Dislocation

Whereas, the revenues that shall be recovered by the implementation body, are
Rezettlement é;(to be compensated)

as follows:

[ —_— —

Sish

- Revenue from lease or sales of the residual floor or land which are normally

developed for commercial or business use in expectation of higher productivity. BEFORE

RENEWAL

— Subsidy from the government which covers part of the compensations of the firsi
two above, and part of the implementa'tion expenses of the above, (I'n the case of
Japan, normally shared by both local and central government equally but the
susbidy from the central government is granted to the implementation body

through the local government).

— Defrayments from the management agencies responsible for public facilities, the Road

maximum amount of which is estimated on the assumption that the improvement
would be done us an'indcpendent project by the “purchase-of-land” method.
(In the case of Japan the central government pays 2/3 of the amount through the
management agencies and the management agencics pay. the remaining 1/3).

'Résidual floor {Public share)

Entitled floor Plaza

[::::::::::] for resettlers {Public share

Fig. 37 shows the rclation between pre- and post-status of the urban renewal. |
AFTER

RENEWAL Lr

Ko b e m Bl e e e e —— — —— i

] Project cost ‘ —1
Pre-renewal ]A ” Conm - | Planning i
value of re- +] Compensation struction cost |
settler's land 1 cost oSt Interest l
/building [ . others i

Sales revenue o

Post~renewal
value of re-
settler's " floor

} — - space
M S Y
Iin the case of
equivalent Pre-renewal value) = [ Post-tenewzl value
right " { of resettler's - -1 of resettler's
conversion land/building floor ‘space

Fig. 3—7 RELATION BETWEEN "PRCOJECT” AND “FINANCE”
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3.6 ORGANIZATION AND COORDINATION FOR URBAN RENEWAL

3.6.1 QOrganization

Organizations for urban renewal can be structured in various ways as described
below and all of them designed to encourage private investment.

— DKI Jakarta (c.g. Public Works Department - Dinas Pekerjaan Umum, City Plan- -

ning Department — Dinas Tata Kota, or a combination of both: or a new Dinas/
Riro or ad hoc task force for urban renewal) has direct access to muricipal funds
and the ability to make grants but is subject to civil service constraints, political
pressures, and certain state or local laws that may limit its ability fo engage
directly in real estate development.

— PERUM PERUMANAS, as a public corporation, can directly engage in such a
comprehensive urban renewal project and there is no legal constraints to limit
its ability only to develop housing. It can utilize its past experiences in housing
development in Kebon Kacang, Tanah Abang and other places, but may lack
experience in development or mahagenlent of commercialfoffice buildings, thus
necessitating strengthening of its ability to cope with this new type of compre-

. hensive urban renewal programme, Also it has access to the Directorate General
Cipta Karya, Ministry of Public Works, concernmg arrangemcnts of financial
asistance from overseas lending agencies,

— Quasi-public cntities (e.g. P.D. Pembangunan Sarana Jaya) are legally constituted
private .non profit Corp'or.ations, distinct from municipal agencies, and enjoy
administrative autonomy combined with some degree of political accountability.
They have access to important development powers typically limited to munici-
palities, and have some financial supports, but usually lack the degree of palitical
accountability that municipal agencies such as DK1 Jakarta have,

— Civic associations established by a group of rightholders, to implement urban

renewal projects, (In Japan, the associations must be established in accordance

with the Urban Renewal Laws, and the group shall represent more than 2/3 of the
rightholders who own the rights in the proposed site). '

Amongst the above prospective organizations, civic associations appear to be inap-
propriate as an implementation body, partxculariy for the pIOJect in Manggara1 The
scale of the project may exceed their technical and financial capabllltles,thelr self-
centred attitudes and their limitcd access {o gover'nmen'tal supports may not suit
the development of related urban infrastructures and low-cost housing for resettlers.

310

* However, in view of the ultimate target of urban renewal projects being the ei-

couragement of private investment, a system in which larger IO!LS can be taken by

civic associations should be pursued in future prOJccts

In consideration of the expericnces in nnplcmcnttmg K.[.P., PDP {Provincial
Development Projects) and INPRES projects, the local government (DK Jakarta)
directly responsibie for the city problems should be the mlplementatlon agency for

urbar 1enew_al projects.,

However, urban rencwal projects in Jakarta normally require intensive development
of urban mfrastructumq such as sewerage, ‘drainage, road/strect, railway, etc., and
these developments are ﬁnanually and technically controlled by the central govern-
ment agencies, partlculdrly by the Ministry of Public Works.

Therefore, as fdl‘ as the proposed Luban 1wewal pro;ects are concerned, it is pro-
posed that the Directorate General of Cipta Karya, the Ministry of Public Works,
will be best suited as the implementation agency and the actual execution assumed

~by PERUM PERUMNAS as the 1mpiemcntat10n body. In this case, Cipta Karya

should be respollsible for pmparatlon of the planning and design criteria, coordina-
tion with other related agencies particularly DKI Jakarta, arrangement of finance,
technical assistance and administrative superintendence to PERUM PERUMNAS,

etc,

The responsibility for review, up-dating and readjustment of prevalent laws and
institutions related to urban renewal projects should also rest with Cipta Karya.

To augment the project m'auagcment capability of PERUM PERUMNAS, a project
management team consisting of consultants and counterpart staffs, is suggested.
The consultants may include the cxperfs on right conversion, esiate managenient,
real estate apparaisal, marketing'demand forecast, project account and finance,
architecture and engineering, elc.

In the light of the future involvement of DK Jakarta in urban renewal projects,
a number of staff from DKI Jakarta should participate in the project management
team to gain experience in urban renewal technigues.

Fig. 3-8 shows the organization recommended for implementing the proposed
urban renewal projects in Kebon Melati and Manggarai.
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Fig. 3—8 ORGANIZATION FQOR IMPLEMENTATION

So long as the urban renewal is a project that belongs to city planning projects, a
variety of administrative arrangements necessary for the implementation of urban
renewal have to be made by the local government responsible for the city planning.
In this context, many important roles shall be taken by DKI lakarta from the very
beginning through to the end of the projéct. The involvements of DKI Jakarta will
be made under the name of the Governor and shall cover amongst others the follow-
ing items. ' ' ' '

— The Governor shall examine and modify, if necessary, the proposed urban renewal
plan in terms of its consistency With_the city planning, and upon confirmation of
adequacy, approve the plan as the one authorised by the Governor.

- Prior to the authorisation, the Governor shall consult with the Government
Agency responsible for the national development planning (either BAPPENAS
or Ministry of Public Works) as to the consistency with the national development
policy related to the project.

- The draft final ptan shall be disposed for public inspection for certain period to
collect the opinions from the inabitants or the persons or -parties directly or in-
directly involved, and the opinions collected shall be subjected to the considera-
tion of an “urban renewal committee™ organized by the Governor,

— After the decision by the committee, the draft final plan witl also be approved
by the Government Agency responsible for the national development planning.

— The Governor shall examine and modify, if nccessary, the proposed right conver-
sion plan and authorise it for implementation. The authorised right conversion
plan will be put into execution by the implementation body in close coordination
with the Directorate of Agrarian Affairs of DKI Jakarta, utilising the functions of
the existing Land Acquisition Committee.

— The Governor shall examine and modify, if necessary, the planning and design of
housing, commercial buildings, public buildings and facilitics, etc. basically in
accordance with the criteria and reguiations of DKI Jkakarla but directing special
considerations to the characteristics of the project.

In the light of the responsibilities to be held by DKI Jakarta, it would be greatly
advantageous that DKI Jakarta will directly invelve in the implementation of the
project. In this case, an alternative organization to support this concept will be
recornmended as shown in Fig. 3-9.
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In this connection, important points are to establish a quick decision-making mecha-
nism impartially reflecting the various nceds of both the local and central govern-
ments, and to cffectively and cfficiently share the responsibilitics amohgst the
parties involved.

The above organization should be structured progressively as the project proceeds
substantially. As to the organization required for maintenaice, reference is made to
5.3.7 of this Volume.

3.6.2 Coordination with Relevant Agencies

To smoothly implement the urban renewal project, it is essential to keep close co-
ordination between the relevant agencies so that the plans and program'mes for
development/improvement, operation and management of phbﬁc facilities which
have been established by the respective agencies, should be properly inc'orp'orated in

the project,

For this coordination purpose, the Project Management Team should have frequent
coordination meetings with the relevant agencies to determine intenfions and
opinions on the project and thus assure adeguate adjustments of the implementation
plan.

The followihg is the list of the relevant agencies which may require such coordina-
tion.

Regulations on city » Prevailing and future
" planning regulations on site
City Planning —

- Improvehlent * Street/station-front
programmes on plaza
related piblic .
facilities River
« Park
Improvement pro- - * Railway

grammes on trans-
poitation facilities

Traffic Planning -

“ Transportation - Passenger and cargo
~ planning '
« Existing shop and
r home industry in
Industrial : the site to be
planning : L ‘planned : -
: ’ + Revenue-producing
projects
Financial support - Subsidy
from central and
local governments + Defrayment for
) improvement of
Financial . public facilities
planning

+ Loan institution
for public projects

« Loan conditions of
private banks.

+ Loan institution for
purchasing housing

» Arrangement of loan
from international
lending agencies

Loan conditions of
banking organs

Conditions for - Land price

. _ compensation
Compensation and : « Compensation
Construction standards
relations ’
- ‘Conditions for + Units, housing
development of scale
public housing :
* Sales price
« Implementation
untility ) :
* Construction schedule -
On-going plans « Overall adjustment
ang programines * School
. * Mosque
Community = ) . o * Police .
facilities —_— . o * Post Office
relations - . Adjustment of im- )
provement grade * Others
and fevel

Name of Agencies

- DTK/Biro
Pembangunan

« DTK/Biro Pembangu-
nan/DPU/BIna Marga
P

+ Pengairan PU/Kopro
Banjir

+ DPKK

- Bina Marga, DPU

« DTK

+ DLLAJR

« Perhubungan Darat
(PIKA)

- Dinas Perindustrian

+ BAPPENAS/Pemda
DKI
- Pemda DKI

« Departemen
- Keuangan/BAPPENAS

« BTN/PT Papan
Sejahtera

« Departemen
Keuangan/BAPPENAS

» Dit. Agraria/D.
1. PUOD

« 2it. Agraria
(Pemda committee)

- Perumnas/Men. Neg,
Perumahan/Dit.
Perumahan

do
do

do

* Pemda DK

* Pemda DKI/Dep. P&K

+ Pemda DK1

*Pemda DK}

* Pemda DKi/Dept.
P.T.P. .

* Pemda DK 1/Dep.
concerned



BAI'PENAS

B.F.N.
Dep. Keu,

Dep. P.T.P.
Dep. P& K

D.J. PUOD

DLLAIR

DPI{.K

DPU

DTK

Kopro Banjir

PIKA

Biro Pembangunan _
Bina Marga
Pengairan
Perhubungan Darat

Dinas Perindustrian

Pemda DKI
Bit. Agraria

Men. Neg. Perumahan

Badan Perencanaan Pembangunan Nasional
(National Development Planning Agency)

Bank Tabungan Negara (National Saving Bank)
Department Keuangan (Ministry of Finance)

Department Pos Telekomunikast & Pariwisata
(Ministry of Posts, Telecommunications and Tourism)

Department Pendidikan dan Kebudayaan
{Ministry of Education and Culture}

Dircktorat Jenderal Pemerintahan Umum dan Otonomi Daerah
(Directorate General of Public Administration and Regionsl Autonomy
— Ministry of Home Affairs)

Dinas Lalu Lintas & Angkutan TJalan Raya DK]
(Transportation and Major Roads Traffic Dept. of DKI)

Dinas Pertamanan & Keindahan Kota DK
{Park and City Beautification Dept. of DKI)

Dinas Pekerjean Umum DKI
(Public Works Dept. of DKI)

Dians Tata Kota PKI
(City Planning Dept. of DKI}

Komando Proyek Pengendalian Banjir Jakarta Raya
(Iakarta TFlood Control Project)

Perusahaan Jawatan Kereta Api
(State Railways Enterprise)

Biro Bina Pembangunan Daerah
{Bureau of Regional Development — DKI)

Direktorat Jenderal Bina Marga
(Directorate General of Highways — Ministry of Public Works)

Direktorat Jenderél Pengairan
(Directorate General of Water Resources)

Direktorat Jenderal Perhubungan Darat
{ Dircctorate General of Land Transport)

Dinas Perindustrian DKI (Industrial Dept. of DKI)

Badan Perencanann Pembagunan Daerah .
(Regional Development Planning Agency — DKI)

BDirekotrat Agraria DKI
(Directorate of Agrarian Affairs of DKi)

Menteri Negeri Perumahan
{Minister of State in charge of Housing)
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3.7 LEGAL ADJUSTMENTS

3.7.1 General

In conjunction with the necessity of urban renewal in major cities in Indonesia,
attempts have already been made by the Government to search for a comprehensive
system to attain “land consolidation™ in an urban area. Although resolving the land
problem is always a difficult political subject in any country, and in line with the
Government action, the present mechanism, such as land ownership pattern, related
faxation system, land acquisition system for public works, land consolidation
method, real estate market, relevant laws and institutions, etc., will be reviewed and
updated.

Within the future framework of the land policy or development policy at both
national and regional levels, urban renewal can be properly positioned with the
necessary legal and institutional adjustments. '

However, as far as the proposed urban renewal projects are concerned, the start-up
of the projects cannot wait until everything becomes ready, and in this context, pro-
visional legal and institutional adjustments that may be required, should be made.
Importance lies in initiating and implementing an urban renewal project as a model
project and experiencing real problems in the course of the project for lcgal, insti-
tutional and organizational adjustments for future project implementations.

The following are the items of such legal and institutional adjustments considered
mandatory for the implemention of projects.

3.7.2 City Planning Law

Urban renewal is a city planning project and as such, it should be always examined
for its consistency with the city plan. The city planning nonmally stipulates the land-
use scheme by zones topether with some restrictive regulations against development.

For example, in the case of Japan, the urban renewal law stipulates that the site of

‘the projects to be implemented by the right conversion method, should meet the

following criteria.
— The site must be located in the designated “effective-use™ arca (where max. and
min. F.A.R., max. coverage ratio, and min. coverage area arc regulated).

— The total coverage area of fireproof buildings of more than 3 storeys, is to be less
than 1/3 of the total coverage arca of all buildings in the site.

— The site should seriously fack public facilities and present inadequate land use due
to piecemeal ownership of the land.



— Effective future use of the land must contribute towards an improvement of
urban functions. '

In order to selectively approve the urban rencwal projects in line with the city plan-
ning, criteria for site conditions similar to those abave shoukl be established.

3.7.3 Urban Renewal Law
Apart from the comprehensive laws, the following items should be legally adjusted.

— Right conversion

Legalization of official registration of the rights, publication of the project
proposals, establishment of civic association, right conversion process, collective
ownership of land and buildings, liquidation of equity payment, etc.

— Use of the state land

Although there exists a valid law concerning the state land (Nr. 14, 1953, TANAH-
TANAH NEGARA PENGUASAAN - Government’s Regulation Nol. 8, year
1953, concerning domination of state land), it should be reviewed and updated to
be responsive to the present reguirements for the use of state land. When con-
sidering initiation of an urban renewal project, the effective use of the state land,
il any, is of paramount importance for successful implementation.

3.7.4 Design and Building Codes'

In consideration of the characteristics of urban renewal projccts aimed at effective
use of urban land, design and building codes will require regulations permitting ex-
ceptions, mainly to relax the regulations for the public purpose, such as limitation of
building heights, floor area ratio, coverage ratio, etc. '

3,7.5 institutional Adjustments
Gavernment Subsides

As pointed out previously, the urban renewal projects in Jakarta should include the
improvement of poor standard housing of the low-income group from the stand-
point of social welfare. Because of this reason, Governmental support of the projects
is essential, although the Government's financial burden may be mitigated by the
cross-subsidization from revenuc-producing projects. Conversely, Government sub-
sidy is also essential to encourage or induce private investment to the revenue-
producing projects, particularly in the case where private developers or housing co-
aperatives (civil associations} will implement urban rencwal projects in future.
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In Japan, the Governmental subsidy is granted for the following reasons (detailed

explanations will be given in Chapfer 4).
— Enmuragement of urban renewal pro;ects

— Compensatwn for the loss or damage suffered by the people due to the projects
(Suspension of trading, temporary housing, etc.)

- — Compensation for extra costs nceded to develop a built-up arca (planning and

design of the right conversion, land preparation, etc.).

—Financial share for the costs pald for the construction of the facilities for public

use (opcn spa(,e corridor, lift, stalr-uase utilities, public hall, etc.).

Defrayments from the Management Agencies for P_ublic Famhties

Firstly it should be systemized' that once an urban renewal project is approved by
the statutory authority (either the Governor or the Minister of Public Works, or
both), respective management agencies should share the costs included by the
implementation body in carrying out related projects for public facilities.

Secondly, criteria should be established to clarify which or what parl of public
facilities are to be regarded as the projects justifiable for such defrayments.

Thirdly, an institutional system should be provided to evalute the costs to be shared
by respective management agencies (detérmination of dei‘rayments). In Japan, the
maximum ameunt is estimated on the assumption that the project would be done
as an independent projoct by the *“‘Purchase-of-land” method, and the central
Government pays 2/3 of the amount through the management agency and the
management agency pays the remaining 1/3).

Taxation

Against the expenditures of the Government in the form of subsidy or defrayment,
the Gavernment has to search for financial sources. Although these is a taxation
system on the estate developmént, such as IPEDA, overall balance between revenue
and expenditure appears to be far from an acceptabic level. More comprehensive
must be

municipal faxation system- including a sort of “city planning tax”

established to recover the costs for urban renewal projects in the long term.

Funding System by Public Banking Organs

As the urban renewal is a project of the city plahiﬁng, it should be regarded as quasi-
public work and as such, it should be justified that public banking organs (e.g. B.T.



N.) render a subsidized loan to the implementation body or the persons or the
parties involved. Urban renewal projects can not be successfully implemented unless
the appropriate financing institutions have been established.

3.7.6 Condominium Law

At the time of preparing this report, the Government is preparing a draft condomi-
nium law which must be subject to the Cabinet’s approval before taking effect. The
condominium law should stipulate _the.regulﬂtions on the maintenance of communal
housing (fats), particularly equipment like wiater-pumping and elevator facilities.
The {aw should also stipulate the conditions for reconstruction in future. (In Japan,
recent amendment of the law permits reconstruction of flats provided that 3/4 of
the residents agree to it). -
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3.8 CHOICE OF ALTERNATIVE CONCEPTS

2.8.1 General

An urban renewal project has the nature of improving the existing urban structure of
the sclected limited area in pursuance of an area redevelopment plan (siructure
plan). In planning the project, the choice of alternative concepts is normally
narrowed doWn because of the limitations of existing demographic, goegraphic,
socio-eco'nomic,. planolopic, methodologic features and constraints attached fo the
site, '

However, although there might not be alternative concepts characteristically distinct
from one another, the ultimate plan should be the result of the scrutiny of varous
alternatives. In the following Section,the flow of such choice of alternative concepts

s explained.

3.8.2 Choice of Alternatives

Fig. 3--10 shows the 'flo_w chart of the choice of alternatives, linked to the Row of
the Stage-II Study starting from inventory surveys through to the establishment of a
preliminary urban renewal plan. . Before arriving at the vitimate plan, pia'ns are ex-
amined for desirability through the two processes as shown in the Figure, one is
“macro-setting” for the concept plan and the other is “micro-setting” for the pre-
liminary urban renewal plan.

Table 3—1 1 shows the alternatives on the major items chosen in the study process.
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Table 3--11 ALTERNATIVES CHOSENIN THE STUDY PROCESS

L1

Chosen alternatives

REGIONAIL SETTING

CHARACTERISTICS
OoF URBAN RENEWAL

City centre or
sub-centre type

. District centre type

. Other functional
agsignments

IMPLEMENTATTON

a. Predominantly linked
with infrastructure
improvements

Aimed at improviang
housing and build-
ing

d, Twin-corridor type
Inner corrvidor type

f. Court type

conversion

3 HEIGRT OF 4 HOUSING LOT 5 6 RESETTLEMENT
PULILDING PLANNING METHOD RATE,
la. High~rise bldg.l Ia. Open-gallery type J a. Purchase-of-land a. 100%
b. Mid-rise bldg. b. Single-corridor type Lb. Right conversion ] Ib. 75%
_ c. Staircase type
¢, Low-rise bldg. c. Reserved right c. 50%

A&anggarai is character-—
ized as a city sub- -
entre, whilst Kebon
iMelatd as an urban
esidential area

Both project sites

need incorporation of
infrastructure improve-
ments into the proposed
urban. renewal projects

To realise sound and
effective land use, it
is essential to employ
high-rise buildings
from economic and
physical aspects

Open~gallery type is
chosen in that it
enables dense layout
of buildings, preserv-
ing existing meigh-
bourbood atmosphere

Right conversion

method is chosen in
that it lessens initial
investment, raises
resettlement rate and
enablés equitable dis-
tribution of develop-
ment benefits

"Referring to the socio-
economic survey data,
75% is employed as a
reasonable maximum rate
that ‘may likely happen

REVENUE-PRODUCING

¢. Other benefits

- . : . IMPLEMENTATION
i B Y SUBSIDY SYSTEM 0 AL ME 1l RIGHT CONVERSION
BUTLDINGS 8  ECONOMIC FEASIBILIT 9 IDY . 1 DEFRAYMENT 12 GRCANTZATION

Regarding tangible [E' Selective SUbSidy_I Ia. YesA] Regarding public land r;l PERUMNAS}
benefit .

Commercial - b, Lump sum b. No a. Converted as a right|| b. DKI Jakarta

; a. Development benefits e

Office by effective land before renewal

Hotel uze ¢. Deficit-pay ¢. Quasi-public

Housing 5 Benefits From infra b. Not converted corporation

Others .

: improvement

d. Civil association

%PYDJECE in Manggaral
élncludes commercial,
foffice and hotel fac11~
jiities to satrisfy sub-
?zcentre functions,
12Whilst, project in

ebon Melati includes
eighbourhood shops

nd office buildings

The above two benefits
are gquantified in
monetary terms and
other benefits are
dealt with as intangi-
ble benefits that defy
quantification

Subsidy must be selec-
tively applied to the
items which are parti-
cularly required for
urban renewal projects,
taking into consider-
ation the public bene-
fits that may be

accured by the projects

One of the important
aims of the urban re-
newal is to. improve
related infrastructure
simul taneously, -

This may justify the
financial defrayed
costs of the respective
agencies responsible
for the public facility

The value on land before
renewal are converted

to the right on floor
after renewal. The
value on land is to be
shared by the state
against its right, thus
the entitled floor after
renewal is proporsion-
ally shared by the state

a. or b. is preferred
iniconsideration of
public purpose. Of
a. and b., a. is re-
commended because of
- its experiences in
housing development
and accountabiliry for
urban development

3.
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39 ADVANCE ACTIVITIES TO BE TAKEN _BY THE GOVERNMENT

As noted in Fig. 3—5 URBAN RENEWAL PROCESS, first of all, the important
decisions concering the following items should be made as early as possible.

Choice of Urban Renewal Technique

Principal methods of implementation such as right conversion method or purchase-
of-land method, institutional system of government subsidy and financial defray-
ment from other agencics for improving public facilities, financing system to the
project, real estatc operation and management after completion, ecte. shall be
thoroughly discussed and decided to form a basic policy. '

Choice of Implementation Body and Organization

It is a matter of primary importance to appoint the implementation body directly

responsible for the project and to establish a cooperative and coordinative orgamza-.

tion involving all the government agencies concerned.

Conveyance of the State Land to the Implementation Body

Whether the state land in the site can be utilised for the project; whether the empty
lots in and around the site can be utilised for the construction of temporary housing;
what sort of conditions shall be attached to the utilization of such land or lots;
or how long they can be utilised; these are decisive issues that may influence the
feasibility of the project. A consensus regarding these issues amongst the government
~agencics concerned, should be forimed as soon as possible.

Legal Adjustment Related to Implementation

The adjustment which may be minimum required should be made as soon as possible
by means of issuance of the decree or ordinance from the statutory authorities, in
relation with the right conversion system, registration of collective land and building
ownership, control of development activities and transactions of land in the site
to prevent speculation, safeguard against the rights of the inhabitants, etc.

Before commencement of the substantial works for implementation, other than the

items as above mentioned, the following activities can be taken by the Governmeut'

or the impleméntation body appointed by the Government.

3--18

Motivation of the Inhabitants towards the urban renawal

— Education of and publlc 1elati0ns'with the inhabitants regarding the necessity
and importance of the urban renewal. This will be effectively carried out with
the assistance of the heads of the neighbourhood organizations, RW and RT.

- Oraamzatlon of the inhabitants, (,hoosing thc heads of RW and RT as carctakers,
attempting to form a consensus amongst the mhabltants on the urban renewal,
Meetings to study the rlght Convmmn system or tours to obscrve the life style
in the newly developed high rise housmg complex, may be helpful for promoting

the consensus.

~ Taking care of the inhabitants who w15h to dlslomte after the government’s
decision on the project, by mtroducmg subst1tut10nal housing, The land and
building of the inhabitants should be acquired by the implementation body and
cleared fo be cmpty lots for identification of thie land for use of the project.
Alternatively, it is also feasible that the land and buildings vacated in Section Il
as a result of such dislocation can be used for the temporary accommodation of
the mhabltants affected by the implementation of Sf_zctlon I

Motivation of the Government Side toward the urban renewal

_ After ‘establishment of the implementation body, assignment of staff and
establishment of coordinative system amongst relevant agencies concerned should
be substantiated.

- Meetings to siudy and discuss the right conversion method and others in search
for the best suited and workable system applicable to the project should be en-
couraged to make the staff familiar to the urban renewal project.

— Controt of the development activities'and transactions of land and buildings'in the
site after the govenrment’s decision on the implementation of the project, to

prevent the acts of speculation.

— Preliminary contact and approach to the prospective tenants for the intended
residual floor to research their requirements and wishes.

— Carrying-out of the refined inventory survey of the pre-renewal rights on-a house-
by-house basis and recording the results in the form of cadastre books and maps.
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