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4.1 PRESENT CONDITIONS

4.1.1 General

As shown in Fig. 4--1_ the project site is situated to the north of the Western Line
and the Banjir Canal, and is bounded by JI. K.H. Mas Mansyur in the west and the
Kebon Melati pond in the cast. Near the site is a public cemetery located to the
southwest of the site. The site is about 3.9 Ha in total, where about 2,000 inhabi-
tants live at present. ' "

The site is characterised as the predominant urban residential arca having the small
neighbourhood commercial area along JI. K.H. Mas Mansyur. 1t is observed that the
residential area occupies about 65 percent of the site. As to KIIP, it has been almost
completed over the site and has contributed towards the improvement of caviron-
mental conditions. However, more environmental improvement is needed due to
lack of public Facilities and unsound housing and land use.
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Fig. 41 PEESENT SITUATION IN THE PROJECT SITE

4.1.2 Population

Tocal population

Total Xo. of houscholds

Average househeld

Population

zize densily
2,000 person 35¢ families 5.7 person/house | 510 person/
hold ~ Ha
4.1.3 Land Use and Building Conditions
Land Use
Unit m2
oads Open Area . . ‘Commercial
Roads - Railway, Comm:lfflty_ Residen- jH o m e Ar e a
Major !Neigh. iiver, Facility | vial Industriall (ghops/ Totbalt
roads | roads Tgiéinal Area |Area |Area Houses)
1,700 | 2,100 6,600 2,050 24,500 1,050 600 38,600
&% 5% 17% 5% 64% 3% 27 100z
Building Use {Ref. Fig. 4—2)
Unit : w2
Houses shopsfilouses Heome EomTuﬂle Totatl
Industry Facilities
17.900 600 1.200 400 20,100
89% 3% % 2% 106%
Building Structure (Ref. Fig. 4—3)}
. Unit : m?
; i
Permanent Semi-permanent Temporary Totalk
10,300 6,400 3,400 20,100
51 % 32 7 17 % 100 %

Building Age {Ref. Fig. 4—4)

Unit : w?
1 -5 years | 6 ~ 15 years | 16 - 3D years | over 31 years | Toral
1,200 6,600 10.100 2,200 20,100
6 % 33 % 50 7 11 % 100 % N




Number of Building Storeys {Ref. Fig. 4—-5) 4.1.5 Community Facilities and Public Utilities

o Unit: Bldgs. -
o8 Community Facifities

Jne Storey LTNO Storeys [ Above Three Storeys | Total

' Community facilities such as religious, cducational and health facilities in and
10$ bldgs 23 hidgs 1 building 137 bldgs 0 y ke i grous, ¢ :

- around the project site are shown in Fig. 4-7. The data 'e,i'ns obtained from Kelurahan
B Vo 1 E 1o % Kebon Melati in Stage I and the physical inventory survey in Stage 1L

No. of Household by Floor Area

: Public Uti!iﬁes
Unit 1 Na, of Reuaehold

Less 20 m ] 21230 @ | 31-42 o° [43-64 m° | 65-80 m” Jover 81 m® [T o ¢ al - Poblic utilities such as piped water (PAM) uty gas pipe and other utilitics are shown
60 ' 63 o 34 25 73 ‘ 350 - in Fig. 2-4. Although a main WMCI pipe is running along Jatan K.H. Mas M(msym
173 187 197 a4 8z 212 1007 : adjacent to the project site. only ten familics are u\mg piped W'lter and the remain- -

: S ing families take water from wells:
Note: The facts mentioned above were derived from the physical inventory survey

carried cut in the beginning of state 11.

-
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46 EDUCATIONAL FACILITIES

+ .Kindergarten "5TK”

s Elemsntary Schoal :SD'
. Junioe High School “ SWMP®
: Senfor High School © SMAT
University / Acadami

Scheol For Muslom

K RELIGIOUS FACILITIES

4.1.4 Road Network and KIP

Road network and KIP in and around the project site are shown in Fig. 2--10 and
Fig. 211,

T eaemn

As explained previously, KIP has been almost completed over the site.

K1 Mosqua
[ T [ SM: Small Mosqua
—- Project Site C» Church -

- € HEALTH FACILITIES
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CH: Child Birth Hospital

¥ SHOPPING . FACILITIES

M : Morkat
D Drugstore {Apotik)

@ PUBLIC ADMINISTRATION
P : polica Oltics

W

H
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= \‘,L—"‘r A Adminisirglion  Suildin
& A e — . ] . . v
£ \‘\a\ * . : TR - ¥ PARKS OR OPEN SPACE

n . P pork

5 - . 0. Open Spuce

1‘: . \\ . ) . . SH: Sport Hall

55 S Fig. 4-7 COMMUNITY FACILITIES

LEGEND :

, : 4.1.5 Socio-Economic Conditions
= KIP : '

c—==  FOOTPATH Age Structure
Tht, population (hstalbutlon in chon Melati is shown in Fig, 4-8. There i_S s ore
' ' ' ' doml an f . . .
Fig. 4-6 KIP (Kampungs Improvement Programmie) : nance of the younger 2t,m dnon and more than half-of the

. population are less
{han 17 ymls old. - '
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OWNERSHIP ON LAND AND BLDGS
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Population Ratio by Age Group and Sex

Agé Group | O = 5 6.~ 11 [12-17 |18-23 | 2430 [31-40 |41-55 [56- |Toral
Male | 8.1 8.2 7.4°0 6,81 8.1 5.2 3.3 2.0 49.2
Female 9.4 9.6 8.1 | 8.0 6.4 4,5 3.1 | 1.7 | 50.8
Total|17.5 | 178 | 165 | 14.8 | ya8 | 97| 6.4 | 3.77|100.0
AGE GROUP
\ L; 56 v
MALE l2d 5 7 FEMALE
33% 155 3.1 %
52 % |31ea0l a5 % _
r 8.1 Y% | 2430 6.4 % AI
[ 68 %|m23| 80 % ]
J 7.4 %12 w17] 81 % . l
[ ‘ . 82 %|6 w 11] 9.6 % y J
| ] . B %0« 5| 9.4% : . : . _l

Fig. 4—8 - POPULATION DiSTRIBUTION (POP. PYRAMIDE)

Job

The most common OLCUpdthﬂ is private employec and thls is 24% of workers.
Second is labourers, followed by retailers.

- Kind of Job
Clvil Private "Labourer, Retailer Pensioner | Others Total
Servant Employee N :
12% 247 22% 18% 7% 17% 100%

Household lncome and Expend|ture

The distribution of houqthold 1ncomc and expendlture is shown in Fig. 4--9. The

average monthly income. is Rp.

The ratio of civit sewants is only 12%. '

95,600 and the average monthly expenditure is

Rp.lOO,TOO. The shortagé of ingome may- be caused by the sccondary income that
the inhabitants did not report. About the half of households have monthly income
of less than Rp.70,000. Only ?0% of houscholds have expenditure for housing and

the average houschold expen(htm

Housing Expenditure Ratin to Income

¢ for housing is Rp 8 000 or 12% of their income.

Religious

Unit: No, of Household
- 5% 5 - 102 | 10 - 15% {15 — 20% |25 - 30% _30'~ 35% {35 - | Total’
34 14 - 11 0 B 1 5 70
49% 20% 16% % 7% 2% % 1007
Islan Christién Hinduism { Buddhism | Others Total
96% 4% 0.2% 0.3% 0% 1007

Social Activities

More th'm half of inhabitants emoy voluntary dbtl\'ltles koran readmg, lottery and

festival. More.than 80% of inhabilants have good relationship with their neighbours

and the ratio of inhabitants who have a bad relationship is only 1%.
Ratio of Favourite Social Activities
Lottérj Koran 'Vol?n?ary Recreation QUlt?ral_ Festival
. Shetivities teeting
0% | 87% 89% 31% 30% 58%
S il

- Economic Activities

The ratio of inhabijtants who have g business in their home is 18%, and there are
many hawkers who work in the nelghbourhood

Number of Busuness in Hgme

Unit: No. of Business
' | Home | Business -
3 i st i | - t Total
Shop Handlcra.f_L Industry Servlc_es Workshop Office Others | Tota
34 1 7 14 1 0 1 58
58% | 2% 12% 24 | 24 | O | 2% | 100%
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Urban renewal Sense in the Project Site

About 85% OE the mlmbttdnts fecl thdt the living environment %hould be improved
through mban renewal project. As to resettlement ratio, approximate 75% of the
inhabitants like to live in the ong,mdt place after the urban rencwal project.

4.1.6 Ownership on Land and'Bu_ildings

Ownership on Land {Ref, Fig. 4--10)

As a result of analysis.of land O\Vnet_'sliip, about 85‘/0 of =bu:il'disu.j:_loi aren is covered
by Hak Milik which is the strongest and the fullest right to the land.

N Unit: m2
- : .. ..o | Right to ‘ -
Right of Ownership Righf.pf Lease Ci%tivate?' Total
(Hak Milik) ‘(Hak'Sewa}=f . (Garapan}
With Without {Private| State| States
certificate certlflcate land ~land | land
4,700 ‘14,400 1,000 {1,600 4,400 26,100
18% 55% 4% 1 6% 174 - 100%

Ownership of Buildings (See Fig. 4—11)

Unic : Né..of Household

Oun House House Rent : House Contract Lodging _(hanger 'on): Total
218 28 52 52 | om0
- 62% ¥4 1 .152 5% 100%

Note:

results in Stage 11

The data mentioned above was obtained from the physical inventory survey

4.2 IDENTIFICATION OF PROBLEMS

The following are the major problenis taking place in and surrounding the project
site and they are also shown in Fig. 412,

— A llvmg environmient problem is seen in the |)10_|<.‘t;t arca .due to dense and physi-
caily unsound houses.

— Water pollution problem in the Kebon Melati pond is seen, because the waste
water and scwage generated by the surrounding house is discharged directly into
the pond. '

— Water pollution probiém in the Banjir Canal is also seen because a lot ol garbage
is itlegally -dumped on the live'l bank. Moreover, many illegal temporary public
toilets are found. on the river bank. The Banjir Canal is used as a source of city
water supply and an intake i is located at the low reaches of the site.

— Tre 1f1(, congeﬂt:on is seen at the railway crossing.

- Squatters and siums are seen in the railway right of way located to the south of
the pioject site.
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43 PRIORITY PROGRAMMES

Six priority programmes have been designated in and surrounding the project site, as 1
listed below and shown in Fig. 413,

: . : Implementation : -
Name of Priority Progrimme Agencies Implementation Schedule

New Karet Station Project PIKA Within 5 years aé'co’r:ding to
: the railway Master Plan

Station Plaza Project PIKA & DK Within § years in linking with
: New Karet Station Project.

New Road Construction - DKI1 Not decided yet,
along the Western Line

Rouad widenting to 47 m DKI Not decided 'y'e!.‘ |
in J1. Mas Mansyur :

Sewerage Systcm along : ~ CIPTA KARYA Not decided yet. '
the Kali Malang (The
Banjir Canal}

Ring Canal Sewerage System : PKI Not decided yet,
Project, along the Kebon
Melati pond.

NEW KARET STATION PﬂOJECT
"WESTERN LINE" PJXA

1] L 'L,
TR e

/ | ”"?’j’f%_lfT

CIEIR S
- JRING CaXAL S‘NI“.RJ\GF ‘-'.‘(STI:’-{
r’RUJLCl .\.N.HR Dkl .]M(ART 3

(ROAD WEDENING TO &7 M' Ly q-
LBET JAXaRTA

JNEV HOAD CORSTRICTINN. ;
OKL JARARTA - -
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. th’r.?.)\ E 5‘1‘”7 !

Fig. 4~13 PRIGRITY PROGRAMMES
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51 FORECAST OF FUTURE DEMAND
5.1.1  Future Demand of Commercial Floor
Trade Area

Mejor markets around Kebon Melati area arve shown in Table 5—1.

fhe primary trade area s determined by a walk-in area and considering the eqgui-
distant arex amongsi all the markets around the developing site.

The secondary trade area is determined by the boundary which has the equidistance
between the central and city markets.

The primary and secondary trade areas are shown in Fig. 5-2.

Table 5-1 LIST OF PUBLIC MARKETS SURROUNDING
KEBON MELATI

No. N a ® o Classification Distance fr?m F1001‘2Area Nf). of
Kebon HMelati (m) {m*) Shops

T_ _';3;—'3; Abang Central 1,400 33,462 4,138
2. Cikini Central 3,000 7,700 354
3. 51lora Regional 900 2,700 341
4.1 s1ipi Regional 2,500 3,080 420
5. Palmerah Regional 2,500 ? ?
6. Lonter "INPRES™ 700 ? ?

Sales Potential

(1)  Estimate ol Sales Amount

Isble 5 3 shows the sales amountt from the present primary and secondary trade

ared.
Population growth ratio in Jakarta is estimated as 2.9% per annum in the period
1980 through 1995, and 1.9% per annum in the period 1995 through 2005, (Source:
DK Jakarta Master Plan 2005).

Assuming that the population in the trading area of t.hC new commercial developing

will incresse according to the same ratio of whole DKI_Jakarta, the montihly sales
amount is estimated as Rp.783 million in year 1995 and Rp.945 million in year

2005,

Fig. 52 SURROUNDING EXISTING PUBLIC MARKETS AND TRADE AREA

@ CENTRAL MARKET
O REGIOMAL MARKET
PRINARY TRADE ARE A

SECONDAHY TRADE LREL

Table 5—3 SALES AMOUNT FROM THE PRESENT PRIMARY
AND SECONDARY TRADE AREA
Primary Secondary " .

Trade Area Trade Area [otal
Area - 80 Ha 500 Ha 630 Ha
Population 17,600 123,200 140,800
Total Consump- Rp.255 Mill./ Rp.1,786 Mill./ Rp.2,505 Mill./
tion for CGeneral month month month
Merchandise
Attractive Ratio 60% 20% -
Sales Amount Rp.153 Mil11./ Rp.357 Mill/ Rp.510 ¥Mill./

month month month




(2)  Demand Torecast of commercial Hoor

Al present, there are only a few small retail shops in the site. But in future, new
commercial tloor will be required because of houschold consumption increase and
other developing in the site. '

The required commercial floor area would be about 5,100 sq.m. for the primary

and secondary trade arca estimated under the presc-'n{ condition.

Of this commercial floor area, the area for the pum.ny tmdc accounts EOI 30% ol

the total floor area or 1,500 sq.m. wou!d be dcwlopcd as low-class shops which’
sell food, famity clothes and other daily ‘commodities.  Another 70% of the total

floor area or 3,600 sq.m. would be developed as middle or high—class shopping aréa,
which would attract the customers frony the secondary trade area.

The above figures are calculated on the p:cscnt conditions. Au,osdm;, to thc future
population increase in the trade area, the trade would expand, and the dumnd of
commercial floor would increase. Even consr(lermg the populataon increase, it could
grow 1.5 times by the year 1995 and 1.9 times by the year 2005.

5.1.2 Future Demand for Business Floor Space
Location of Office Building in Jakarta

More than half of the existing office buiid.ings are ldcatcd along the main roads.
In addition to this, many office buildings are now being constructed, and most of
them are focated along by J1. Jendral Sudirman, H. Gatot Subroto and Jl. Rasuna
Said. '

Potential of Business Floor Development

The urban renewal arca in- Kebon Melati is located Ialo_ng J1. Mas Munsyur which is
planned to be improved as a bypass of JI. M.IL Thamrin and the site will be con-
nected to J1. M.H. Thamrin by new road devciopment at the same time as new

commercial development.

The future potential of business floor development will increase remarkably.

5.1.3 Future Demand for Housing

Classification of'Housin‘g Bemand

Housing demand in urban renewal project is classificd into two kinds. The one is
internal demand for rehousing and the other is external demand on private housing

uand public housing.

Internal demand is for resctticrs who

are the people involved in the arca affected

by the urban rencwal project.

' Housmg demand in Kebon Meiatl

at [)i’Oj(.’Lt some of the 111hdb1lants wish to dislocate to

Gcnem!ly in the u:b'!n mnnwa
after renewal.

other places for some! tc(ason or othm without :e‘;ctthng, in the places

- According to the nsults of socio-cconomic survey, the <1l'lllClpdl€Ci dislocation rate

is "b”’

‘However,. housing space is required to be provided sufficiently in preparation for the

contingent case in which all of inlwbitants wish to r'cscttle.

The number of houscho]ds actually blli’\’(’.‘)’(}d in_the site of Kebon Melati is 350 and
housing floor area is 17, 930 sq.m. nspcatwclv Recognizing the fact that in many
houses two or more houscholds are living Eogctht‘r housing units required may be
less than the number of houaeholds whilst housing floor area should remain the

same or become larger than the present one.

5.1.4 Future Demand for Community Facilities
Demand of Community Facilities based on the Criteria

Tab!c 5—4 shows the needs based on the criteria of (1pta Karva. DKl Jakarta and
I’FRUM PERUMNAS.

Itis the feast of all that based on the criteria of PERUM PERUMNAS.

Table 5-4 COMMUNITY FACILITY AREA BASE:D ON CRITERIA*Y

Cipta Karya DKI Jakarta PERUMNAS
7 0 .
2,000"%) 2,000" *2) 1 300" (4 na)
Playground 0.2 Ha - 0.1 Ha
Kiosk (0.07) - (0.05)
Kindergarten 0.16 0.13 0.1
Elementary School 0.3 0.2 -
Others - — -
Total 0.66 Ha 0.33 Ha 0.2 Ha
*1) * Cipta Karya, DKI, Jakarta, PRRUMNAS

‘ Guidelines o
.%2)  Number of Population

*3) Numbe_r of Household



Actual Community Facility 'Area :

The community l(ltlll[y are actually provided iniTanah Abang dnd Kebon Kacang
projects, is much lower than the ultum of l’l:RUM l’k RUMNAS (Rcl Vol. I-7.5).

Taking into LO]‘lbl(ilethll this fact, it may be ter alablt, that. the Lommumty facility
area provided in the irban renewal area may not newssauly meet the criteria.

5.1.5 Future Demand for Station Plaza in Year 2000
Railway Passengers at Karet Station

Kehon Mclatl is adjacent to the Western Lme dnd is loctit(:(l between [’ht Lmstmg
Tanah Abang and '\Ltl}ggaml st(mons

There are three stations proposed between them and in Kebon Melati,-the proposed
station is called the “*Karet Station”.

Existing

Tanah abang I

Kebon_Melati

Existing
| s et | r‘_"— - =/ T T -
| Karet j—— pukuh. '— 9 Mampang ——{ HManggarai
L — ih.
C p— e — e e — j I D R F— —————
| - : | . :

Proposed stations

To Manggarai R
31,000 passengeis/day

Railway passenge
(iﬁfz“(r)‘(l))é)ﬁ) RenEets To Tanah abang

Source: JICA rcporf Fébr{mry 1981

l28,000‘I)a_ése|1gers/(lay ;

The Karet station is muLh smaller than the Manggarai station and 1ts pdsscm,us ‘who
get on and off at the station is estlmaled as 10% of the estimated 128 ,000 passen-

gers/day.
“The calculation is,

128.000 x 10% = 12,800 persons/day in Year 2000.

5--3

‘Peak-hour Passengers

As calculated in the case of Manggarai, the following figures are used:

S Comentlahon of passonguq to peak 2 homs © 354
~ Time of passenger usmg the station p!dld (average) 10 min.
— Additions of non-railway us‘us D 10%

Then, the number of the station plézz{ users (Np) is;

© 10 min.

‘Np = 12,800 x 35% x 2 hrs. (120 min.)

x F1 =400 1)51'50115/!0 min.

Proportion by Traffic Modes

The proportion is applied in the same way as in Manggarai.

Public bus . 4(_}%'
Pr watL car - 20%
Taxi . 10%
Pedestrians - 30%

Users of Each Traffic Mode '(_400 persons'}

Public bus 400 x 0.4 = 160 persons

Private car 400x 0.2= 80 persons
Taxt 400 x 0.1 = 40 persons
Pedestrians 400 x 0.3 = 120 persons

Numbers of Vehicles to be Parked

The same ﬁglli"ﬂS are applied as in Manggarai.

— Public bt:s (Bﬁses to be pztj‘kcd‘. 80%)
Required n_uun_ber of_.pﬂfking: .Nb

= : - - = J
Nb 160x 0.8 x 5 persons/bu_s 4 No.

— Private car _
Required number of parking: Ne¢

|
2 [)(‘I‘;O]'IS,/LJI

NC"SOXO]X =4 No.



- Faxi
Required number of parking @ Nt
1
Nt=40x 03 x 5————s—— = No.

2 personsfcar

Required Parking Spaces

— Public bus

Minimum parking space per bus b =90 m?
Required parking space of buses : Pb '
Ph=Abx Nb=90x4=360m?

— Private car
Minimum parking épacc per car Ac=20m?
Required parking space of faxis : Pt

Pt=Atx Nt=20x6=120m?

Required Space for Pedestrians :

Pp=2x120=240 m*

Summary of Required Space

Pp

Summary of required space is as shown in Table 5-5.

Table 55 REQUIRED SPACE FOR STATION PLAZA

For Space - Rematrks
Bus 360 m2
Car - 80 m2 _ R
Taxi 120 w2 (A) = 1,200 m2 in total
Pedestrian 240 m2 : :
Access roads 400 m2 J
Greenery
- and 360 m?2 (A) x 0.3
Open space _ '
Administration 360 m2 (A) % 0.3
Total 1 ,920 m2

For the design, total 2,000 m? slzllionmﬂ'qnt'piuzu is provided.

5.2 STRATEGY OF THE URBAN RENEWAL

52.1 i-ormatlon of District Centre

In the plOJt,Lt p]dnnmg, KLbOI'l ML[dIu is chdidctcmcd as one of thc district centres

in urban residential areas of Jakarta.

To the south of chon Melati, a new Shlti()n nanied lx.utt 15 pIdnm’d by PIKA in
line with the development of the Western Line: the new station :md the siation-

front [')ldéd will be. developed aumdmgly

}urthumom when™ the new road ruunmﬂ souih of the site is compluted more
people will be attracted to visit this au,z_l and Kebon Mclati will take a more impor-

tant role as a city district centre.

52.2 Improvement of Public Facilities
Major Roads

— Expansion of JL. Mas Mansyur from the existing 24 m fo the planned 47 m with
the result of expansion towards the site by 12 m. '

- New construction of the road along thé north of the Banjir Canal having a right-
:01 way of 18 m. Tlns requires o bridge over the existing pumping station of the
Melati pond.

Station-front Plaza

Estimated numbet ol railway passengers will be 6,000 persons per day and the size

© of the staton-front ptdm required is about 2,000 n?

Neighbo_urhood Roads -

Neighbourhood roads or"pcdestrian mall will be provided along the perimeter of the
sitc or along the boundaries between different Lmd uses. The width of the neigh-
bourhoaod I’Oddb are 8.5m.

523 Improvement of Housmg and Bu;ldmgs
|mprovement of Urban Middle to High rise Flats

Consideration was mdck on the- toHowrnfI two dﬁputs.'

— [n the ll]bd_i‘l renewal design, more than the existing floor space is o be provided
considering the casc where most of the inhabitants want to resettle in the same



place, Consdque’nt]y,_ the proposed population may possibly remain unchanged,

— Flats for sale to :outsid_e,__ midd_le to high-income people, or for rent to those who
are to move out because of other development projects.

Commercial and Office Buildings Along the New Road

According to the market research of the commercial demand, the following
“revenue-producing” buildings are introduced in the design. ' :

- Commercial building
— Office building

Public' Buildings

The foliowmg public bu:]dmds w:it be prov;ded according to the survey of publlc- :

bu]ldmgs demand.

— Kindergarten’
— Meeting hall
— Mosque
_ Library *!

#f-  Not specxfmaliy specified i m 3 the requuements but prcferred in view of social_apd cultural

needs of the area.

5.3 ' PRELIMINARY: URBAN RENEWAL DESIGN

531 Desugn Concept (Ref Fig. 5—-6)

| -Supply of Low- c()st Housmg and Adequate Commumty Facilities

— Together with low-cost housings, public open areas are des;gned in the centre of
thL praject site.

e Alouncl the publlc, opt,n ared, commumty Facilities (Rel 5.2.3) are. ai]ocdted S0

“as to serve not only for the inhabitants of the site but also for thb mh'lbllants in
the newhbourhood :

~— The publu, open area is also planned so that the inhabitants living north of the

SJte can use it as pedestndn access to the stat.on
Develo'p'me'nt of Commercial and Buéiness Féci!ities

— 2 storey shoppmo !'ﬂd]lS are clemgncd as newhbomhood shoppmg ceqtres.
— A 12 -storey. office building (puvate use floor: 11 ,000 m?) is dcmgmd in the lot
ad_laccnt to Ji KH ‘Mas Mmsyur (Mam Road)

lmpmvement of the Water Front of the Melati Pond -

_Watgr t"ront palk is desngned to p10v1de an anienity f01 the inhabitants. .

'5.3.2 Detail of Design (Ref. Fig. 5-8. 10)

General
— Buildings ‘ .
For the inhabitants : 8-sttji‘e'y'f'lats'

In the south arca S-storey shops/flats '

{1st floor. parking
2nd — 3rd floor @ shops
d4th — 5th floor : flats)

2 storey shops

_ Afohg ]1 'Mas Maa-is'yur 12-storey office building

— Elevated pec’iesman déck -

As 'shown in the Flg 5-10, the elevatjon of (he m:!way IS 3 ni higher than the
-ground lével of the _cmtral area. For the devc_lo_pmen_t of the shopping mall, an -
_elevated pedestrian deck is proposed and underneath the deck, car parks are pro
vided. - Therefore, from the pedesirian deck, 3-storey shops and 5 storey shops/
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' Fig. 5-6° URBAN RENEWAL CONCEPT PLAN — KEBON MELATI




flats loek like 2-storey and 4-storey ones rc's;pectivcly.
~ Public om‘n area

=ln thc LLH[!L‘ ot ithe pm}ut site, a pubhu open area sunoundui by i waterfall and
areen trees, is dcswnui C‘ommumty facilities (Ref. 5.2.3) are designed around the
' pubhc open arca. They aie closely lomted to d“()W good aceessibility.

The public open area is provided bl..\ldt! the nonlurn housmg lots so thdt the in-
habitants:living north can use it, too. It will also SETVe as an appro.u,h road to.the
station for the-inhabitants: iwmg nmth of the site whuc, mb(m u,new(ll w1|l not
be applied. '

: Housmg De—sngn

Housing units are dt,sugmd acwrdmﬂ to the physical mvcntmy surwy ThLFC are 6
types, F-21, F*—2S F~—36 F‘ =54, F-—?G dl!d I—EOO B

- Type of flats

Number

Type Fir._iﬁat_é N'umb_e.zir'_. Type' Privai.:.e _ - 'Oigotaﬁ{ o
oor area| of units Floor:  areaj of units unl

Poll  21.0m|  S6 |ES4| 538w 96 332

F 25/ 28.0 | 56 |F 70| 76.5 48

F 36| 39.2 | 28 _|FL00 105 o | 48

- Smaller. sizés, F-21, F-25, F-36 and F-—S4 are allocated to thc. west of the pﬁblic
open area. ' _ . - | ' :

- Larger'sizcs F;'IO and l’*'.—_lOO.a'rei:t'o the 'c_aétio.f the area.

— Open gallery . - -

Bctwet,n the 8-storey idits an opcn ‘gallery is dcs:gncd to offer a nelghboulhood
communication bpdce which may also prov:dc the spaw for coohng -off m the

evening and children’s playground.

— Parkmq spaces

Dllh io dcnse]y populdtcd flats, pdrhng spaces can. not follow the DKI’s stdn-:

‘dard.®*'  However, as thic railway and. bus: tmnsportat:on will be devc!opcd in

future, parking spaces for 53 cars could be suffiuent against for 119 cars that may

be needed according to the DKI's standald

*]  Number of pdrkmg lote of DKI slandard
Shnp floor areaf60 m?
Office floor arLaHOO m2
jlousing < 70 m?:

70 — 90 m?
> 90 m?

. l:_caij units
1 carf2-units
I carf1 unit

Water-front Development (Ref, Fig. 5-9}

" The improveient of the watcr-front of the Melati pond will provide a good neigh-

bourhood él'n_d_ pléygrouml for. the children. When other parts ol the water-front
will be improved topether with resolution of the water poliution, it will provide
much more amenity not only for the people in Kebon Melati but also for Lhe citizen
of Jakarta. '
Shops and Office Floor Areas

Floor areas with parking spaces are given in Table 5-7.

Table 57 SHOPS AND OFFICE FLOOR AREAS

‘sHops | OFFICE _ " PARKING
|:Gross Floor?.Grbss Floor Grossi‘lr"loor Remark
Sl Area :Area Area
PENTHOUSE, : 360 m2.
4-12 F | 10,665 m2 B
3 ] 1,155 m2 | 1,185 m2
2 2,155 .. 980 B
T _ 180 4,800 m2 | Number of Parking
205>198 *2
. : o (DKI Standard)
R - 980 .
SUB—TOTAL | 3,310 m2 | 14,350 m2 | 4,800 m2
TOTAL 22,460 m2
%2 3,310/60 = 55
14,350/100 = 143
198
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59



TR e

COMMUNITY_FACILITY

A-A < ~ BUILDING LOT AREA >

PEDESTRIAN DECK

_ STATION ' " PEDESTRY

ol BULDING LOT AREA >

'Fig. 5-10 SECTION - KEBON MELATI

5—10




5.3.3 Land and Floor Use (Ref. Fig. 5-—1.2)

Land and (Toor use both before renewal and after renewal is shown on the com-

parative Table S--11.

Table 5—11 COMPARISON BETWEEN BEFORE AND AFTER_RENEWAL

-y

Before L‘E\;iewal.- After - renewal !ie:ﬁarks
L oL . e -
Major road " 1,700 1 4. 4% 7,100 Il8.??f;
Neighbourhood i o _
Road ' 2,080 l 5.4% 4,100 IlU.6‘Z. Include
i walkway
T +
Station fromnt I |
Plaza 0 a 2,000 5.2%
ol 3 - ]
rI=1 Park 0 0 1,700 | 4.4%) ..
| o= - T
<b Ml others 8,650 1 22.4% 8,000 |20.7% |Railway
a5 - ' | | jriver
— &1 T
Sub—total. 12,470 1 3232 | 22,900 |59.3x
Building lot area | 26,130 | 67.7% | 15,700 iéo.m.
Project area | 38,600 | 100 % | 38,600 | 100 %
House 17,930 | 23,878
Shop 600 | -3,310 [
_Of_‘fice 0 § 14_,350-
E Workshop 1,200 I 0
< | -
L Car Park 0 [ 4,800 -
I3 ]
; Community facility 400 900 !
Total 20,130 | 47,238
Floor area ratio 7% 270% without car
— - parking area
' Coverage ratio 70% 42% _

As shown on the Table 5--11, the urban renewal design has the t'ollow'ing advantages.

Increase of Public Land Use (Ref. Fig. 5—12)

Before renewal, the arca for public use is 12,470 sq.an. and this will increase up to

22.900 sq.m. after renewal.

511

increase in Road Area (Ref, Fig. 5-12)

H ,\ "1 » BIsLE
The pereentage of the land arca utilized by roads will increase from 10% to 29%.

Rearrangement of Building Lot Area
-- Before J'CIK:‘-W'E!.] | _
Building lot-arca: 26.100 sq.u. (68%)
— After renewal _
Building lot area: 15,700 sq.m. (41%)
Applying the high-rise flats in the urban .;‘cncwai design, the building lot siic can
be reduced and the remaining area can be used for the commercial and business

development.

“Increase of Housing Floor Area

Totd] Moor area for housing: (after renewal) is 23,900 sq.m. and the private-use
floor area {after renewal) is 18.800 sq.m. The latter figure is larger than that pre-

rencwal.

Development of Commercial ahd Business Facilities

By -the urbain renewal p;"ojec:t._‘ new shopping centres and business offices will be

constructed and they will improve the city function, thus creating a desirable urban
environinent.

-Increase of Floor Area Ratio

TG
“270%

Fioor arca ratio (before renewat)
Floor area ratio (after renewal)

By increasing the floor area ratio, the Jand can be used more ct‘t‘c{‘-tivcly.
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54 PRELIMINARY PUBLIC FACILITY DESIGN — Total demaid -
abitant Sers = + 300 = 700 cu.m./da
5.4.1 Road Network Inhabitants + Users = 400 + 300 (,. ! [day
As to the road improvements in Kebon Melati, the priority indicated in the Colin ‘
Buchanan report is No, 11, but it docs not lessen the importance of the proposed - 5.4.3  Sanitary Water
eust-west conuection road runoing along the south of the study area. _ ' Desxgn Crrterld

As u proof, DKI Jukarta’s latest developmient plan for the year 2005, & new “Main T The c,onsmu,hon of the outfall sewer along | tlu, Bmun Canal has been i)ostponcd by
s proposed, which connects the arcas of South of Manggarai — _ “the government agency, and because of this, the sanitary water will be incvitably

arterial strect”
Kebon: Melati — Tanah Abang -~ Kota, The location.of the new: arterial street is drained into the Melati pond after the sudlmultatlon in septic tanks.
shown in the Fig, 2-9 of Vol. I by a dotted linc. When tlna new street will be com- . .
pleted, the east- west connen,tnon road will raise its importance. (1) Sunitary system

"Septfc tank

. 1 . N a " . . N . . - 3 . . ’ . . _‘/
The road network plan in Kebon Melati is shown on Fig. S-‘ 13, 14, 15. o o eresent _ ’ e . .}u?
Cfty draia
E, . - I
5.4.2 Fresh Water ! K
DGSign Criteria ’ o ' Flats ) : ) i QFfice & Shops
: L M ¥ - B i
‘Pipe water . Design i 1007 : [ ‘ 1007 _}
E 80% / ) : ) Septic tank . - Septic tank
Present i Manual Punp leaching pit. ._ toalatl poad
Electric pump . ) _. o -
{2} Toilet systemr .
. - L : . " . ) :!7# 0¥ l 7;:“‘ !-!elatinoud or
100% . o ] : Present ) ; LL aching pxt ! “—. Banjir C:-mal
Design ! Pipe Water ‘ : . ) ‘ :
L : — — -
| |
Fresh Water Demand in 2000 : - : ' ' : o 3 _
o : . . ’ e . Flats [. . Office & Shops
. 51 i . : . |
- Dhaily fresh water demand per person Desien ¢ loox _ ? N 100% |
B . ’ Lo . - . ‘Septic tamk - . Septic tank
200 litter/person/day : o B cank. .
. - - T IY
. o ’ Leaching pit Melati pond

— Population : 2,000 'pc_rsons L .
. Sanitary Water Qutput

— Daily fresh water consumption by inhabitants

(1)  From inhabitants
200 lit. x 2,000 = 400 cu.m/day :

_ ‘ N S All sanitary water will be drained into septic tanks and leaching pits.
— Commercial and business users” demand (bstimate) . : :
: : (2) From Office and Shops

Number of users ' : 3.000 personsfday _ _
Fresh water demand ;100 iil/pdl'son/(_lziy o _ All sanitary water will be drained primarily into seplic Itzmks and finally to the
Daily fresh water consumpiion 100 tit x 3,000 = 300 cu.m./day Melati pond.
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6.1 MAJOR CONDITIONS FOR ANALYSIS

6.1.1 Resettlement Rate

Though the housing units more than the number of existing units wre planned, it is
supposed that the realistic rate of resettlement may be around 75 percent as com-
pared with other cases (dislocation rate © 25%).

I

6.1.2 Basic Land Price

The estunation of land price is not 'fg:usiblo at the present Slugc. The land acquisition
standard ot the projects m the region of DKI will be determined by the Land Acqui-
sition Conymittee after issuance of the Government's decree on the implementation
of the projects. A rough estimation can be made below based on the data of Kebon
Kacung project and the results ol the home-interview survey conducted in Stage [

Data in the Kebon Kacang Renewal Project

- Standard land price Rp.100,000/m?

— Average compensation for o unit space of land - - Rp. 53,.000/m? (A)

Results of the Home-Interview-Suivey

- Land compensation estimated by the in- : Rp. 61.000/m? (B)
habitants in Kebon Mclati
Using the ratio of (B) to (A). the estimation is made as lollows:
- {BY(A) S B )
. Modification factor on different locations 0.9
- Annual modification factor 1.20_ {every 2 years)

Basic land price is: 100,000 x 1.15 x 0.9 x 1.20 = Rp.125.000/m’
(against the full right ol ownership)

6.1.3 Buiding Compensation

The standards of building are based on the data of Kebon Kacang project.

In the case of licensed buildings, 20% additional. Flectricity, water supply and
telephone arc compensated against 100% of the official installation price of the

agencies or corporations.

Unit: Rp.l000
KEBON KACANG

COMPENSATION EVALUATION

(Annual Modification: x 1.2) PROJECT
Building: ' /m° /m*
Permanent 30.0 25.0
Semi-permanent 25.2 21.0
Temporary 18.0 15.0
— _ o (Moderate)
Fence: /m Jm
Iron fence 6.0 5.0
Brick/stone fence 5.0 4.2
Wire/wood/bambu fence 4.2 3.5
Well: Junit Junit
Stone well 15.0 12.5
Pump well 16.0 8.35
Dig well 5.0 4.2
Septic tank: funit Junit
Brick septic tank 10.0 8.35
PDig septic tank 5.0
Flectricity 100 /Junit
Water supply 110 /umit
Telephone 250 Junit

6.1.4 Other Compensation

Bascd on the datu of Kebon Kacang project.

Unit: Rp.1000

COMPENSATION EVALUATION KEBON KACANG

{(Annuval modification: x 1.2) PROJECT
Plants: funit Junit
Fruit frees {producing} 8.0 6.65
Fruit trees {(not producing) 2.0 1.65
Trees 2.0 -~
Others 1.0 -

Business activity: Business activities are compensated for the
used area (max. 25% of the building area),
with lLicense 20% and without licensc 10% of
the building price.

78 Jfunit

Removal 65 /funit




6.1.5 Dete.rmination of Floor Productivity Ratios

The floor produclivity ratios are deterinined by the fottowing concepts.

By building use

The sales price ol the Lommcm.sl and busmess floors which are major part of the
vesidual floor, should be within the mdll\u price (prevailing market price is
Rp.l.() million per squm. 101 commercial floor and Rp.1.1 tmEhon per sq.m. for
business floor}.

— The sales puw of the housing (loor should be adjusted so that the resettlers’
monthly installment for Ilu, adde(l floor should fall within their Btf()l(itlblilt}"

- The sales pricc of the cntitléd ﬂoor for shops and the floor for communal iacxll—
ties should be adjusted to correspond to the net construction costs,

i

The sales price of the floor for carparks should be determined to co:rréé;pond to

the revenues when used 5 times a day at the charge of Rp.200 each (which results

in the equivalent sdles price of Rp 50,000 per sq.m.).

As a consequence, the lollowing productlvxty thlOS are determined by chh of bluld—

ing use.
House (1)  for resettlement (F21, 25., 36, 54) ]IES

House (2)  Tor resettlement (170, 100) - 150
House (3)  for resettlement (F30, shdp-cmnhousing) 140
Shop (i) forresetilement ' - 200
Community facilities . _ 200

" Office/hotel for sale of residual fiocor 1,200
Shop (2) for sale of residual floor 1,600
Parking ' : 507

By storey {floor), assummg the first floor being 100

The followmg are the productivity ratios determined by ston,y BQF(TO), Blf(90)
[F{100), 2F(90). 3F or above (80).

6.2 FINANCIAL CALCULATION
6.2.1 Summary of Financiai C-alculatidn

The summary of financial calculation is shown below.

THE SUMMARY  OF FINANCIAL CALCULATION

. (1) Thc ﬁubs;dy is about Rp

(3) Thc dehaymt,n[ is about Rp.3

Table 61
; Erpendiure ‘Contents Subsidy
Fipabeial Plan Revenue (Implenentation Cost} i e
#(Rp. 1,000,000} Subsicy 2,079 Flaaniag 1,085 Planping 124
. T Land . o iand. - -
; 2 504
pefraymentf 3,420 Freparation 3 rreparation
. Compensation 744 . lConstruetion o 732
ales Rovemie 14953 - . . e e
s 4,953 oo — .
OE resid ”1 Construction 14,639 '|Overhead, etc, 99
fleor ST .
Maintesance 172 Contents of Defrayment
@erlmcad. ey 952 jLand tost, 1,084
Contingency 1,464 Construction a0
Interest 1,162 Com_pé:asat'i_on 101
tatal | 20,452 (qotal. 268,452 “{overnvad, esc 163
y .. o~ T - T [
111: floor’ Coqt House {l;g fouse (2} House (2} i shop {1} -gro:-'-_ﬁ:umty ferrice- $oshep 12y
(2p "lOD;'r ) HE2l-F34) L(FT0,FLOR) fishepces Friezt g
: 3 57,4 o &z
"112,3 147.6 ) g}_lnss,s
Hight conversic: Floor area ror ; Conversion 1.3
’ right heldey x} 2,0 prate {flcar greal

6.2.2 Sunﬁmary of Results .

{1} The imp[t.mwtdt]on cost of the mbdn renewal project in chon \lelati amounts
to .lbout Rp 20 billion.

A blihon which accounts for 10% of tlu implemen-
tahon LObt.' '

4 bilhon wimh accounts for 16.7% of the |mpic
ment_utlou cost. ’

(4) To bal‘mu cxpuuhtureb dncl révenues, the lulmmmg portmn af the uuplcnmu
tation cost less thc dmounts of subsidy and defrayment, has to be recovered by

the revenues from lmxc 1nd/01 bdlC of EhL‘ residual floor, 1!1@ revenues amount
to Rp IS hllhon :



{5y The average Noor Cost are sunimarized as tol 'wv N . _ . : _ .
) fows: The Tigure shows that those who are plotied above the diagonal line can obtain

the equivalent exchange ol floor: in other words, about half of the rightholders
£
Unit floor cost Keb Mel | |
""""" R I in Kebon Melati are not entitled to obtain the equivalent exchange of floor,
House (1) (r21 F25,F36,F54) | Rp. 112 : ‘ | |
House (2) ( F70, 1‘100 ) P 11;7’,13;(()13/[“ thus necessitating the added (loor.
House (3) (F36, shop=cum- o 135,700 -
o hOUSlng) Cntn;:unsatagn - F;g'u;on;ea (KEE.'. felatil ‘ .
‘;h()p (for rese ttlers} 215 300‘ ) Rp. 1:-‘)")0‘0(10'\“‘—-1-——\'11-—771—1—‘—|—v-}—172‘4i§—2—113[3?.i127‘5-.1"2(;5;:_-‘._1l‘,,,,!.‘;;':l
Conmunity facilities _ 215,300 o : - .
Shop (for new-—comer) 1,636,500 : : [R :
h o p. 12,30 , 300/ m2 3
Offlce/Hotel ’1&5,900 11Ammqm: . Unit-Floor mmt)A .
Car parking N 48,700 3 (F21 v F54) X
1O, GO0, N . . ' = :
o C : . . . : 0, OO0, OG-+ 2t 4
(6) The results show that the entitled floor of 19,501 m? can be produced and this ; )
t
figure is approximately thld! to the land and floox of the resettlers bciou: re- R : \ j
newal; in other wo:ds an u]u;vatt,nt exchange of floor is satisfied. _ o ! !
) ’ 1 1 1 1
(7) The entitled fioor includcs not‘-only. the inhabitants’ but also the state’s. in _ B.oc»c».';'00+:_ 1 ' 1 N
: . . : . . . . R N . 1
the case of Kebon Melati, the portion ol the inhabitants” account for 88.5% as ::i{ : y 1 ,
. i
shown below. The inhabitants’ portion is also more than their floor area 2 e onoh : 1z :
before renewal: The statc’s portion can be reallocated to the inhabitants as E ; 1 |
“added floor”, or for other purposcs. % : o :
N &, 000 GOGH 1 -+
1 .
3 ; . 2 X
. a9 i ]
. (After the renewal) i 5,(»(an_(»oolr 1 é :
{(Before the renewal) o T : ' o o 1 :
. ) : 1 . 1 | 1 I
. B 4,000, 000+ . 11 N
. . a . 1 N
. - . 88.5% O : ; :
- [ ¥ b3 1 I
. . E.OU0.0UOL 11 11:1 H ! :
! 3 ] : 1
| - ] e AR ST %
l . ] . ‘tat . P TE L‘{".‘Hs ' 1 1 H R :
A, : / ~ {collective-ownership) X L ;
. : - . B! FR S 1 L
7 ‘%‘/// é/ WMJ 1L G0, O I} 1;. H .
. . H 11 T [l
' S . : 1 o 1
Sue arex = 19598 m* (26,130 m X 0 ?5) " Floor area after-renewal (Entitled} i . ! :
Floor area = 15 098 m? (20 130 m xO 75) ﬂOOT) = 19,501 (100%) . ' ) o‘nuztivn:’r:.a BT T CAl Ton C S I R P T S B SO - S

(8] >u At &0 Bu PG . o

Value for right conyersion . .
e for] ¥ Rp. 2,598 miil. (100%) .

of inhabitants’ Rp. 2,299 mil: (88.5%) : 17,258 (88.5‘73)

of'statc’s‘ Rp 299 mil. (11 5‘]’) 2,243 (11.5%)

Before the renewal floor avea Pre~renewal m?)
(

Fig.6—2 CONDITION OF THE EQUIVALENT EXCHANGE OF FLOOR
(%) bFig. 6 72 shows the present conditions of thc rlghts values and tiu, floor area of . _

the inhabitants on which the floor price is supclpos&,d as a parameter,



6.2.3 Case Studies on Typical Rightholders

Case A:

1
|
l
|
I

Case B:

- Land arca' 30 m? _ .

— Right to tand: R.ight io Ct:iﬂV&té {Garapan)
— Floor area 25 in?

— Housing status: Owner

— Monthly income

- Rp.60,000.—

— Pre- m.cwal va‘luc
30m? x Rp:125,000 x Q.25 + 25 m? x 30, 000
. = Rp.1,688,000

- Converted to typ'e FZS (Unit- tloor price Rp. 112,300/

utit)

— Floor area against his right amotnt
Rp.1,688,000/Rp.112,300/m? = 15.0 m?

— The different cost between above 15.0 m? and
25m? (F21)
(25m? —15.0m*)x Rp.112 300/111
=Rp.1,123,000

— Monthly payment of the loan from BT N
(5%, 20 years)
Rp.1,123,000 x 0. 080243 x1/12 =
Rp.7,509/month

~ The rate 1o month]y income
Rp.7,509/Rp.60,000 = 12, 5% < l/3 . repayable

Land arca 60 m?
— Right'to Lmd nght oflcaw (Hak Sewa)

— Floor arca :>O m?

Housmg, .«,tdlu.s. Owner

- Monthi y income
Rp.1006,000.-

- Pre- ltnuwf vilue

60 m? x Rp 125, OOOIm X 0 4+ 50 m?
Rp.20,000/m? = Rp.4.500,000

Convertéd to iypc_FSél (_éuﬁt tloor price Rp.112,300/m*)

-~ Floor area against the right amount Rp.4,500,000/

Rp.112 300 = 40.1 m*

FAres

~The chftu ent cost between above and ¥54 (53.8 me
{53.8m - 40 1 m yx Rp 112,300 = Rp.1, €39 000

- MEonthly payment ol the loan from BTN
(5%, 20 years)
Rp.1.539, 000 x 0. 080’)43 x 1/12 =Rp. 10,291

— The rate lo monthiy income
Rp.10,291/Rp. 100,000 = 10.3%<1/3 . . . repayable

- Land area 100 m?

L Right to land: Righ'l of ownership (Hak Milik)

« Floor area 80 m?

-~ Housing status: Owner

"~ Monthly income

. Rp.150,000.—
— Pre-renewal value
100 m? x Rp.100,000/m* x 0.9 + 80 m?
~ Rp.30.000/wm* = Rp:11,400,000

Com’crtt‘d to type F100 (Unit floor price Rp. 147,400)
— Floor;a_r_::u'against the right amount
_ Rp.11.400,000/Rp.147,400 = 77.3 m?
— The different cost between above and F100
(T_OS_mZ) _ : )
(105 w? - 77.3 m? ) x Rp. 147,400 = Rp.4,083.000
- Mouthly puymcn( of foan {rom BTN
(9%, 20 vedls)
Rp.4, 068 OOO X O 109‘346 x/12= Rp 37.273

- The rate 0 monthly income _
Rp.37,h73_/Rp.150.00_0 =0.248<1/3 . .. repayable



y  Project cost

(2
6.2.4 Details of Financial Calculation sub-tatal “contents
: : { vi606ip.) 1 H 3 4

Tables of Financial Calocwiation - "~/ SR —— SR
&: planning 1,085,816.0 439, 157.¢ FA0.0 312,35¢.0 133,324, ¢
B: 1and preparztion 233, 300.0 130,700.0 10%,520.0 .0 0.0
£: cospensaticn 743,591.¢ 642,422,0 1083, 713,¢ 27,4580 9.0
B construction 14, 538,400.0 13,332,400,0 435,730 870, 200.0 0.0
£t sainienance 171,400, 0 £71,600.0 2.0 0.0 0.0
£: overhead,etc, 954, 507.% 73%,918.0 19,578.¢ R .0
§: contingency 1,443,040, 0 [,463,840.0 4.0 0.0 0.0
H: interest 1, [41,780.0
[t total 20,432,000.0

. . upper: priv, 4-area ( sqf} 2.1 total land value. { +1000Rp. } resark & land véiue_uf inkaditants

{1} Floor area table lowers publ, f-area ¢ sqi) ' : -

- e . o writ valug ¥ area = area value
storey hosse{l} housei2l house {34 sheptld c.favitity office shag(2) parking tatal -1 +1000Rp. /s { sgi! {sql) {§1000Rp )
b2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 o 0.0 hak wilik 1007 1250 24,0300 3,255,250.0 1,674 378,000, 0

0.0 0o . 0.0 0.0 9.9 420,90 9.0 0.4 980.¢ L 112.5 2,0 LR 14,308 1 408,42, 0

bt 0.0 0o 0.0 0.0 0.0 0.0 0.9 1800.9 500, ¢ hak usaha . 100.0 0.9 0.0 e 0.0
0.0 0.0 0.0 0.0 0.0 180.0 0.0 0.0 1800 hak guna banqunan 803 100.9 0.0 0.0 0 0.0

1 846.0 1087.0 0.0 800.9 00,0 0.0 . 73L0 0.0 76,0 ) ! 8.5 0.0 0.0 17 15,125.0
431.9 33,4 6.9 190.0 2.0 490.0 LULNH 9.0 1898.0 hak pakai 502 75.0 0.0 ¢.0 ¢ 2.0

-8 §343.90 1523.0 © Hos.0 0.0 0.0 6510.0 FEIN 0.0 24353.0 501 62,3 0.9 0.0 0 0.0
7098.0 1918.0 L0 0.0 N 1260.0 404.0 0.0 3909.0 35 82,5 0.0 0.0 0 b0

9-11 0.0 0.9 0.0 [ R)] 9.0 3740 0.6 .0 30.0 hak sema 30T 50,0 4.0 8.0 99e 19,9500
0.9 2,0 0.0 0.0 0.0 20,9 6.0 0.0 1200 _ - 42 15.0 9.0 0.0 1,597 118,450.0

’ ' —— ——— garapan 401 50,0 0.0 0.0 114 5,800. &
priv. f-ares 2011.0 8712.0 1060 8000 0.0 720 1502,0 5600 3rS5L.G 251 3.3 0.0 9.6 1,332 135,992,0
publ. t-area 248%.0 2840 S0 08,0 - 4.0 3630.0 864,90 4.0 9487.9 - —— -

‘atal d-arez  10500.0. 109950 1382.0 1060,0 00,4 15350.0 2310.0 1800.0.  47238.0 (el total 3,265,250.0 2,130 2,512,979.0
2.2 total building value { €1000Rp, }
. B ; o s o : - unit valee  * unils =
House (1) Housing for resettlers (F21, F25, F306, F54)

: ) . o permanent i 35.0 3,490.0 132,840.0
e s using for resettlers (F70, F100) i 0.0 8,480.6  194,800.0
HOUSC (2) : H,O £ " . ’ o seal-peraanent 1) 0.2 280, 8,436.0
C L _ : P . {2) 5.2 5,130,0 154, 476.0
House (3) Housing for rcsett_leljs/_(FB‘(), Shop-cum-housing) toaparary Y b 1.0 3 024.0
: o ) . : [¥3] 18.0 3,330.¢ 39,340.0
hops for resettlers fence n 3.9 4y 0.0
shop (1) Shoy : 2 80 2.0 0.0
' e g4 . 13 4.2 .0 9.0
Shop (2). Shops Tor purc_hasers of residual floor el e 5.0 0.0 b
' : n fo.¢ 0.0 0.0
3] 154 ¢.0 T 0
saphic tank (o .0 a0 [N
2 50 t.0 0.0
electricity 100.0 0.0 0.9
water supply $10.9 .0 (R
teieghane 290,¢ 0.0 0.0
T2 total 33,136,0




2.3 ether cogpeasation

{ 10000, )

wnit cost o ¥ wnits

for cesetary [31] 16,2 [EM O © 0.0
(21 5.2 0.0 00

for irees tn 2,0 0.0 " 0.0
12} Lo (UL I 0.0

(31 1.4 t.0 0.4

TH 10 0.0 0.4

for business 4 p I} b0 Coo.e 0.0
(p2 3.0 0.0 o

fsp 1} 3.0 o.e ) 0.0

fsp 2} 2.9 0.0 2.0

RN 3.4 Coae 0.8

Lt 2 1.8 A 0.9

for movesent © 78,0 352.0 27,456.0
EC3: total 27,456.90

At: project planning

#2: soil investigaticn

A%: ieplezentation planning

f4: legalization to lecal governsent

Bl: building clearance
B2: grading

Ci: land cespensation
€21 building compensation
£3: other cospensation

{ for dislocator

D1: bui!dinq construction
D2: en-site infrastructure
03: ofi-site infrastructure

E1: tesperary house coastruction
EZ: others

F1: overhead
F2: investeent for ablocation
£3: others

Els contingency

H: interest

ali: ratin of preliatnary planning cost

271 ratio of project ﬁlanning tost

a3lr umit cost of seil investigatios

a32: amount : ’

¢33 eodification factor )
ati: ratio of isplesentation planming cost
231t ratio of legalization to lecal governsent

bl unit cost of teaporary building

bEZ: fleor area of teaporary building

bi3: unit cost of seai-persanent building
bid: floor arez of sedi-permanent building
b15: unit cost of permangat building

bis: Floor arez of peraanent buildiag

[ far dislscator }

LTI | B 3

0o

"N

[T "

[LE BT} i

u

woHoonon

noy

¥ o

uon

B Rl 4D w21
atl €232 #3313

D radt

M ¥l

BIL 12 413 #h14 +b15 1§ .

b2l #h22

CC! %13 «cid
£C2 #c24 #c23
c£3

dil 412
42 rd22
831 #d32

ell 2
2] tell

B HIH
D #21
B 431

b gli

(A+BACHDAEAFSG-H) AhET eh12 eh13

0.019
0,020

150,000 1 21000, Junit)
7.000 { - unith
1.600
0.035
6.040

5,000 1 +100GRp. /gt |

3,470,000 { sl
C 60001 ¢[000Rg. Ssq )
5,410,000 ¢ sqf )

7.000 ¢ +1000Rp.lsqﬂ i
19,710,000 1 _sqﬁ b

b21: unit cost
522: site area { before project)
cid; ratio of distocation ( land coap.}
cid: nodification factor
24+ ratio of dislocation  { buil. coap.}
t25: eodification tfactor

d11: average unit bui]ding construction cost
d17: area

d21: unit cost of on-site infrastructure
422 area :

d3f: unit cost of off-site infrastructure
§32: area’

ell: unit cast of teeporary house
el2: nusber of teaporary house
p2l: unit tost of others

(27 asount

{11z ratie of overhead
f21t ratio of investsent for allecation
$38: ratio of other cost

q}l: ratio of gontingency
hil: interest #year

hi2: project year
hi3: andification factor

"o "

14,000 ( +000Rp. /5gH |

25,130,000 { 5qﬁ‘l

2
0,730
0.230
0.750

282,419 410008p. Foak |

= “47,208.000 ¢ sqit b

- 9,560,000

B "

0 [T TIT) n

Tl

45,5600 | 11000Rp, F5qi }

gl }
38,000 ¢ F1680Rp. f5qH 1.
2,900.000 C . sk}
£50.000 [ 11000Rp. funit]
264,000 { - wait)
0,000 { +000Rp. funit)
0.000 ¢ unit}
0.050,
0.015
0,090
0.100
0,135
2.000
0.259

dé. building construction cost data { detait dats for 411 }

stand.-cost storey:co. non-stand.  floor-area  1ift-no

i Ming lift-rost  sub-total  unit-cost
: 461 a2 dd3 444 45 dds d47 éd
{ #1000Rp. /sghi { sg [ enit)( $1000Rp. )

I heuselts 85.0 1,263 0.200  12400.0 S0 35000.0 1736400 140.1
2 houze(2 120.0 LS 9.2 £0995.0 2.0 35000,0  2295590.9 208.8
3 house () 10,0 L7 4,750 1382,0 0.0 D TG 7h3
4 office 209.0 1.450 0460 149090 4.0 400000 735(470.0 8941
5 shap 200.9 1170 0.300 4030.0 .0 15060, 1377170.0 3.7
b parking X 1.100 0.050 3500.0 0.0 0.0 3782100 92.4
total anz= gus0 040 13332400.0
dail: average unit building construction cast = dd0ra1? = 419 { ¥1G00RE. fsqM)

ddl: sub-total cost of building
dd9: uait construction cost

o on

dd7/ddd

448 %042 2adb7 (1203} eddS sdh

t +{000Rp,

H

[ #1009Rp, /5qf)



(3} Subsidy

sub-total

contents
{ =1009Rp. ) ! -2 i %

{: pianninq. ] 123,874.0 192, 771.0 653.3 - 341,567.0 £8,882.9
Ky 1ang prep?ratlcn 303,504, 0 B7,188.7 49,600, ¢ 114,400.0 232,231.0
L Funslruc%lun 753,301, ¢ 21,0249 133,324,0 133,328.0 255,449.0
H: averhead,elc, ©98,984.9
MNi total 7,078,680.0

Ni s 430, 102.0

M2 = 1,148,380.0

N3 = 9.0

Bo= 2,079,480.0
3 project planning =.&l $213
J2: spil investigation = A7 #8273
43: iaplesentaticn plarning = A3 243
34 Iggali;alion to local governaent =M os23

i1: building clearance

k2: grading

K3: tesporary house construction
. ¥4: coapensatien :

L1: on-site infrastructure

L2: supaly system,sevage systea,ete.
L3z tire-preof,eachine-rooa,ete.

L4 corridor, lift,stair-case,bail,ete.

overhead ¥ investsent of 2llecation

K

H 7 subsidy { total )
NH: sebsidy [ sub-total }
Hi: subsidy i related to land }

N2t subsidy { related to building )

K3: extra subsidy

k11: sodification factor

¥Z1: wodification factor

kZ1: wnit cost.of tesporary house
k32: puesber of teeporary house
k4l; nodification factor

HE: site area { after project!

F12; grourd floor ares

113: enit cost of an-site infrastructure

Li4: eodification facter

1251 ratio of sipply systes,sewage systez;etc.
131; ratic of fire-proof,eachine-roos,eté,
L5l ratio of curridar,iift,sta§r~case,ett.
142: sodification factor

all: ratio of overhead,eft.

n ¥

noowon

n

noW

[ L)

RL 1]

W

TR

H

Bl kil #2273

B2 ®k2l 3243

k3E £%32 #1243
(CC24C3) k4l £2/3

(E1-112) ®lE3 #1140 €243
i #k21 2142 €273
DI #1301 #1342 #2/3
DI #141 #}42 ¥2/3

{ J+isL} #sll

NI +H2 K3

K +h2

{ JHK-03) #0 Leaili
{ 33800 #f leatl)
fgiven by date)

1.060

1.006 .
650,000 € 1000Rp. funit)
264.000 unit)

6,600 :

15,700,000
5,574,000
40,000
0.800
0050
0.050
0,160
300

safl }
sgif )
1000kp. /5qH }

0,050

(4)  Defrayment from the agencies responsible Tor pubhic tacilities

sub-tatal
¢ §1000Rp.)

iand cost

2,085, 446.0 0! = all a2
constructien (1) 870,250.0 82 = 02) 372
2 X 03 = a3l tad?
cospensatioa { build.) 301,500,0 @4 = o4l #od2"
{ pthers) .0 05 = ad1 #0352 #0353
others ) 0.0 05 = abl #ob%
uverhead, etc. 142,885, 0 07 ={01402+03+04+05406) tall
T: total 3,420,590.0

obls wnit land cost
al?: land area )
021z unit cost of building comstruction
022: floor ‘area
031t unit cost of other facility
od2: quantity -~
ofl: unit cost of buildipg cospensaticn
od2: floar area '
o5t: unit cost of other compensation
052t quantity
033: modification factor
041z unit cost of others
ob2: quantity
- oTk: ratio of overhead,etc.

200.00¢ ¢

+{000Rp, foqH )

= 10,430,000 ¢ sqi )
= 38.000 .4 £1000Rp. fsqlt )
= 22,900,000 { sg4 }
= 0.000 ¢ +1000Rp. funit)
= 0,060 ¢ anit)
= 30.600 ¢ v1060Rp. fsqh }
= 10,050,000 t sl )
= 0.009 { +i000Rp. funit}
= 6.000 { unitl
= 0.000

= ¢.000 1 #1G00Rp. funit)
= 9.000 { umit)
= 0.0506



{(5)  Revenue and expenditure

(hH Floor })1‘Qtitlctivit'3' r:}tib tai_b]c' '

upper: pead, ratio -

tower; prod. ratio # priv, f-area

revenye L +1000Rp. )

expenditure

2,178,680.0
3,420,590.0
14,952, 700. ¢
0.0
he
8.0
2.9
0.0

susldy
share defrayeent
sales of reserved floor

planning

tand preparation
coapensation
canstruction
saiatenance
averhead,elt,
cantingency
interest

total ( revenue ) 20,452,009, ¢

total ¢ expenditure }

{ share defrayzent = share defrayzent by public facilily manegesent autﬁariiiesl

(63} Total floor cost

( 21002Rp. )

20,452,000.0
2,653,830.0
“414,852.0
-2,978,480.6
-3,420,590,9
-171,609,9

project cost  {total)
resettler’s land value
resettler’s tld. value
subsidy

share defrayaent

cost for HGB.

I
CCY #(t-cI3 #cld)}
CCZ #{1-c20)
K
-0

P s-LCI/b2Z2 #p)i #11§ wpl2

8 total

17,550,400.0 .

piiz ratio of land value increasing

¢ after project M before project )
pt2: ratio of tand ownership value changing
i betore project ¥-( after project

1.200

0,200

storey house{1} hoise (2} lause (3} shepil) c.facitity office - shopl?) parkinq' total
115.0 © 150,90 40,9 200,90 00,0 . 1200.0 1606, 0 0.0
b2 L 0.0 0.9 0,0 2.0 8.0 0.0 0.0 0.0 0.0
10,0 4.0 9.4 2.0 0.9. 0.0 9.0 0.0 4.0 0.0
) 0.0 0.0 0.0 6.0 0.0 . 0.0 0.9 £$.0 2.4
90,0 C 00 0.0 0.0 Lo 0.0 6.0, 0.0 2160.0 2180,
! 115.0 15¢.0 0.¢ 200.0 200.0 1260.0 1600, 0.0 2.0
o 100.9 T42.9 1633.5 LA 160¢.0 1906, ¢ 3880.¢ 120160 9.0 23672.4
7-8 103.5 135.0 i26.0 &0 0.9 1080.90 1440,0 0.0 0.0
50,0 8657.8 10295.0 13956 8.0 0.0 - T0308.0 108144 9.9 101445, 0
3-11 2.9 0,0 0.0 0.0 o 340.0 o0 &0 0.0
B0LO 0.0 N 0.0 3.4 4.0 ‘_ 35r2.0 0.9 0,0 33112.0
total 2400.7 11924.5 1393.4 1400.0 1860,0 . iil?ﬂﬂ.ﬁ 228304 2150.0 1463009.0
(8) A]I.OC.ZIUOH ol Noor cost & upper: wnit cost { +16O0Rp. /s
it floor cost lower: sub-total cost { +1000Rp.)
—5tnrey house s housei?) house{3} shpp!li ' o facitity office ~ shopt2} ' parking total
b2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
y 0.0 0.0 9.0 0.0 81} 0.0 0.0 T 0.0 0.0
%0 %O m% 0.¢ 0.9 0.0 0.0 48.4 A
,.0 .0 0,9 0.0 2.0 c.0 .80 232557.0 5.0
i 125.8 1615 0.0 5.3 215.3 . §292.0 1722.% S 0.0 0.9
) 19984.5 1738710 6.0 1722640 g 193797.0 4330720 1293719.0 0.9 2548590.0
2-8 11.4 142.3 £35.7 0.9 0.0 1162.8 1550.4 0.0 [UR]
3 ?32}41.@ 11079%0.0 150038.0. 0.0, 0.0 7349730, 1564330,90 0.0 HT24200.0
-1 0.0 0.0 0.0 0.0 .0 10336 .0 0.0 D¢
0.9 ) 0.0 0.0 0.0 _ 0.0 3844940.0 0.9 8.0 - IBM940.0
unit(/sqi) 1123 147.4 £33.7 215 3 2153 11239 1 ’
: . . . 7 636.5 53.4 467.4
tolal . . : .
ola 1012130.0 1281860.0 150033.0 R YR 2459040, ¢ 232357.¢  17550400.0

1937970 120477000




(9) Case sthdy. ol right-conversion

9.1 entitled floor

unit price -

facilities net f-area tatal price - reparks
: (ilﬂQORp.lsqnl ClsgBb . {#{000Rp.}
housef!) 12,3 9,011.0° 1,012,130.0 -
houseil} 147.4 B,SB!.Q 1,263,250.0 - for inhasitants B85 7 .
house {3} _135.7 _ £, 108.0 130,038, 0 . Rp. 2,298,911 10001
shapiﬁlr_ :2|5.3 809.0 172,264.0 . area 17,258 {sqi)
c,fgclllty -215.3 ‘0.0 8.0 ‘
~oifice B U R0 0.0 0.0 - for state R
shopf?) 1,436.5 0.9 0.0 « Rpo 298,789 (1000
parking 18,4 . 0.0 4.0 .oared 2,43 lsqf)
0.0 19,500,4  2,597,600.0
9.2 residual floor )
~ facilities uaft price . net f-area total price
{#100CRp. /sqil} : (sgi} {#1000Rp.}
house ] 123 0.0 ho
housedd) ITTR S 1716 20,510.4
hause(3) 135.7 .0 R ]
chap(l) T 0.0 0.0
c.facility 215.3 90,0 - 193,197.0
office 1,123.9 14,720.0  12,047,700.0
shop {2) 1,636,5 1,502.0 © 2,458,400
parking §g.4 4,800.0 232,551.0
0.0 18,049.6 . 14,952,709.0
7.3 total -
“facilities _met f-area - total price
fsqi? (#1009Rp.
house(i) 90110 1,012,150.0
hagseld) - g,712.0  1,283,880.0
house{3) 1, 106.0 150,038.0
shopil) a46.0 172,264.0
c.facility 00,9 I?S!??T.O
atfice 10,7200 2,047,700.0
shop(2) 1,502,6 - 2,458,040.0 °
parking 4,800,0 232,357.0
37,5510 17,550,400.0

_right conversion asount | =CCLED 1-cE33eld ) #0C2e01-c24
: unit_ﬁkice of entitled floor =zx# ¥ unit floor cost = i ki
wnit price of residual floor =%  unit floor cost + bl
canversion rate ¢ land areal D4 = L0b22 H]-Tl )
conversion rate (fioar areal toyd = I7Ec32 #il-c24) )

B22: site area thefore project]
e32t flooe area {before project)
1 : resettler’s floor area

¢1l: ratio of disiocation { Landl
c24t ratio of dislocation { building)

} P 2,597,680.9 ( $1000Rg.)

Wogom

Hou.n

£.000
1.000
0.995
1.2%2

26130,000

‘20130, 000

19501.400 { sl
0,250
¢.250

Details of Construction Cost Data

(1Y Construction Cost of Building

Construction costs of cach building are estimated by cquation (A)

dd7 = ddi x dd2 x t‘(m xddd +ddS xddo. L (A)

ddi : standard unit cost (Rp./m?)
dd2 : modification factor due to storeys
dd3 : non-standard cost ratio {(without lift)
dd4 : total floor area of building (m}

dd5- :  numberof lift (unit) -
dd6  :  unit cost of lift (Rp.funit)

-dd7 : building construction cost (Rp.) _

ddg = 'dd?‘/dd4 unit building construction cost (Rp./m?)

This calculation method basically follows the DPU Standard™.

#* DPY Standard:  Keputusan Direktur Jenderal Cipta. Karya l'eniung Pedoman
: ' Operational Pengisian dan Pelaksanaan DIP Proyek Gedung

Pemerintah dan Perumahan Dinas. .

July, 1982

(Decree. of Derectorate General of Cipta Karya on Opera-

tional Guidelines for Filling and Implementing DIP Projects

of Government Buildings and Housing for Government Offi-

cials). '

In the DPU Standard, costs are divided into 2 items. One is a standard cost and the
other is a non-standard cost. A standard cost includes structure cost, minimum -
finishing and minimum plumbing.

A non-standard cost includes the following items.

- Lift, escalator; generator, electric pump, fire proteclion equipment, etc.

— Furniture, interior, clc.

— Electricity, water, telephone and gas supply and junction, ete.

The DPU Standard gives the following table as a ceiling value of {he standard cost

for multi-storey government buildings.



Standard cost by the DPU standard.

Building grade (x Rp.1,000/m?)
_omighclass L 215
o Middle Class . 175 =
Common Class i - 135

In this study, the tollowing table is used as standard. (However, some modifications
were made to meet the planning requirements. (Ret. computer output)

fq g ddl a : dd>5
Building grade | . po 4 000/m%)| 993 I(x Rp.1,000/m2)
High Class 192 0.4 45,000
Middle Class 132 0.3 40,000
Common Class B84 0.2 35,000
Storey dd2
. 1 1.0
” 2 1.09 ]
3 1.12
4 T 1.135
5 1.162
6 1.197
7 1.236
s ] 1.265
- o e
- 11 L.45
< 2
14 - 1.75

As to commercial buildings, these values (dd 1, (1(12, dd3 and dd5) are derived from
the on-going building construction in Jakarta. As to 8-storey flats, thesc values are

derived from the model cost estimation.

{2) Construclion cost of on-site infrastructure in housing lot {without grading and

land preparation)
The following values are used as standards, .

~ Water, electric and gas supply Rp.350,000/housing unit

- Sewerage, garbage R;).BS0.0QO/hmpsing_unit .
— Landscaping (park, footpath. Rp. 10.000/m? {for outside sp_acc')

drainage, cic.}

'[‘hes{' values are based on Kebon Kacang project:

DE I+ Unit construction cost of on-site infrastructure (Rp/sq.m) =
10.000 + number of housing unit x (350,000 + 35,000)/
(hiousing lot arca)

(3} Construction Cost of Oft=site Infrastructure

Construction costs of off=site infrastructire are as follows:

1tem Unit Cost Quantity Amount

1y - (2) (3> {4)
T T Rpm® | w? | Rpa1,000

L. Peleition of ex:- '2,000 2’170 4,300

isting KIFP

. 2.] Land preparvation 100 - 26,200 2,600

3. Earth work 4,000 1 12,700 51,000

4, EZiige and under— . 1 _ 380,000

5.! Station plaza - 27,000 81,000

Rp./m :

6.t Drainage 80,000 | 1,450 116,000

7.| Road : : 15,000 1,160 152,000

8.| Fresh water 50,000 | 1,450 72,000

9. Electricity -10,000 1 - - 720 7,200

'10.] Telephone - ) ;5,000 1 70 3,600

Total ' 870,200

(4) Construction Cost and Operation Cost of Temporary Housing

" The following valuc are used as standards.

Construction cost — Rp.600.000/unit
Operation cost — Rp. 50,000/unil. year

These values are based on Kebon Kucang project cost.
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