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: STUDY AREA

: PROJECT SITE

PRESENT CONDITIONS

STUDY AREA

* Location 4.5 Km Distant from the Civic Centre
“National Monument — Monas™.

* Arca ~ : Aboui 43 Ha.

* Population : Total 27,000

Density 620 person/Ha.

PROJECT "SITES

% Area . : About 7.6 Ha.

* Population : Total 9,900 _
Density 1,300 Person/Ha.
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1.1 BACKGROUND OF THE STUDY AREA

Belore commencement of the JICA Stady, a “Contact Mission™ organized by JICA
had discussions with the Indonesian Government regarding the selection of study
arcas, Of the several alternative areas, the city’s Manggarai section was ultimately
selected together with Kebon Melati section. The reasons why Manggarai was
selected are as Follows:

Suh-centre Function

This arca will be redeveloped to have a sub-central function, mainly linking with
railway improvements. ‘The proposed urban renewal should involve the develop-
ments ol 4 station-tront plaza in the west of the Manggarai station and access roads
to the major existing road network of the city.

Movement of Kompor {Kerosene Cockeer) Factories

I the west of the station are 'a number of deteriorated row houses in which Kom-
pors are being produced at present. According to a priority progranune, these home
industries are planned to move out to a new small industrial complex in Pulo
Gadung in the near tuture. This will provide vacant fand and gives a good chance to
foster the urban renewal project.

Improvement of Living Environment and Sewerage

In the north-east of the arca are obsolete markets (Pasar) and extremely poor and
crowded houses along the Kali Ciliwung, causing 4 water pollution of the river.

Potential Land for the Urban Renewal

There exists the state fand owned by PIKA and DKI which may be advantageousiy
utilised for nitiating an urban renewal project.

1.2 CHARACTERIZATION OF THE STUDY AREA

The characteristics of the city functions in the area surrounding Manggaral are
shown in Fig. 1-1.
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Fig. -1 CITY FUNCTIONS SURROUNDING MANGGARAI

The characteristics of the city. functions surrounding the study arca are different

from those of Kebon Melati. There is no commercial impact on the area because

commoercial districts are located Far from the area as shown in Fig. 1-1 There ave

railway repair workshops to the east-of the arew and if tis fand cin be partly wsed



for a long range urban development, Mangparai will have great potential for urban

development.

In the arca, a residential sector and the industrial sector including home industrial,
railway réepair shop and cat repairshop, are predominant lanctions. There are two
vacant lots which have high potential for initiating the urban renewal project.

Transportation s one of the serious urban issues in DKI Jakarta, and hence railway
improvement projects are being actively studied or implemented in JABOTABEK

region.

A station-front plaza to provide adequate accessibility will be an important part of
the project and should be consiructed in coordination with the _bet_term'ém' pro-
gramme of the Manggarai station in order to provide passengers with smooth trans-
fer belween road transportation and railway. Moreover, the Manggarai station
will play the major role as the arrival terminal for long distance trains and a junction
for commuting trains. A commercial sector will be developed surrounding the
station front plaza and Pasar development and slum clearance should be actively
pursured in the north of the railway.

1-2

1.3 PRELIMINARY DK! JAKARTA MASTER PLAN {1985 — 2005)

In accordance with the Master Plan for the year 2005, Manggarai is planned to be:
LI : .
g trade and business centre supported

— Strategical location as a sub-centre havin
arterial road improvements;

by infrastructure developments, such as railway and
_ Commercial development through urban renewal implementation;
. Environment improvement area ranked as second priority in need of the imn-
provemerits of public facilities and decent dwellings;
— Designated population density of over 500 persons/Ha, which is the highest

category planned in the year 2005.

In addition an electric poiver station will be installed between 1985 and 1990

in order to provide additional electricity for supply to the comr_ﬂcrcial centre.

In counclusion, Manggarai ‘would be redeveloped to have sub-centre functions
closely linked with improvements of urban infrastructure.

The Master Plan for the 2005 PRE RANCANGAN POLA DASAR
TATA RUANG DEARCH DK! JAKARTA 2005, AUG. 1983, PEMER-
INTAH DAERAH KHUSUS 1BU KOTA JAKARTA

Source:
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2.1 PRESENT CONDITIONS
2.1.1  Population

The administrative arca covering the study area in Manggarai, consist of Kelurahan

Manggarai and Keturaban Manggarai Selitan.

As shown in Fig. 2-1, the population trends i both Kelurahans show a gradual
decrease through the past 4 years. It can be assumed that the general population
trend in Manggaral will remain the same level from now. The population density is

shown in Fig. 2-2.

Total Total No. of HAV%’r?gi, Averag(-a
Population Households ous‘.(? roLd Population
B B Size Density
27,000 5.2 5.2 630
persons families persons/family person/ha
LEGEND: :
——- 1 KEL. MENTENG DALAM.
-— — @ KEL. TEBET BARAT
—-— i KEL. TEBET TIMUR
w-—se ¢ KEL. KEBON BARW
ewmwa 1 KEL. BUXKIT DURI
mevem— © KEL. MANGGARAL
. SELATAN
us + wemin 3 REL. HARGGARAT
e i et
e
59 - e e T T
e — KET,, MANGGARAZL
JS AR T :;:&,:;"."" """ -
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YEAR

SOVRCE : STATISTIK WILAYAR DKI JAKARTA

Papulation Census

Fig.2—1 POPULATION TREND OF KELURAHANS IN THE PAST 4 YEARS
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Fig. 2—2 POPULATION DENSITY OF THE STUDY AREA

2.1.2 Land Use

The present land use in the study arca is basically divided into the PIKAS land with

the existing railway-related facilities in the cast, and the high-density housing arcd
in the west which includes the neighbourhood commercial area along Mo e Sabario
(Ref: Fig. 2-3).

The land use tn this area is charactersed as follows

-~ Residential areas account Tor 387 implyving predominant residential use of the
area.

— Industrial land use accounts for 18% .

‘

— Neighbourhood commereial use aceounts for only 3.

The present Lnd use pattern is therefore regarded as a residential area miviusive ol

minor industrial usc.
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213 Puilic Utilities

Water supply pipes and gas pipes are shown in Fig. 24,

Water Supply'

Main water supply pipes run along J1. Minang Kabau in the west side and I1. Sultan
Agung running through J1. Manggarai Utara 2, as shown. Only 10% of the inhabi-
tants utilize it and the rest of the inhabitants get water from wells.

Electricity

80% of the inhabitants have clectric lamps in their homes and the rest use spirit
famps and kerosene lamps.

Drainage and Sewage
40% of the inhabitants discharge sewage directly o the public channel (Riol Kota)
and in particular, the residents who live along the Kah Ciliwung discharge sewage

directly to the river.

Garbage Collection

Temporary garbage receiving stations are provided in the study area. Disordered
garbage stations are seen in the study arca due to insufitcient garbage facilities.
A lot of garbage is also seen in the drainage channel “Saluran Air” running through

the study area.

Energy for Cooking
No city gas pipe system has been provided and all the jnhabitants use kerosene

cooker {Kompor} at home.

Note: The figures (%) mentioned above are obtained from the socio-cconomic

survey conducted in Stage 1.
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Fig. 2—4 PUBLIC UTILITY AROUND THE STUDY AREA



2.1.4 Community FBCI]!HBS . . : : . 2.1.5 Bunldmg Conditions

Community facilities are important to . provide the inhabitants with amenity, con-
venience and safety for everyday life. Community facility conditions such as edu-
cational, religious, shopping, health facilities located in the study area are given in

Builtiing conditions are shown in the figures from 2-6 to 2—-9. These conditions are
characterised as follows.

Fig. 2-5. | S ' Building Use;
For educational facilities, only two elementary schools are S.ituate'cl i_n the south _ Iloilsing Shops, Offices & Others Home Industry
of the study area. Religious facilities play an important part in the inhabitants” daily 91% 89 ' ' 1%

life and many religious facilities are seen in the study arca, In cohnection with the
religious facilities a good community relationship atmosphere is taking place in the Building Structure;
study area. ' . :

. _ o . = _ : _ o _ Permanent Semi-Permanent _ Temporary
# The comimunity facility data was derived from two Kelurahans: Manggarai and 30% 50% 20%
Manggarai Selatan. '
Building Conditions;
Good Moderate Bad
9% : 48% 43%
ol No. of Building Storeys;
$ EGUCATICHAL FACLITIES - one storey Ctwo storeys above three storeys
S Flememry ‘sohoot "50" 82% 17.9% 0.1%
J1 it Righ Schoel T SupT .
S Serder High Schoot " 3MA" .
U : Undvarsity 7 Acodomi
M1 School For Musltem
* RELWGOUS FACILITIES 2.1.6 R_oad Network
M Mosque . . A . : R
S ey Mo The study area lies between J1. Dr. Saharjo and the State Railway as shown in Fig.
© memTh Aaounes 2-10. Jalan Minangkabau, a secondary road which lies south of the area, carried
: P o Polglisic i ’ : ) o
H. Chdd BINN Heagined 15,300 PCU/24 hours in 1980, and is forecasted to carry 41,000 in the year 2000,
% SHOPPIRG FACILITIES . .
M Markat . N . . E
8. Deugators 2501 Ir. Dr. Saharjo is 7 m wide (2 lanes), and connects to J1. S. Agung which passes
° Pum: ﬁsf.ﬂlimﬁnou : under the railway. This underpass causes a traffic problem because the northern side
: Jite . A
oo A Adwediatle 81y is bounded by the Banjir Canal and the cast side by the railway.
& PARAS O OPEN SPACE
’ P Park . i - . :
0 G sy The study area is thoroughly covered by neighbourhood roads and KIP as shown in
Fig. 2-11.
* PCU: Passenger Car Unit

Fig. 2-5 COMMUNITY FACILITIES
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LEGEND .
""""" NEIGHBOURHOOD ROADS

[ KIP (FOOT PATHS)
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. NOTE:  KIP'S DATA WERE OBTAINED FROM
DKI “MUHAMMAD HUSNI THAMPIN"
DEVELOPMENT PROJECT AGENCY
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1979/1980

Fig. 2—11 KIP {Kampungs Improvement Programme)
AND NEIGHBOURHGOOD ROADS

2.1.7 - Socio-Economic Conditions
Household Size |

From the survey by the study tecam, the number of houschold members who live
in one dwelling unit'is 6.8 persons on average. However, according to the statistical

‘data from the Kelurahan office, the average family size in the study area is only 5.2

persons and there are therefore many houses in which more than two families are
living. Considering the case of Kebon Kacang, most of the second families in the
house are likely to be free co-occupants.

Income and Expenditure

‘Monthly income of the median class is 70,000 Rp. The percentage of the houscholds

whose income is more thaﬁ 200,000 Rp. per month, is only 4 percent. The per-
centage of houscholds that pay rental or leasehold fee is small and the fee is cheap.
54 percent of the renters and leaseholders pay less than 2,000 Rp. and this is less
than 5 percent of their income. '

Land and House

The percentage of households which own both land and house is 46 percent, whilst
29 percent of houscholds own only the house, and 13 percent of households are
renters or leaseholders, Although the percentage of renters and leaseholders is small,
their rights of living_should be c_ontinined in the urban renewal: The percentage of
the persons who coniplain that their houses are too smail is 60 percent of the total.
and this percentage increases in inverse proportion to their floor space.

Environment Conditions

“The items that more than 30 percént of inhabitants consider to be lacking in their

area are as follows;

Largest 'perccntage
2nd largest
3rd largest
4(h largest
5th largest
6th largest

Open space and green
Parking place
Sanitation environment
Fire protection

Traffic control

Publi¢c nuisance

At present the population density is very high and houses of varying sizes stand close
together. '



Economic Activities

29 percent of the houscholds have a business in the area, amongst which stall is 67
percent or the largest percentage. Their lives are based on the local community and
hence conservation of the fietds of their activities or the offer of new job opportu'ni#
ties should be the requirements of the urban renewal. There is a market named
“Pasar Lonter Lama™ in front of the Manggarai station. The numnber of stall and
venders in this market, is approximately 400. The land is owned by DKI Jakarta,
but the buildings were constructed by themsélves illegally. However, they have a
sort of activity certification and pay charge to the Walikota Jakarta Selatan. Home
(Kompor) industries are existing in the area between the railway repair-workshop
of PIKA and the car repair-workshop ol Pl Wahan Bhakti Utama. But these
industries are planned to move to the small industry complex in Puio Gadung,

Urban Renewal Sense in the Study Area

The average percentage who wish to return to the renewal area is 73 percent and
this figure decreases in proportion to the income level. '

2.1 8 Land Ownership

For planning of the urban renewal project, the land ownership survey is an im-
portant factor. Possibilify of the project actualization is largely dependent on
whether the majority of the arca is owned by the government or by the citizens.

The data shown in Fig. 212 was obtained from the Walikota Jakarta Selatan of
Agraria. Land ownership of the area is as follows;

Registered land I Ha
Owned by PJKA 15 Ha
P.T. Wahana Bhakti Utama 5 Ha

Total 21 Ha

Land acquisition of this area seems comparatively easy, because the large propor-
tion is non-residential arca, and owned by the public bodies.

LEGEND
LEGAL REGISTERED LAHD

277} paka's ownLano
. .
. PT.WAHAHA CHAKTI UTAMA,

AN AFFILIAFED OFFICE OF THE
MIISTRY OF SECURITY "AND
BEFENSE

Fig. 2--12 LAND OWNERSHIP REGISTRATION "MANGGARAI"



2.2 IDENTIFICATION OF PROBLEMS
221 General '

This Section deals with urban problems and zoning characteristics in and surround-
ing the study arca. The following are general problems occuring in the study area
according to the resuits of surveying present conditions. The major urban problems
arc shown in Fig. 2-13. '

— Lack of Public Utilities such as piped water supply and sewage affecting sanita-
tion, health, everyday life’s convenience for the inhabitants.

— Extremely bad and dense dwellings are located along the Kali Ciliwung.

— Lack of playgrounds and parks,
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TRAFFI, CONCESTION PRODLER

" A LIVING EHVHIONMENT
- | PROAILEM

Fig. 2-13 IDENTIFICATION OF MAJOR URBAN PROBLEMS
IN THE STUDY AREA |

'2,2,2  Zoning Characteristies and Problems

The study area has been divided into the zones of a similar land use having similar
urban issues as shown in Fig. 2--14. '

Dectailed zoning characteristics and problems are explained as follows.
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Zone A (NCD — Bad Bidg. Conditions}

Public market “pasar” dealing mainly with foodstuffs such as vegetables, fruits,
grains, etc. is located along Jalan Manggarai Utara, where traffic and shoppers are
crowded. Most shoppers are local and the Pasar appears to be quite prosperous
although it is in a deteriorated condition.

Traffic congestion-is found at the railway bridge in the west side of this area. The
major reason is that the street suddenly narrows in width to pass underneath the
bridge. '

Zone B (RA — Bad & Dense Housing Conditions with no KiP)

Bad and dense houses are situated along the Kali Ciliwung. Most of the houses are
made of wood and bamboo and regarded as temporary structures.

KIP has not been carricd out in this area, and between houses are only narrow
footpaths that only one or two persons can pass through.

Those who live in this area are using the water from the Kali Ciliwung for washing,
bathing {mandi), and toilet. Many temporary public toilets located along the
Kali Ciliwung cause a water pollution problem.

The living environment s in a very bad condition.

Zone ¢ {RA & NCD — Moderate & Bad Housing Condi’_ﬁiohs with no KIP)
Moderate sized shops are situated along JI. Manggarai Utara-IL.

KIP has not been carried out in this arca. Behind the shops row houses and detached
houses are located. Generally speaking, the houses are moderate quality.

Becak pool area with houses located around the middle of this area is in a bad living
environment. ' '

Zone D (vacant Land)}

Vacant land of about (.8 Ha is located in front 'of_ the existing Manggarai station.
This land can be utilized as'a smalf-scale station plaza in the future.

A police station is situiated just in front of the main entrance of the station,

Zone E  (Manggarai Station Bidg)

The Manggarai station is planned to be developed within 5 years, according to
JABOTABEK railway trunsportation plan.

An clevated railway programme for the Central Line and an electric railway system

arc also planned. This is one of the important priority programmes related to Lhe

Manggarai area.
A trzmél‘cr problem between railway and land transportation such as buses, cars,

ete. is found in the station.

Zone F (NCD — Good and Moderate Bldg. Conditions)

.A neighbourhood cominercial district is located along Ji. Dr. Saharjo. Most of the

shops are good.

J1. Dr. Saharjo is one way strect where traffic congestion is seen.

Zone G (RA - Bad and Dense Housing Conditions .with KiP}

KIP huas been carried out in this area and some moderate housing conditions are
found in the area, but many houses are still in a bad and dense conditions.

The living environment is bad in this area.

Zone H {The Same as Zone G)

This area is owned by PIKA, and KIP has been carried out. A few shops arc found
along the railway in the north side of this area. Some moderate houses are found,
but most houses are bad and dense conditions.

A drainage channel running through this area gives out a bad smell because garbage
and waste waler are discharged directly into it.

The living environment is bad in this arca,

Zone | {Car Repair Workshop)

A factory and car repair-workshop are located in the triahgle of land and are utilized
by PT Wahana Bhakti Utama which is an affiliated office of the Ministry of Security
and Defense.

The fand is 5 Ha and is potential {and for the initiative of an urban renewal project
in Manggarai.

It is essential to have inter-departmental discussions on the usc of the tand for the

“urban renewal project in Manggarai.



ZoneJ (RA & LI — Bad & Dense Housing & Bldg. Conditions with KIP)

KIP has ‘been carried out in this area. The land and the row houses arc owned by
PJ K_A. The row houses and detached houses are in a bad condition.

Home industry producing cooking stoves is found in the row house.

The living environment is bad. Particularly, the row houscs situated in the southeast
as in Zone H. '

The living environment is bad. Particulatly, the row houses situated in the southeast
of this area is a bad living atmosphere because no KIP has been carried out.

Zonel,Land M (RA — Moderate Housing Conditions with I_(IP}
KIP has been carried oul in places where living environment is good.

Houscs are mostly in a moderate condition in these areas, but some houses are bad
in dense conditions. A good residential atmosphere is seen in many parts of these
areas.

ZoneN (RA — Moderate Housing Conditions with KIP}

KIP has been carried out in this area and the houses are in a moderate condition,

although many houses are small. A good residential atmosphere is seen in this area.

Zone O (A Factory)

A medicine factory is located.

Zone P {NCD — “'Pasar” Moderate Bldg. Conditions)

Public market {pasar), trading various kinds of goods such as foodstuffs, tools,
instruments etc. is located along JI. Sultan Agung, forming a neighbourhood com-
mercial district. ' '

Zone O  {Bus Terminal)

Two bus terminals arc located adjacent to Jl. Sultan Agung, in front of the pasar.

Zone B (PSFA & NCD — Bldg. Conditions)«

Shops, offices and recreational facilities are situated in this area.

Zones S {RA — Excellent Housing Conditions)

Luxurious houses are situated in this area and a good residential environment is
seen.
Zone T (Warehouse, ""Government-own Stores’’)

Government-own warehouses are located in this area.

Zone U {Railway-Repair Workshop)

Rai!wéy rep'air-workshops owned by PIKA are located in the total arca of about 19
Ha. They are planned to be partially developed, but scheduled to move to a sub-
urban area’in a long term development plan. After they move out, this area can be
used for a more extensive Manggarai urban redevelopment.

Zone V {RA -- Good Housing Conditions)
Housing lots with regular sizes have been built up in this area and housing conditions

are good. A good residential atmospherc is scen in this area.

ZoneW (Vacant Land)

Some luxurious detached houses are situated in the north of this area.

* The south part is unoccupied land of about one hectare, where children enjoy play-

ing soccer and other sports.



2.3 PRIORITY PROGRAMMES
2.3.1 General

The priority programmes which may directly or indirectly influence the study area
arc histed below and shown in Fig, 2—-15.

2.3.2 Railway lmprovements (Manggérai Station Programme)

In planning urban renewal in Manggarai the basic recognition on the future role of
railway is a prerequisite to the development plan and is considered to have im-
portant meaning in that it will give vital influence on the future structure of the
area.

Based on this recognition the plan recommends to implement the following pro-
granmes directly influencing the study area.

_ Flevation of tracks between Jakarta Kota and Manggarai station (inclusive of the
station compound) of the Central Line, and new construction of the station build-
ing at its original place. ' :

© — Operation of frequent commuting trains to satisfy the traffic demand utilising
the Central, Western and Eastern Lines, and also the loop-operation of the
Western and Eastern Lines by connecting these lines.

— After elevation of tracks and increase of the commuting trains, the long-distance
trains can not cnter the Central Line. Consequently, Manggarai would become the
terminal for these trains.

— All the station fronts in JABOTABEK Area will be developed step by step. In
implementing the 1)r0§rﬁmlne, the basic idea of developmcnt.plan, demarcation of
station {ront, priority of stations, implementations schedule, etc. must be deter-
mined, The facilities should at least include;

+ car access/parking
bus terminal/stop
+ taxistand
sidewalk and space for pedestrians

— The main buildings of the terminal stations for long-distance trains and of other
main stations will be renovated or rebuilt. Part of the building space may be
leased to outsiders as offices or shops or even a hotel business may be conducted,
thus (_:ontribu_titig to diversification of PJKA’s revenues,

2-10

2.2.3 Roads lmprovement

The following are the fentative programmes now planned by DKI Jakarta (Ref.
Fig. 2-15).
— J1. Sultan Agung having 12 m width with 2 lanes at present, will be expanded to

25 m right-of-way in future.

. — K. Dr. Saharjo having 7 m width 2 lanes running along west side of the area at

present, will be expanded to 18 m right-of-way in future.

— Ii. Dr. Saharjo having 20 m width with 4 fanes running the south of the arca at
present, will be expanded to 38 m right-of-way in future.

2.3.4 Sewerage Improvement

To collect the sanitary waste water now directly flowing into the Ciliwung River,
Saluran Air and the Banjir Canal, new interceptor drains are planned to be installed

as shown in Fig. 2--135.

2.35 Movement of the Home Industries {Kompor Factories}

The existing Kompor Factories are planned to move to the area for small industry
complex in Pulo Gadung.



. . ; _
JL, SULTAN AGUNG. 25M WIDE B, TS
UNDER PLANMNING BY DK @ o e

2.0
. D -
00% Py, SEWENAGE SYSTEM,
i,ﬁ oonhol A '\‘% CIPTA KARYA
PO 07 A NS,
SEWERAGE SYSTEM|S {/‘5 N
CIPTA KARYA éo S ¥
Lo X
Q AN
O C i
o
A X

JL.DR.SAHARJO,18M WIDE 5 0

UNDER PLANNING 8Y DKI <§7 A
Cﬁ'” ‘ ' &
k 1 2 o
0‘ ' 1 r —*Z;\\ | #)
; . o ! h a
Q Ve a i i 0
: | ! i 0
. ot &, 0
L i i A ]
y i ) | 11 ] (:,\ . o
G o >
: £ 4 ! ! : A B
7 T [ MANGGARAL STATION! L5 #]
LT \ }1*{ DEVELOPMENT s, a
L ! ! 11 | PROGRAMME, PJKA v?% vl
Q ST n ¢ e ; (72"_ .2
a . s
. . ! i ) Kty
- - 1 1 EZ?-)
[] Sl S vl ! '|_[MOVEMENT OF THE 7N
S Lo . [KOMPOR FACTORIES 0. %
D - . } . i . ol ‘
— . 22
3 j a &
8] .

[ . ] e
T A

e . = ,’,
£} JL.DR.SAHARJO. 38M WIDE ~L L
Q UNDER PLANNING BY DKI YLous
gj IIJ‘ 3:'
el
)
.
"\,‘\
e 160 790 008 \'\- |
R e \"u

Fig. 215 PRIORITY PROGRAMMES IN “MANGGARAI” .

2-11



A,

26

e

pEhate
okl
Seeau et

i




3.1 STRUCTURE PLAN
3.1.1  Planning Policies
Ultimate Goals

Manggarai s characterised as the contact point of both railway and road traffic
and wany have the potential to be developed as another nucleus of the [uture
DKE Jakarta. This will help to mitigate over-dependence on the conventional CBD
now locaied in Kata and along J1. M.H. Thamrin.

The benefits that can be expected from this subcentre type redevelopment are as

follows:

- Provision of casy access for commuting to and from Manggarai and other neigh-
bouring arcas particularly to the residents who are living in Depok and Klender
where large-scale housing developments are being undertaken by the government,

— Provision of shopping facilities to the residents of Depok, Klender and the south-
ern high-density area of Tebet, as well as travellers from rural areas.

Mitigation of traffic congestion and the resuitant pollution problems aggravating
over the conventional CBD arcas by shifting part ol its functions to a new sub-
centre of the city.

- Generation of railway passengers by providing smooth connection between rail-
way and road traffic (through bus stop/terminal) and by providing various urban
functions such as business. shopping, amusement and tourist centres.

Litilization of the land owned by the State Railway in a more cost-cffective way,
thus helping to diversify the revenues of the State Railway.

The Study Team understands that the [uture frame-work of DRI Jakarta will be
diversified to be multi-nuclei, and based on this the Study Team is of the opinion
that lund readjustinents, particulatly in the west of the Manggarai station, should
he carried out from now in order to avoid haphazard fand use in the course of the

creation of an urban nucleus in the future.

Planning Policies

Following planming policies are established on the basis of the gencral conditions of
the study area, and urban betterment considerations such as safety, health, conveni-

ence, environmental qualily and amenity.

To promote a new commercial and business district surrounding the station plaza

in the south side of the railway.

— To achicve and maintain a good living environment aimed at building up an attrac-
tive urban residential area.

— To provide sulficient drainage system atong the Kali Ciliwung to contributce to the
recduction in water pollution.

-- To construct sufficient road network together with pedestian ways to upgrade the
accesstbility to the arca.

-- To provide the inhabitants with safe piped water fo assure health and sanitation.

- To provide the inlabitants with urban parks, especially playgrounds for children.

— To accommeodate a desirable mix of resideniial and shopping activitics i the
neighbourhood commercial district,

— To maintain a Kampung community atmosphere with a human touch.

To rehabilitate and rebuild the physically unsound residential arca.

- To provide the inhabitants with adequate community facilitics for their routine
lives.

3.1.2  Infrastructure lmprovements
Major Concern of Infrastructure Improvement

Because of the lack of adequate infrastructure in DKI Jakarta, urban renewal has to
include the infrastructure improvements. This is necessary, first to avoeid haphazard
development activities and sccondly to ease the tmplementation, particularly i
terms of lund acquisition, by dealing with all works as a single project.

Manggarai which is characterised not only as a meeting point of railway traffic [rom
all dircctions but also as & contact point of both railway and road traffic. has a

potential to be redeveloped as an other nucleus of the city in the uture.

It is therctore considered essential that in planning the urban rencwal in Manggarai
first priority should be given to the station-tront development particularly in the
west of the station where there is an existing bus terminal and the roads accessible

{o the major road network in the city.

Station Front Plaza

According to the Master Plan, upon completion of the elevation of the Central Line
and operation system of the short-distance commuting railears und 1he lone-distanee
trains, the passengers getting on and oft in the Mangearai station will drastically in-
crease to more than 100.000 per day and tivs will e more than that ol {he Gambig
station.



“Taking into account the number of passengers, the station-front plaza utilized tfor
passenger car access, bus terminal/stop, taxi stand, parking space, sidewalk and space
for pedestrians shouid be provided to assure smooth connection between the railway

and road tratTics,

The tratfic volume of the main access roads to the station-front plaza will, untit
arriving at the level of 100,000 passengers, remain less than 50,000 in PCU per day
if modal-split to bus, motorcycle and other means is considered. It is thercfore re-
commended that such access roads will require a right-oi-way of 25 m at minimum.

Underpass

It is recommended that this underpass at least be widened to 17.0 m and Jl. S
Agung should be smoothly connected to J1. Tambak by improving its alignment and
constructing a new bridge over the Ciliwung River upstream of the exisling gate.

3.1.3 Alternative Structure Plans

General

In order to. select the site appropriate for tl_le subsequent feasibility Studies., it is
essential to fesearch ‘the development trends that the study area will follow in the
future. A struciure plan should be drawn up for this purpose to present the future
potential developments in the area as basic concept plans.

However, a lack of sound information on demographic, social and economic aspects,
coupled with inavailability of the future framework of DKI Jakarta supporfed by
the city planning, makes it difficult to precisely project and estimate the future
trends of the area. Thus it is inevitable to predict the probable development patterns
based on the existing characteristics of the area as well as the priority development
programmes which may give direct or indirect impacts over the area.

In this context, the structure plan hereinafter proposed is to be considered “behavi-
oural”* rather than “normative’*, and will be subject to continual review depending
upon the changing needs and conditions of the community.

The structure plan shall be planned in accordance with the work flow as shown in
Fig. 3.1.

* A “‘normative” approach implies a concern with how planners ought rationally
to proceed in an ideal woild, whereas a “‘behavioural” approach concentrates
more upen the actual limitations that circumscribe the pursuit and achievement

of rational action.

Necessity and Consistency of

platining policies,
priority programmes,
realization, socio-Iconomic

possibility, in terms

The characteristics of of urban function

study area, present  f-—

conditions considerstions
‘ . . Alternative Proposed
City planning & |, Flanning || Structure Plans structure
Priority Programemes Policics (ASP) plan
£
|
1
I
I
The characteristics of i i
the adjncent to study | L Lmpractical
area in terms of urban ASF
fuiction
Fig. 3.1 FLOW CHART FOR PROPOSED STRUCTURE PLAN
Alternatives

Taking into consideration the local characteristics in and surrounding the study area,
a residentialflight industrial development concept will be proposed which is similar
to the existing land-use. However, railway improvement projects are being studied
as one of the high priority programmes and improvement of the Manggarai station
and the construction of a station-front plaza, is expected within five years.

For alternative concept plans, commercial development adjacent to the station front
plaza and urban renewal housing development are conceived accordingly.

Three alternative structure plans were prepared based on the resilis from the study
on priority programmes, present conditions and planning policies. These alternatives
are described as follows:

— Sub-centre concept _ = ALT - |
— Concept of mixed commerce/housing with sub-centre functions = ALT - 2
— Urban Renewal Housing Concept. = ALT -3

The three alternative structure plans were examined based on the comparison table
shown in Table 3—-2. As a result of the comparison, a large commercial and busi-

“ness/residential devefopment concept (ALT 2) is sclected. The selected concept has

two merits and threse are that, it will not seriously destroy the existing structures,
and that it has flexibility for commercial development in future.



Table 3—-2 THE COMPARISON TABLE ON THREE ALTENATIVE STRUCTURE PLANS

SUB- CENTER CONCEPT CONCEPT OF MIXED COMMERCE/HOUSING WITH SUB-CENTER URBAN RENEWAL HOUSING CONCEPT
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3.1.4 Proposed Structure Plan
General

The proposed structure plan is shown in Fig. 3-3.

Population

Population holding capacity and distribution in the study area are planned based

upon the considerations mentioned below,

— To reaccommodate the existing population in the study area.

— To act as a receptacle to accommodate the people who are forced to move by
other public works. '

— After completion on the urban 1‘enew_al p’roje'ct, the surplus flats (residual floors)
will be sold to people from outside who can afford to buy them. Overall, the
population in the study area will be increased.

Popillation holding capacities in the proposed structure plan will be increased to

more than the present population. Comparison of population between the present

and the proposed structure plan is given in Table 3—4. This table gives the maxi-
mum population holding capacities, which can be accommodated in the study area.

These should not be considered as the expected population in the long term plan.

Table 3—4 COMPARISON OF POPULATION BETWEEN THE.
PRESENT AND THE STRUCTURE PLAN

The present The proposed

ttems (1982) structure plan
Total population about 27,000 about 38,000
Nce. Of household about 5,200 about 7,600
Population density
(Gross) 620 P/Ha 880 P/Ha
Land Use

The iand use plan. should be influenced by econofnica!, social and public-welfare
aspects as well as governmental policies bascially. These aspects are all in‘terrelate_d,
and the land use plan should be determined taking into consideration the compli-

cated interactions.
The land use composition is explained in Table 3-5.
The land use plan is determined based upon the following considerations.

— The present land use pattern would change into commercial and business districts
due to an external impact by the Manggarai station development project in the

west side of the railway.

— The present land -use will basically remain as the same over the future because no
significant specific economical and social external impacts are anticipated in the

south of the study area.
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Fig. 3-3 THE PROPOSED STRUCTURE PLAN — MANGGARAI



Tahle 3—5 LAND USE IN THE PROPOSED STRUCTURE PLAN

Long

R A ) Park incl,
Uss -C A CA/RA | NCD/RA] PSFA ROADS | SigtionPlaza| TOTAL
LRB W MRB | HREB & Opan Space
47 ha| 2.0 ha | L5 hg .
Arsas [~ 2.0 ho 3.2 ha 4.9 hd 1.5ho 6.0 ha 7.1 ha 43 hao
ha 18.3 ho
o - 43.0 5 % T % I Ya 3% 14 % 17 % 100 %

LEGEND: RA i Residentiot Area
LRB . Low Rise Buildings
MRS . Mid Rise Buildings
HRB : High Rise Buildings
NCO : peighbourhood Commarcial Oistrict
PSFA : Public Ss&rvice Facilitlas Area

— Mixed land usc patterns (CA—Commercial Area/RA, NCD/RA, PSFA/RA  etc.)
should be adopted to increase housing stocks and at the same time attain an
intensive vertical utilization,

— Intensive land use (mid-rise and high-rise buildings) should be adopted to increase
housing stocks.

— Preservation area and existing regidential areas should be retained in the area
where moderate to good houses with a good living environment exist at present.

— Existing neighbourhood commercial districts should be maintained because they
contribute to the prosperity of the area.

— Preserved area for future urban renewal will be adopted in the west of the study
arca where car repair workshop is located.

~ Playground including foofpaths should be provided in the study area.

— Playlots should be provided in the preservation area.

Road Network

The road network as shown in Fig. 36 is planned considering a large-scale commer-
cial and business development and services [or the residential district as well.

Community Facilities

Adequate community facilities are a prerequisite to ensure a standard in the citizen’s
life. However, at present they are not sufficiently provided in the study area to
meet the standards required by the criteria of Cipta Karya, DK and PERUM

PERUMNAS*. In the area, land acquisition to improve the community facilities
is very difficult because of the high density of houses and lack of open spaces.
Provision of the adequate community facilitics should be pursued through the urban
renewal project, ) '

In order to utilize the urban land efficiently, it is recommended that the public
fFacilitics such as schdol, meeting place, kindergarten, health center, mosgue and
library should be built in a complex building or in the lower part of high rise build-
ing as shown in Fig. 3—7. '

LEGEND
@u-vam SECONDARY ROADS
@.m-....-. MAJOR NEIGHBOURHOOD ROADS

UNLESS OTHERWISE
NOTED TOm {ROW)

<§1 WU RAIL WAY

Em. STATION- PLAZA
18
Mﬂ MANGGARAI STATION

R.O.W .RIGHT OF WAY

Fig. 3—6 ROAD NETWORK

* The criteria for community facililics are explained in the Appendix of Vol. [ General Consi;
derations.



High Rise Building

Dwelling

A Complex Bullding

Other: Public A>
Meeting Hali,
Haalth Faellities,
Giflces

Eilementary 'Schoel,

" Elamentory School, Playlot or Playground

1

]

§
Kindargartens, , In Common Use Kindergartens,
Post Office, ste ; Mosquas,

1

1 Shops.

Fig. 3—7 INTENSIVE VERTICAL UTILIZATION SYSTEM

3.1.5 Proposed Urban Renewal Methods

Proposed urban renewal methods are categorized into se\}en classifications, namely;
(Ref. Fig. 3-8) :

— Station plaza/commercial district (CD) nrban renewal,
— CD/housing urban renewal,

— Housing/NCD urban renewal,

— Roid-sidefriver-side/NCD/housing urban rencwal,

— Reserved areas for future urban renewal,

— Replotting development for the resettlements, and

— Preservation area.

Station plaza/commercial district urban renewal {a)

Multi-story commercial buildings will be constructed adjacent to the station plaza.
The commercial district will be attractive for a large-scale commercial area, having
good access to and from the railway station and other transportation such as public

buses, passenger cars, elc.
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Expected commerci_ai floor areas will be determined in accordance with future
demand results, Existing drainage canal (Saluran Air) will be partly relocated along
the new road of 25 m ROW. ' '

CD/housing urhan renewal and Housing/NCD urban renewal (b) & {c)

Multi-story buildings with lower parts for use of commercial and business scctors
and upper parts for use of residential sector will be constructed in these arcas.



Road-side/river-side/NCD housing urban renewal {d)

Multi-story buildings with the lower par’té for use of pasar improvement project and
the upper parts for housing will be constructed. Infrastructure works such as road
widening and river-side improvement will be carried oul together with the multi-
story bliil(lings;.

Reserved areas for future urban renewal {e)

There are three reserved areas for the futurc urban renewal. The first is located to
the north-east of the study area next to the road-side/river-side/NCD/housing urban
renewal. In future this reserved area may be developed in a way similar to (c) Hous-
ing/NCD Urban Renewal.

The secon_d reserved area is situated to the west, facing JI. Dr. Sahardjo, and urban
housing development may be proposed if PT. Wahana Bhakti Utama who owns the
triangle of land, agrees to sell the land to the Implementation Body. '

The third reserved area is located to the east of the study area where rail repair
workshops are presently being operated, and this land is about 19 Ha with very high
potential for urban renewal. If the land can be use even partly for urban renewal,
Manggarai could be the nucleus of a commercial district with sub-centre functions
and modern urban residential areas.

Replotting development for resettiement (f)

There is a vacant kand of about 2.0 Ha in the southeast of the study arca presently
owned by PIKA and with very high potential for replotting development. It is
hoped that replotting development for the inhabitants who are obliged to move
out can be reaccommoadated in this place, after PIKA’s consent to utilize the land.
Mid-rise building-apartments or maisonette type housing will be planned.

Preservation areas (residential block development areas) (g)

Infrastructures such as water supply, drainage system, n_eighbourhood roads, foot-
paths and playlots will be gradually developed in order to upgrade the living environ-

ment in the area.

In connection with the improvements of these infrastructures, bad or moderate
houses will be rehabilitated and rebuilt on a spot-by-spot basis. Especially, to main-
tain the human touch community characteristics KIP-Type footpaths togethei‘ with
playlots will be actively developed. In other words, entry of cars will be controlied

in this area.

3.1.6 Construction Cost Estimates

The construction cost to be involved in realization of the structure plan was roughly
estimated at the prevalent price in December 1982, and any inflated cost including
interests was excluded from the construction cost. The results sre summarized as
Table 3—9 and the details of assumed housing and commercial buildings are shown
in Table 3—10 and Fig. 3—11. Although land cost is estimated as shown in Table
3—9 for reference, it may not need to be counted in‘ the case of right conversion.
The cost must be subject to reestimation depending upon the method to be adopted
for actual implementation.

Table 3—9 THE CONSTRUCTION COST

t Apaount

Sub-Projects ileill, Rpe Remarks

1 15,2 ha
42,103 & Including en-site infrastructure

Urdan Renewal Housing !
& Comgercial Building :

Station Plaza : 837 : Morth - 0.46ha  South - 1.0ha
River Side : H

Nater Front Improvesent @ 311y i=370s
Xunicipality Read H 331+ Plamned by DXI jakarta

: : Including the half of Jl. Ssharje
Other Road H 3,370 1 &,100% of tatal length
: t : (w= 250, 208, 132, 108 )

Hajor Foolpath ! H . :

in the Preservation firea ! 320 : xith gutter w=2.5a 1=1§00s
Play 1ot ! . H

in the Preservation Ares i 108 2 2,300 sq. aeter x 4

firteriai Orainage 272 : Planned by Cipta Karya

Other .Draina.ge H 1,415 1
¥ater Supply : LY
Land Cost 21,84 : 2b.0ha [ncluding coapensatin
: H ¥ land preparation
Tetal H 91,388 )




Table 3--10 BUILDING CONSTRUCTION COST

Site Floor drea  [(sg. a.} Cost [(aill. Rp.)
Mo.  frea - - ’
that fousing Coeserc.  Sacial  Building  Infra. Total
1 L0 - 35,000 - 1,477 334 7,811
L0 - 15,000 - 7,471 534 1,811
Iz 64,800 11,500 L 11,055 »nr 1.2
i LB 31,300 4,000 00 3,935 558 1,493
308 14,100 1,500 {00 1,733 248 2,001
L -1 - - 4,200 510 M3 - 855
T L5 - 29,700 - 300 S 28 465 3,986
8 2.1 41,000 - 1,000 4,384 451 3,035
¥y 2.0 40, 200 9,000 B0 19,524 89 1,212
1 0.4 17,000 3,600 400 3,358 206 3,584
H 0.7 22,700 H,800 - - 3,682 pLl| 3,923
111,400 8,500 97,274 4,827

Total - 15,2 280,800

42,103

Nole : Land cast is excluded

Fig. 3--11 BLDG. CONSTRUCTION SITE LAYOUT
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3.2 SELECTION OF THE PROJECT SITE FOR FEASIBILITY STUDY
3.2.1 Criteria for Selection of Sites

General

Essentially, a decision on selecting the sites to be renewed or redeveloped should be
based on the dual argument of necessity and possibility of the project.

A determination on necessity is derived from urban planning considerations, whilst
that on possibility is related to the institutional programmme for the implementation.

Accordingly, a procedure was adopted in which the study on alternative sites is
based on a view-point of necessity, whilst evaluation of the alternatives is based on
the viewpoint of possibility of the project.

Morcover, it is important that the sites selected in this study should be adequate for
a pfoject also centering on housing renewals. If the other projects such as a station
plaza development and a large-scale commercial project are evaluated to be necessary
in the context of the structure plan for the study area, these can be considered as
equally inportant projects to the housing renewal projects.

The above general concept and work flow charf are shown in Fig. 3—12.

Possibility ef Urban Renewal

Projects from angalvsis of Projects by easemeni of im-

prasent conditions plementation anc Priority Pro-
I : gramres

Necessity of lUrban Renewal

i
i
b

Selected Sites | P
Proposed for FfS Sites

Study on
adequacy of Brban Renewal
Housing Project

Selected Ff5 Sites for
Grban Renewal Nousing

Project

Fig. 3—12 WORK FLOW CHART: SELECTION Of THE SITE FOR F/§

General Preconditions for Criteria

Some general preconditions are taken into account in selection of F/S sites and these
are as follows: :

- An optimum size for the project site should be recognized from an implementa-
tion point of view as well as from an urban planning viewpoint.

The Study Team considercd that at least 4 hectares should be planned as an
entirefy in order to ensure development benefits to the surrounding areas.

It should be noted that a smaller action may be easier to undertaken, but that a
proper development benefit cannot necessarily be expected.

— The arcas anticipated. to change due to the execution of projects such as major
roads, water ways, new ratlway, elc., are better to be nominated as possible sites,
because of the necessity for some countermeasures against the influence of the
projects. '

— The areas already improved by KIP are given low priority for uigent renewal
sites, but in these areas some additional improvement projects should be carried
out if they are necessary.

The above three aspects are basic preconditions prior to consideration on the criteria
for site selection.

Functional Criteria

Before finalizing a decision of site selection, the following arguments should be con-
sidercd from a functional point of view.

(1) The area to be selected should possess an obvious main function or use such as
commercial, housing or industrial use efc., because a clear function will result .
in beneficial development to the surroundings.

(2) The infrastructures fo be developed within the site should be linked with a
wide-regional structure, planned in order to make the best use of development
investments.

Accordingly, the planned system in the site should function as a sub-system of
the entirety.

(3) The three major factors for evaluation of the site are made as follows.
~ Contribution to the priority policics and programmes

- Increase of adequate housing stock
. Station-front plaza



Dwelling Conditions -

for an evaluation of welling conditions comprises

General speaking, the criteria :
—14. Similarly the eriteria for public service

four (4) factors as shown in Table 3
facilities comprise seven (7) factors as shown in the same table.

+ Main road development
+ River side improvement
+ Flood control improvement

» Sewerage improvement
Table 3—14 CRITERIA FOR PHYSICAL CONDITIONS

— Easiness of the project implementation

| i Fact vel For Decision of Adeguacy
+ Land and bldg. ownership actor eve
- N ? Y | 5 . .
Inhabitants’ consent to the project For Dwelling Conditions
+ Coordination with relevant agencies - Dwelling Unit - Age
. -- - 'I-ypé of structure
— Project Finance
. - Scale.
- Efficiency of subsidy : : - pwelling Unit Density - &0 upits/ha and over
+ Efficiency of defrayment - Population Density - 600* prs/ha and over

- Safety and sanitation - From site reconnaissance

+ Revenue-producing project and guestionaire survey

Physical Criteria For Public Serive Facilities
- . . ~ Drainage and Severage - None
An identification of inadequate physical conditions is derived from a relationship - Piped Water Supply - None

between conditions of the public service facilities and dwellings. - Streets Density - 108** and less
) ~ Public Space

The Study Team tried to evaluate a grade of inadequancy of physical conditions T hecessibility ro Hajor
in a correlative matrix between both factors as shown in Fig. 3—13. _ public Nuisance
- Schools

|dentification of physical lmprovement

Public spatial (mainly road) condition to be Planned. X Notes: * The density of Kampung is assumed to be 450 to 600 prs/ha.
Z - {1} Clearance and reconstructicn In the case of more than 600 prs/ha, some inadequacy of
h h . . S
Extremely Rad Mogerate Good (2) {\rea—wide intensive improve- ousing environment is anticipated.
bad : ment *x Deri\{ed from the Japanese definition for inadeguente
N (3) Area-wide improvement housing area.
4 N " )| General . .
Bxc}_—e_me}_y Improvement {4} BRasic infrastructuro improve-
bad i) (5] area ment .
R Y S (5) Partial improvement of In this study, concerning th () " e i ibili 1 2 colee-
> e ;,/‘—_: = R B ing o baitding plot . Y, " .11 g the argument of necessity and possibility for the selec
Bad (2} 3 A7) h:sgovement (6] Streetfroad improvement tion of GXPECth {(IS S!_tQS, thﬂY are macle as fQHOV\’S'.
1 a
(7} Individual improvement of . . )
_ B) g | . | building aad building plot — Necessity:  No KIP area, bad bldg. cluster, temporary housing cluster, bldg.
' 4 P ™ . . . :
f {8) Preservation/renovaticn hlgll clens;ty, road densl{y,
Moderate (4) {6} (%) . .
9) Perservatio RTTR] [T I : .
{9) Perservation . — Possibility: Priority programmes, empty land
N S :
e B
Good {9} Kag‘r‘gg“"“uon . _ _ . .
g ik i ) 3.2.2 Alternative Sites

Fig. 3-13 THE CORRELATIVE MATRIX FOR EVALUATION General
OF PHYSICAL CONDITIONS o .
Three alternative sites for feasibility study were selected sccording to the procedure

shown in Fig. 3—16. The alternatives are shown in Fig. 3--15.
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ALTERNATIVE~1
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i [l arrervarTve-z

:-»,r.‘g //f/ ALTERNATIVE 3

A 13
ot H - —um o Yacant Eand eValuated
LI I" 4 as a substitative land
17277 ... for & rolling systea
B . redevelopment .

Fig. 3—15 THREE ALTERNATIVE SITES PLAN

Alternatives

{1 Alternative — 1

The northern ‘part of the railway station, 2.9 Ha, is defined to be alternative—1.

This area is a high density and time-worn market area, and inside of the market a
slum is existing.

In accordance with the encouragement of the Manggarai rallway station, th;s area
should be renewed so as to make the land use more effective.

Moreover, the present population density about 1,000 persons/ha and the number of
houses is assumed fo be about 460 units. About 85% of the bmldmgs are evaluated
to be in a bad building condition.

3—-11

{2} Alternative — 2

The selected area faces to the western side of Manggarai rail way station and the car
repair workshop, The area is assumed to be around 4.7 Ha with about 3,200 persons.

Atthough the building condition in this area is comparatively fair judging from the
share of bad buildings 15%, the development level of infrastructure is remarkably
low, ' ' '

“This area is subject to the influence of the railway development, especially the de-

velopment of station-front plaza. In correspondence to the increase of railway pas-
sengers, the accessibility {rom the western area to the station and the connection
between the west and the east areas will be indispensable to be ensured.

In a linkage with that devclopment, a new commercial core should be established
in parallel with housing renewal in thjs arca,

{(3) Alternative — 3

The selected area is around 5.9 Ha and the inhabitants are assumed to be about
3,700 persons.

Most of this area was already improved based on KIP, however, the living environ-
ment is still evaluated to be comparatively bad. This area is also subject to the in-
fluence of the railway development, especially the utilization of the land owned by
PIKA. As mentioned in the structure plan, the potential of land-use conversion to
business and commercial areas is evaluated to be remarkably high,

3.2.3 Evaluation and Selection of the Site
Outline of the Alternaiives

Prior to the evaluation, various actions incorporated into each alternative are identi-
fied and after that a comprehensive decision will be made on the selection.

Conceivable major projects involved in the alternative sites arc integrated as shown
in Fig. 317 and Table 3—18. Asis evident in the same figure and table, the project

 of Alternative 1 includes the water front improvement of the Ciliwung River as weil

as the housing and commcrcial development and the station plaza development. The
water front nnprovement is better to Lompme a bank improvement and a project
for reduction of water pollution.

Alternative—2 includes several relevant development projects such as a station plaza
and commercial building development.
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In the case of Alternative—3, several methods of housing renewal arc conceivable
stage by stage, considering the ulilization of the existing vacant land of 2.1 1la
facing to the southern boundary of this site. -

Selection of F/S Site
The decision on selection of the F/S site basically depends on the kinds of domi-

nant planning policies (Ref. Table 3—19).

Table 3—-1% SELECTION OF F/S$ SITE IN ACCORDANCE
WITH DOMINANT POLICY

Case of Domipant Policy Alternative{hlternative{Alternative
i 2 3

i

a. Housing Renewal @ : o
a. Development of Infrastructure
[ Encourqgement of Urbam func-

tion or Facilities @

i. Countermeasure against pre-
sent problems L

]

. Countermeasure against anti-
cipated future problems

f. Financial Feasibility

3. Fasiness of Implementation ®

Generally speaking all the projects to be proposed in Manggarai arca are related
with the encouagement of railway station function. The necessity of formation of
a sub-centre merﬁionéﬂ in Lhe structure plan is also derived from the context of
development of the intensive railway system.

In this meaning, a decision on selecting the F/S site would rather be based on not
only the characteristics of the locations but also casiness, possibility and timing of
the implementation.

The following are basic considerations for the decision:

-- The project of Allernative 1 and Alternative 2 are suitable for a model of the de-
velopment of a railway station front area to cope with the future mass-transpor-
tation network system. _

— The project of Alternatives 1 and 2 are more beneficial if executed in relation -

with the station plaza development, because of a commercial encouragement in-
corperated in the project.

3—-13

— The site of Alternative 3 has already been improved with KIP, so that the renewal
of this site is not so urgent compared with Alternative 1. '

— Basically the project in Alternatives 2 and 3 are related with the utilization of the
land owned by PIKA and the land-use conversion of that land is'indefinite_ at pre-
sent. A scrics of discussions for adjustment is necessary between the relevant
authorities but meanwhile Alternative | can be independently executed.

— In the site of Alternatives 2 and 3, several useful redevelopment methods can be
attempted. However, development of the area should be implemented under a
long-term programme, and simultaneously sufficient and continuous administ-
rative guidance and budget is indispensable.

On the other hand, the project of Alternative 1 is an appropriate scale for action
and it is expected that the completion of the project will contribute to the devel-
opment of surrounding areas because of the formation of new commercial core.

The alternatives were cvaluated in accordance with the criteria, as shown in Table
3-20. '

Consequently, if taking importance to pc’;sé;ibility and easiness of the implementa-
tion of the project, Alternative 3 is better to be selected. However, if accounting
much of the project finance Alternative 2 is to be sclected. If taking into consider-
ation necessity, Alternative 1 is better to be selected.

Especially in the case of Alternative 2, the pléhning consensus for the station plaza
with PTKA should be obtained prior to the site planning,.

3.2.4 Selection of Site for Feasibility Study by the Government

In April 1983, JICA received the official notice on the Government’s decision on the _
site for the subsequent feasibility study in Stage H; i.e. Alternative 3 in Manggarai.

Of the three alternative sites recommended in the Inferim Report, the Government

ultimately chose this alternative taking into consideration the following points.

— In the light of the absolute shortage of housing in urban arca, priority should be
given to the housing development that may be realised by the implementation of
Alternative 3.

<

— Prior development of housing can provide a “receptacle” to accommodale the
people who will be affected by the future implementation of Alternative 2 which
involves major infrastructure impirovements such as station-front plaza, access

roads, and rechannelling and reconstruction of the Saluran Air.



— Alternative 2 should be planned and implemented in close coordination with the
PIKA’s improvement programmes of railways and the Manggarai station; however,
those programmes have not been materialised yet and remain to be seen,

— The implementation cost to be involved in Alternative 3 is relatively small as com-
pared with othe alternatives.

The Government decision was, however, modified to expand the area for develop-
ment of station-front plaza including some commercial functions (eastern half of
Alternative 2), as a result of the discussions with the representatives of the Coordi-
nation Committee and the Steering Committee of the Government. This expansion
of the site in Manggarai was considercd to enhance the economic benefits of the pro-
ject which may enable “cross-subsidization”, and to generatc significant impacts
over the surrounding area towards future redévélépment:as s sub-centrc of the city.

In the course of the subsequent studiecs, the site in Manggarai was further slightly
modified with the acceptance by the Government, taking into consideration the
present conditions made ‘clear by the physical inventory, as well as the necessity
to realise more officient cross-subsidization within the project.



Alternatives Present Conditions Proposals Implementation Cost $ Method
ALT-1 Area Affected by the Project 2.9 Ha . Implementation Cost: T bill. Rp.
Site Area for Hlousing & Mixed Use Bldgs.: (:)Urban Renewal Housing (Mixed Use) 3 0 >
2.0 Ha @Road T Tdotal cost jo—m-—n
Population Affected by the Project: 2,900 PP (:)Drain1ge 4 Sewerage (:) fi Recovery -I
S 2 ¢ Se E L a
Existing Floor Area: 16,460 u A 1id
o e ! (:)water Front ) purden Charge | ubaidy
Existing Buildings: (5) station Plaza (:) ;] DKI
Mostly housing with shops on Jl. Stasiun
Manggarai . . .
{in bad condition: Floor Area Ratio 350% (:) ] Cipta Karya
O) | DRI
1. Stasiun M i :
Ji. Stasiun ar?c:[a{a‘x; @ :] DKI,PJKA
55 .
- | Method: Road-side Redevelopment Project
. + Implementation Type Renewal Project
with Improvement of Ciliwung River & Manggarai Station
Plaza Development
ALT -2 Area Affected by the Project: 4.7 Ha | - . . I]mslementation Cost: bill . Rp.
Site Area for Housing & Mixed Use Bldgs.: (:)Urban Renewal Housing{dixed Use) 10 5 0 5 10
2.2 Ha @ Road v T v ' r
Population Affected by the Project: 3,200 pp | (3)Drainage & Sewerage @ ] recovery
N P . - . bad T 7 .
Existing Floor Area: 25,100 B2 (:)Station Plaza {including Bus Terminal) - Subsidy
Existing Buildings: Commercial Buildin (:). DKI
Mostly Housing. C) reia v 9 ::]
{in bad condition: 15 %) Flo . Rat i 0
P P . or Area Ratio 350% @ J Cipta Karya
@ ] pKI,PIXA
@ [ Recovery DKI,PJKA

Replace & Construction Type Redevelopment
with Manggarai Station Plaza & Station Bldg.

Area hffected by
‘Site Area for Housing:
population Affected by the
Existing.Floor Area:
Fxisting Buildings:

the Project:

1.8 Ha
Project: 3,700 PP
17,200 }.12

¥ompor (stoves) factories and housing.

{in bad condition:

’ x {
Lt e

Kompor Factories

R

. et
. “ 1 -
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Fig. 3-17 OUTLINE OF THE ALTERNATIVES
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Table 3—-18
CALT - )
T e SR PPN I
Private Use Floor 3 14,800 sq. o,
After
Private Use Floer : 52,500 cq. 6.
Mousing Floor & 45,300 sq. o, (19,700 sq. & for Resettiers ]
(14 all F-21 ~~- 2,200 units)
{F all F-42 - 1,100 units}
Coazercial Floar: 7,200 sq. a,
PROJECTE CDST )
: {sill. Rp,}

HURGEM (¥}

[TENRS © 3 TOTAL SUBSEDY CHARGE : REMARKS

ERYIRORMENT [HPROVERERT

Road H I - 321 4 DKl dakarta
Yater Supply H 14 - 14 : PAY
[rainage & Severage 240 - 240 Cipla Yarya
Yater froat [aprov. 3 - 31 & DK! Jakarta
Statien Plaza ER - 213 ¢ OKT Jakarta , PIKA
Social Facilities : - - -1
et}
LAND LOST 78¢ - 283 : DKI Jakartz , PJKA
BUTLDING CONSTRUCTIGN [E1§)
Housing ¥ Coesercial 9,744 1 2,218 o=t (201 % b PERUK
Social & Infra, B e -2 PERUKHAS

{s):Burden Therge by Authokities Concerned
{1):Revenue for Hrban Renewal Project
{s24}:For Adjust Kax. Sales Price of Residual Ficor te be 200,000 &p/sg.e.

Total Project Cost ;17,095 pill.Bp.
r Burd. Charge by R. &, ¢ 283 ['30)
19,500 -——+ Revenue of Resid, F. @ 7,99% {781)
t Subsidy 3 228 2

Urban Renewal Housing :

1,395 —= by Relevant Authelities
1+283)

Relevant Public Work

Subsi¢y f Private Floor = 42,200 fp./sq.a.
Subsidy / Housing Floor = 48,908 Rp./sq.e.

GENERAL CONDITIONS OF PROJECT FINANCE — MANGGARAI

ALT -~ 3

Private Use Fleor @ 20,100 sq, &,

fifter
Private Use floor ¢ 84,140 sq. .
Housing Floor @ 48,400 sg. . { 30,200 sq. e. for Resatilers)
{f AH F-21 --- 2,300 units) :
1Lf ALl F-42 --- 1,200 units)

Consercial Floor: 35,300 sq. a.

PROJEET CODST

{aill, Rp.}

BURDEN{¥)

[TEXKS TATAL SUBSIDY CHARGE ;s REKARKS

EHVERONKENT IKPROVENENT

Road 413 - 685 1 DKT Jakarta
Hater Supply 34 - 34 : PAW
“Drainage & Sewerage 236 - 23 : tipta Karya
¥ater Front leprov, @ - - - -
Station Plaza 287 - 207 3 DEI Jakarta ; PJKA
Station Building 1N « 7,811 v OKI Javarta , PIKR
(£1)]
LAND COST : 857 - 857 & DKE Jakarta ; PHKR
BUILOENG COHSTRUETEON [rez} .
Housing % Cosaercial 10,717 ~ 1,945 -1 { 16,8 ¥ } PERUM
Secial ¥ Infra. t gi3 ¢ -y PERUHNAS

[5)iBurden Charge by futhalities Concerned
{¢#}:Reyeaue for Urban Renewal Project
texe)iFer Adjust Hax. Sales Price of Resideat Flsor to be 200,000 Rp/sg.a.

Yatal Project Cost v 20,543 nitl,Rp.

) r Burd, Charge by R. A, ': 837 { 41
Urban Renewal Housing : 19,378 — Revenue of Resid. F. 114,569 (B&X}
¥ Station Beilding t Subsidy + 1945 10n
Relevant Pudblic Work 1,172 - by Relevant Authelities
1+857)

Substdy / Private Floor = 23,100 Rp./sq.a.
Subsidy / Housing Floor = 48,000 8p./sq.a,

fefore

private Use Floor & 17,200 sq. o, tfor Conversian Right}

after
frivate Use Floor 1 33,800 s¢. o,

Housing Floor & 29,800 sq. e. { 20,400 so. 2, for Resettlers}
{1 A1 P21 - 1,406 units)
(If Afl F-42 -—- 700 umits?

Cozaercial Floor: 4,000 sg.a.

PROJECT COST

taill, 8p.}

BURDEN1H)
TTEKRS :  IDTAL SUBSIDY CHARSE : REHARKS

ERYIRONNENT THPROVEKENT

fioad v 1,718 1,278 « K1 Jakaria
%ater Supply ) H 31 - 51 ¢ PAN
‘Brainage ¥ Sewerage 356 - 356 ; Cipta Kary:

vater Front faprov. - - - -
Station Plaza : - - e -

471 ¢ DK Jakarke

Social Facilities g -
[£1 3]
LAND €051 A LE] - 899 : IKE Jatarta
BHILDING CORSTRUCTION Rt YY) .
Housing & Comsercial - 4,764 1 1,078 -3 0199 %} PERUR
Social % Infra. b44 ¢+ - PERUKNAS

(!:J:Burden Tharge by fAutholities Concerned
(#€]sRevenue for Urhan Reaerzl Project
{ext}iFor Adjust Kax. Sales Price of Residuzl Fioor to dhe 204,000 Rpfsq.»,

Tolal Project Lost 1 19,358 aill.Rp.
r Burd. Eharge by R. A, ¢ 850 (8%
5,408 ——1 Reveaue of Resid, F. ¢ 3,440 (641}
* Subsidy :oH 073 (200}

Urban Renenal .HBusinq H

felevant Public Nork 5,118 — by Relevant Autholities

14590}

Subsidy [ Private Flaor =
Subsidy / Kousing Floor =

34,500 Rp./sq.u.
34,200 Rp./sq.n.
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Table 3-20 EVALUATION OF THE ALTERNATIVE FEASIBILITY SITES — MANGGARAI

ALTERNATTVE 1

ALTERNATIVE 2

ALTERNATI

VE 3

REMARKS

General Conditions

PRESENT

PROPOSED

PRESENT

PROPOSED

PRESENT

PROPOSED

(1)
(2)
(3)
(4)
(5)

Area Affected by the Project, {Ha)
Population

Dwelling Unit.
Housing Floor

Private Use Floor

{Units)

(sq.m)

{sq.m)

2.9

2,900
ND
ND

16,400

2.9
6,500
1,100

45,300

4.7
3,200

ND

ND
25,100

4.7
5,800
1,200

48,600
84,100

5.9
3,700
ND
ND
17,200

5.9
5,000
700
29,800
33,800

*See foobtnote

If all flats are F-42

52,500

Note:

ND: No Data

9]
&

: High Prior

icy

X
! Not Existing

: Moderate Priority -

Low Priority

CRITERIA FOR EVALUATION TFACTORS

1. Contribution te the Priority Policy and
Programmes

(1) Increase of Adequate Housing Stock
(2) Station Front Plaza

{(3) Main Road Development

(4) River Side Improvement

2. Easiness of Implementation of the Project

(1}
(2)
(3)

Land Ownership and Rights
The Resident's Agreement to the Project
Coordination with Relevant Agencies

Project Finance

(13
(2)
(3)

Efficiency of Subsidy
Efficiency of Defrayment
Revenue—~Producing Project

4. Physical Aspects "as necessity"

{1) Reconstruction of New Houses
(2) Improvement of Neighbourhood Roads
(3) Improvement of Public Facilities

C=1 0

I Ot >

0=2 ,

]

o=0

-

o Roke

(@R =

>

3

]
A
A

0O=1

b

A=2

o=1 ,

A=12

THE COMPREHENSIVE EVALUATION

|
T
=

O=6, A=6, X=0

0=k, A=7

, X=0

% The figure "7.0 sq.m/p" is used for residual
floor area..

= Fi
.P}."' P0+ 7.0
Where: P Present Population
Py Proposed Population
Fi Proposed Residual Floor
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