SUMMARY REPORT
© 227 Action Plan for KASIBA Promation

The central government must launch promotional activities for KASIBA implementation by the

local government. It seems certain that KASIBA cannot be implemented without promotional
activities of the central government at the mitial stage of the KASIBA program, especially for
the first pilot project on which the laws and government regulations are applied for the first time.
The action plan is proposed, including the necessary' aclivities as shown below.

I‘able 2. 2 8 Act:on Plan for KASIBA Promotton

A chvmes for fegal armngemenl . o B
Tlstenal decree | Relevantninistries stipulated in the government regufation must issue
‘ -* | ministerial decree on the specnl'ic items for lmplementauon '
Ac!wmes for pi!ol pro;ecl :mplememanon :
Promotienal activitiecs - [ Crealing favorable cm:umstances for pllot pro;ect S ‘ :
Govermment task force Task Torce for promotional activities of pilol project (CentralilocafgovernmemT

_'TOJect l1fnlt“:ﬁl-enﬁ‘tlon—+“-~ | L/C implementation plan for pilot project must be formulated based on the
results of the above-listed activities.
Acttvmes for KASIBA pro;ect devel’opment/atpansron o

Proposal of KASIBA sites Study on urban development through KASIBA in lakarta Metropolttan Area

and developnient projects . P

‘Capacity building of local - Dlssemmatton educahon and trammg to local govemment on KASIBA

govemment ~ ... | (Seminar, work shop, school) R

: T - { Establishment of division of urban development in local adnnmstrauon

Assignment of staff and engineers to the division
RN : ' " i | Establishment of financial budgetary system
Capacuy bmldlng of central Strengthening/expansion of diviston of KASIBA in lhc thslry respon31ble for
orgam?ahon - . heusing and human settlement (Admlmslratlon gmdanee promotton pro;ect
.. ..., | monitoring)

SO Establtshmenl of dmsmn of urban dev. pro_;ecl in department of ﬁtbltc v.orks
Aeu_vmcs for research and development -+ -

. Strengthening research/dev. | The institute for housmg and urban seltlement {F W}

function on L/C and urban Unlver51t)

development ' ‘

_ 'l‘he'promotion_ strategy shall be the simultancous undertakings of both “activities for pilot
- project implementation and for KASIBA project development/expansion”. The former works as
- a system festing, through which the lessons are obtained to be used for the technical and legal
. improvement of KASIBA system, and showcase through which advantages of KASIBA

- project can become visible. The public awareness may thus be gained so as to enhance the
- latter. The central government is expected to make proposals of KASIBA projects to local
. governments. For this end, it is recommiended that a “study on urban development through

" KASIBA in Jakarta Metropolitan Area” be executed $0 as to f nd sdes su1table for KASIBA

‘ development throughout the Jakarta Mctropolltan area.
";'2 2 8 Conelusnon and Recommendahon on KASIBA System Devclopmcnt ERO

- (1) Dwerstfied Appllcation of Urban DeVelopment Systems under KASIBA

L

S .:, KASIBA \vas broadly deﬁned as “KAS]BA is an urban control and management systcm wnth

"deSIgnanon of development aréa where urban and housing development projects are promoted.

©7 and lmplemented in a planned manner”.. Based on the broad «definition, variations of urban’
.+ development systems in Indonesia were examined and classified into three (3) types of systems,
L whlch should be dlversely applled to KASIBA The threc proposcd systems are not altematlves

s
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but it was recommended that all be selectively used in response to different situations and
purposes of urban and housing development projects in different localitics in Indonesia. It was

confirmed that any of the proposed KASIBA systems are not eontradrctory with L'uv No.
4/1992 on Housing and Human settlement. - : '

2 Innovanon oi' Ur ban antl L'mtl Devclopmcnt Me‘tsures of Indonesra through the
- KASIBA System : :

The study was executed for establishing the KASIBA system. However, it must be stressed that
it was aimed at innovation and improvement of the Indonesian city planning and development

system itself, through the examination of the particular system of KASIBA. It was
recommended to keep on rescarchmg and exannmng the innovative measures as proposed in

the KASIBA improvement plan for the progressrve nnprovement of lhe Indones1an crty '
phnnmg and nnplementmg system SRR =

' (3) Transfer Teehnolog) to Local Govcrnment through KAS] BA
( Guidelines for KASIBA projecr and Manuafs for Pramcal pmcedure's) : '

The lmplementatlon system and procedures of the KAS]BA system were preparcd in the form
- of Guidelines for KASIBA project and Manuals for Practical pracedures In this drastic change
process of the government administration system toward the autonomy of local governments,
which has not yet shown a clear total picture. though, it is becoming subject to the local

~ governments’ responsrbﬂrtres and rights to decrde wh1ch urban’ development systems are :
applred and 1mplemented ' L o ¥ :

KASEBA is not a partleuhr system but amore general urban and housmg development systcm
~ " including Systenis 1 to 3. KASIBA guidelines and manuals were designed to increase the
- knowledge of the local government on city planning and development through KASIBA
~ projects. In turn, it is considered the best way for the local government to effectively and

efﬁexently utrhze and 1mplemcnt KASIBA pmJects for meetmg local needs and demand

E (4) Systemahzatlon of Crty Plannmg & Development m Government Reformatlon
utrllzmgKASIBA : S S SN

Several measures and programs for 1mprovmg urban and land management systems of the local

_ government have been proposed and set up in assocratlon with the government reformations

- _centering on decentralization. policy of Indonesian govemment It may be regrettable to say .
that they have nof yet been well adjusted and coordinated. Major topics are on the development
perimit system: Location permlt/Spanal utilization pemnthand use perimit, and the urban area- -
development system: KASIBA is supported by the State Mmlstry of Housing and Urban
~ Settlement or the urban area development management system is supported by the Mmlstry of '
HomeAﬂ"arrs bl S TR N PR SER SR .

Two altematlves were presentcd to lntegrate them mto the erty planmng and development
- system of Indonesia: Cify planmng-orrenled KASIBA or Project-oriented KASIBA. The basic

~ policy of KASIBA improvement is to make it more flexible and more certain in ‘urban and-

.. housing development Utban control power and project 1mplementatron power entifled to
KASIBA shall be separately apphed to the KASIBA urban promotmn area and the KASIBA o
urban pmjeci lmplemen{atmn area respectrvely S . .
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The other alternative is the integration of KASIBA into the global city planning and
development system and framework focusing on new urban development management arcas
sponsorcd by the Ministry of Hlome Affairs. KASIBA works as projcct oriented system in that
global framework. The KASIBA nnplementatlon is applled in KASIBA urban prolect
lntplement'mon arcas. :

(5) Promotwnal Action Plan

The central government must launch promotional activities for KASIBA implementation to be
done by the local government at the initial stage of the KASIBA program, especially for the
first pilot project on which the laws and government regulations are applied for the first time.
The action plan was proposed, recommending the simultaneous undertakings both of
~ “activities for pilot project implementation and for KASIBA project development/expansion”.
- The latter included dissemination/training activities on KASIBA and urban development to the

local govemmont and “study on urban development through KASIBA in Jakarta Metropolitan
Area” to ﬁnd sues smt‘lble for KASIBA development throughout the Jakarta Melropolltan area.

2 3 Sy stem Development of Land Consolldation

231 Deﬁmtlon and Basnc Fcaturcs oflndonesmn Land Consohdatmn '

(N Land Pohc) and Prmcnples of LIC

- Land Consohdatlon in lndones:a is based on the basw land pollcy under Act No. 5 of 1960 -
known as the Basic Agrarian Law. In pr1nc1ple the Basic Agrarian Law regulates four main
aspects, namely a,) Land-tenure arrangemenr b.) Land—use arrangement, c.) Land titling, and .
d) Land registration. - The National Land Agency in 1991 established provisions on the

“implementation of Land Consolidation i in the form of Regulatlon of the Head of the National

" Land Agency No. 4 of 1991 concering Land Consolidation along with its Implementatlon '

~ Guidelines as well as Technical Manuals. The basic poticy of land consolidation is stated in the ‘

_ regulahon It must be noted that “no sla!ement on ny?‘asfrucmre is made in the pol:cy" (JICA

study team’s oplmon) - : :

' (2) Procedures of Land Consol:dat:on L

T he procedure of L/C 1mplementatlon eommenees w1th the selectlon of the locatlon determmed
by the Head of Level 11 of the local government followed by construction work after the

. issuance of land cerfificate, which differentiates L/C from Japanese Land Readjustment In L/R
o ﬂrst mf'rastructure is constructed and secondly land is replotted (then registered)

B (3) Ol'gamzat:onal System |

: The owcrall orgamzatlon of LIC as lmplementcd by the BPN 13 outlmed hlghllghtmg the
- followmg features R S . : o »

1. Land Consolldatlon in IndoneSIa is bastcally v1ewed as a Iand pohcy Thereforc the main

- implementing agency of Land Consolidation is the State Mnmstry for Agrarian Affairs/National - .'
* Land Agency. - 2. Inter-related institutions or agencies such as the Controllmg Team at the -

_- ; ptovmc;al level and the Coordmalmg Team at the mumcnpallty level ate ¢stablished for close ,
) coordmatlon 3 The partxclpant landowncrs act mofe or less as indtwduals As a result the :
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discussion or deliberation processes between the implementing agency and the participants or
amongst participants very often face constraints. 4. Since 1995, the National Land Agency has
been promoting groups of landowners (or Community Groups), through which landowners are
encouraged to form cooperation so as to facilitate the implementation of land consolidation. 5.
The problem of lack of budget especially for the construction of infrastructure and house

building can be handlcd by this organization in cooperation wrth b'mkmg or ﬁnaneial
institutions.

 BPN : R -+ Local

As land administrator ~ .| . government
.| Controlling/coordinating team
’ .- - headed by mayor
3> - BPN implenrentingageney IR )
_ : s b Groupof -
Jf L : e . landowners -
Individual landowners - : T
“Actas indi\-‘iduat

Frgure 2. 3 1 Overall Orgamzatlon ofI IC lmplemonted by the BPV E "

(4) Technlcal ASpect

1) Sclectron and determmatron of projeet sites : : : :
The locauon of project sites selected for land arrangement through land consohdatron should be

agreed upon by af least 85 % of the landowners or Iandholders whose Iand covers at !east 85 / B |
_ of the total Icmd area of the s.'te :

2) Decrsron makmg o o - N _ _
There are three partles that are to detemnne the 1mplementauon of L/C Landowners Local,'

government i.e. the Regent or Mayor of the area concerned, and Office of the Statc Mrmstry for )
Agrarlan AlTarrslNatronal Land Agency More specrﬁeally,

1. The Regent or Mayor in the locahty coueemed detennmes the proposed locatron of the srte

. for land conselidation pro;ect with the agreement of 85% in terms of number of landholders' ‘ |
- and land areas. : -

’ 2 1he arrangement of land tcnure and land-use on thc land consohdatlon pro;eet srte can bei

carried out by the Local Land Office and Provincial Office of the National Land Agency - :

after the State Mnnstry for Agrarian Affairs/National Land Agency has eonﬁnned the
locatlon as the site of land consolldatlon pl’OjCCl '

- 3. The followmg 1tems for lmplementmg LIC are sub]cct to the delrberatlon wrth the o
" landowners for agreement: 1. General plan on the implementation of land consolldauon 2
. Drafl of Block-plan design. 3. l’ercent'lge of Iand Contnbutron 4 Proposed new plots as
' a result of replottmg desrgn : o e .

' 3) chlottmg and rescn cd !and , % SRR . o
In general, the land cond;tron of the perCCt is relatwely the same so the contnbutron rate is

unposed at ‘the same percentage to every srngle land-plot Land contrrbutron for:._:-

28
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implementation has not been calculated based on the price of land before and afler the land
consolidation project as well as the cost for implementing the project. The determination of
new plots is also applied by a very simple method, meaning that new plots are established based
on such land factors as acreage, site and shape.

(5) Budgetary Systcm

1} Puncnple of ﬁnancmg lmplenwnhhon of Land Consolidation

- In principle, the financial burden of the nnplcmcntfulon of Land Consolidation is borne by the
participants or landowners in the form of cither land contribution for reserved land or cash
money. The amount of rcscrved land is sub]cct to the dellbcratlon/'igreement among all
participants. * :

- 2) Financial Managemcnt :

For implementing the Land Consolidation, nnplemcntahon funds which can be direcily
managed, are provided through the government budget and self-finance. Funds for the latter
are collected from every landowner, either through sale of reserved land or cash money from
. the participants. . P e : S S L

Nauonal budget for prowsmn ofland cert:ﬁcates S ' .

The fund from the National Budgct for Land Consohdatlon Pl‘OjCClS is mamgcd by lhe
7+ National Land Agcncy mamly for the arrangement of land up to provnsmn of hnd
o certlﬁcatcs and land prows:on for road or road nclworks : . :

Self-ﬁnancc for constructlon A ST ' : :
Self-finance is used for construction cost and development of publlc f'tcnhtles as weli as

~ urban mfrastruclure, along with funds prov1dcd by local govermnent or depariment budget
aIIocmon . S : _

- 3) Sources offund . : : IR SR : R
- Although, in principle, L and Consoltdatlon costs are bome by the paruc:lpantslhndowners, the
. implementation cost may ‘also come from such sources as the national budget, the provincial
budget, and/or the local budget in various combinations in accordance with the following
categories; 1/C Project with National Budget and Self-finance, L/C Project with National -
- Budget and Local Budget L/C Pro_lcct wnth Local andfor Provm(:lal Budgets, and L/C pr0jcct
wnth self—ﬂnancc e s ‘

_'2 3 2 Essence of Land Readjustment m Japan S

: Basw dlﬂercnces belween L/R in Japan and LIC in Indonesm can be found in, among othcrs
- the type of 1mplemenlmg agencies: in the case of the former govemment agency in charge of
~ city planning and landowners’ association, the lalter = govemmcnt agency in charge of land
- administration (National land - Agency, BPN). - Land readjustment implementing systems

I grcatly differ depending on the |mplemcnlmg agencies with different authoritics and legal -

B powers for executing LIR. The essence of L/R in Japan is prcsented focusing on the legal

. structure. The basic concept of LfR of publlc interest and social welfare from the basis for

T:_.grantmg legal ‘powers such as legal entlty of assocmtlon compulsory pammpauon

enforcement ofreplottmg and etc T
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Table 2.3.1 Essence of L/R in Japan (Legal straretnr;e)

Basic concept and principles of Land Readjusiment

1. Fair and equitable sharing of cost and benefit among landowners
2. Cost recovery through development benefit (reserve land)
3. Preservation and continuation of land right, value and wtility

_Aufhormes Jor mrpiemenmrg L/R pro_,rects and ty, pes/classrf fcation of R

1. Authorities for implementing L/R
2. Types and classificationof L/AR
3. Legal powers based on the autherities for rmplementmg LR
1) Legal enforcement power on landowners
2) Decision-makers
- 3) Checks and balance
-4, Legal powers of govemment and association

2 3. 3 Basre Pol:ey and Prmcrples ofSystem Improvement for LIC in Indonesra '
(1) Summary ofthe F\rstmg Problems and Constramts o L _ _f

Consnderrng the BPN’s past experrences in lmplementmg L/C, problems and constrams of the
existing L/C system are summarized as follows: - a) Difficulty to ‘reach - agreement;
b.) Reluctance and reﬁ:sal of land contribution; c.) Discontinuation of participation due to
financial burden; d) No execution of construction works of mfras!rucmre and fac:lrlres and

e. ) Low rmdersmndmg on the mrportance of L/C : : R :

(2) Cham of Problems in LIC

It scems that most of the problems and conslramts 1dentrﬁed by the BPN derive from the _
structural problem that the basic mechanism of L/R docs not work well in Indonesian. “The -

basic mechanism of 1./C srmply 1nterpreled is that mfrastructure development through L/Cisto -

increase utility of land resulting in corresponding i increase in land value The mcreased value is
" then used to f'rnance the devclopment of mfraslructure : : :

ln lndonesran pracnce mfrastructure is seldom eonstrueted on thls mechanrsm but rathcr e

constructed separately by the local govemment However, mfrastruelure construction cannot
“immediately and fully follow replottmg due to the local government’s financial constraints, No
. (or delayed) construction of infrastructure i in L/C threatens to create a chain of problems in the
future as follows: 1.) Landowners caniot enjoy mfrastrueture service and develop their land
without infrastructure services; 2.) Landowners are likely to be dissatisfied with their -

contribution of land due to the above reasons, and consequently apprecrate L/C less in terms of - - :

balance between beneﬁt and cost resultmg in reluctance of landowners to partrcrpate in L/C
3 Basrc Pol:ey of LIC System Improvement m Indonesm SRR
| ’ Based on the above drscussron thc basrc pollcy of L!C system lmprovcment 1s set forth as o
follows: 1.) Increase and strengthen publtc awareness/conscrousness of importance of urban

and infrastructure 1mprovement which is a base for L /C. 2.) Increase rehabrhty and frust on
L/C for reducmg reluetance of landowners and enhanerng wrllmgness of therr p'u'trcrpatron '
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There is no doubt than many people have appreciated L/C and willingly participated in it in
Indonesia in spitc of the problems and constraints as explained before. It is recognized that
those problems must be halted to make L/C more effective and a more generally applicable
system for urban and infrastructure improvement. The problems inherent to the existing system
of L/C can be summarized in 3 points: problems regarding participation, construction and
replotiing/reserve land, measures to enhance participation in L/C is of the greatest importance;
and, improvement in the construction and rcplottmg/rcservc land is intended to pave the way
for a more global parhcnp'ltlon of the communities in Indonesn

The study on the system improvement of L/C aims at increasing the reliability of, and trusts in
L/C. For this end, it is proposed to establish and effectively operate the mechanisin of L/R
including infrastructure development and proper/objective/scientific replotting and reserve
land allocation. Both of them are mdispensable for increasing the reliability of, and trust in L/C
as an effective urban and infrastructure system in Indonesia. They are interdependent in that
mfrastructure financially relies on reserve land, while reserve land and replotting are based on
the infrastructure, In this regard, it is above all most significant to install the infrastructure
development system and implementing organization in ﬂre L/c system since they have not been
built in the existing 1L/C system of the BPN. ' - : x

(4) Basnc Concept and Prmcnples of LIC

In order to improve L/C by thc pollcy set beforc itis recommcndcd lhat LlC adopls the basxc
concept and principles of L/R in Japan as discussed in the preceding section of 2.3.2, although
~ the application systems may differ from those of Japan. Basic concept: Promote public interest
~ and social welfare, Principles: 1) Fair and equitable sharing of cost and benefit among
landowners; 2) Cost recovery by developmen! 3) Preserval:on and com‘mzmlton of Iand r:ghl
valie and utility. : C -

234 Vanahon of the Implementatlon System and Implementmg Agency of LIC | _

: (1) Types and Clasmficatmn of L.’C

LIC hke L/R should be 1mplemenled only by legmmate lmplementmg agenmes havmg thc :
legal authority. L/C implementing agencies are supposed to be either associations of
- landowners or the government. Accordingly 2 types of L/C implementation are set forth:
* Association type L/C and Govemment type L/C. In accordance with the 2 types of L/R, eligible
_ agencies: for implementing L/C in Indonesia are respectwely sIated as follows takmg mto
- consnderahon the character and mandated tasks of the agencies. L : b
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L/R Type

Implementing S PublicL/C - Association L/C Remarks
agencies - . . _
Solatli ' Contraclors "

Associalion of ! andowners o execute L/C orks 7
Central Government _ _ <> Y under the authority of -
(Min. of PublicWorks) | B Implementing agencies
Local Government - X | Perum Perumnas
Perum Perumnas S I Real estate developers
(Housing and Urban Dev. . {As an implementing (As amember of General contractor others

Corporation) . o agency) : . Landowners®
association)

A

Public interest of improvement of
urban infra. & Env1ronmcnl

Landowners' interest of improvement offj
nrhan infra & Fnvironment -

|

I1 1gure 2.3, 2 T) pcs and Implcmcnlmg Agcncws ofL/C

) (2) Varm(mn oflmplementalmn S) stems and Implcmemmg Agenc;es of LIR

1) Vanatlon ofLIC in lndonesna ' 8 x NN
In order to solve the L/C problems for constructing mfraslructure whlch is vHal to L/C lhcre

are two (2) ways followmg the direction of either association L/C or govemment L /C as set

bcforc Parhmpanon of Pemm Pcrunmas into L/R is proposcd based on the 2 systems

Tah!e 2 3 2 Varlatlon of LIC m Indones:a

" a. Association type LIC in coopcranon with BPN
b. Government type L/C in cooperation with BPN
¢. Perum Perumnas type L/C in cooperation with BPN
' 1.Participation of Perum Perumnas as one member of landowners® LfR assoc1at10n _
2.Participation of Perum Perumnas as 1mplemenlmg agency as well as one of landowner .~

2) Dlrectmn of L/R system lmprovcment in Indoncsna TR LRI AR PTlal

Based on the above-discussion, it is concluded that the existing L/C system should be 1mprovcd
in line with association type L/R generally applied in Indonesia as well as government lype L/R
'apphed in KAS]BA lakmg mto consnderation lhe follmvmg factors e ~ -

S It seems possnble less dlﬂlcult and favorable to promotc Iandov\mers orgamzahons in lhe e
-+ existing system and practices of L/C. The organization can be supported by the BP\I wh1ch -
-~ has the L/C lmplementatlon capablht) and cxpencncc o o

2. Thcre scems to bc higher possnblhtles/rahonale of jUSllflcallOR of govenm1entlpubhc type o
~ L/R in KASIBA, which is to be developed by the authonty and initiative of the govemmcnt -
e than at large in the urb‘m areas in lndonesn ' : . : —

3. One of thc two vanauom selcclcd for KASIBA system is Land acqu;smon by Perumnas.'

and Land Readjusiment by either KASIBA management bod)' or Perumnas, whlch has the -
prOjCCt lmplcmcntatmn capabllu) and experience. S =
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2.3.5 LIC Systcm Improvement Plan .
(l) B'tsrc ‘}tructure amt Sub systems of IJC S)stem

As concluded above, targeted system for L/C improvement is the Association type 1/C, which is
lo mclude mfmstrucmre consiruction through cost recovery by drsposmon of reserve land.

Physmal components of L/C pro;ect s1mp1y consist of demgnatron of L/C area, mfrastructure
construction, and land replotting. In order to carry out these physncal componcnts the L/C
system needs the followmg sub- systems

Legal authorisation of L/C Designation of L/C area
B i G ‘e&-‘ -
] 1 "-ﬂ' c
‘ L o \IV . \'If §E E
vl B - by . . RS . Land lotli ae @ -
Prolect |rrtple|nentatlon Infrastructore an 'r'ep olling & s & s
S L S R {Indeividual and 8= = 2
¢onstruction R 3 E
e Reserve land) - D e E &
: ; cg 13|58
: : L g Sk
oo L . [ = . o
Completion A ,,,2';
) v
... 3Financialsystem . - . . -
' 4.0rganizationalsystem o
: ) AP

: Flgure 2 3 3 Basre Structure and Sub—systems oi' LIC Implementatron System Ch
(2) (‘overnment Approval aml Agreement of Landowners o

: The local govemment has the task of exammmg the prolect from the v1ewpomt of crty planmng

~ public interest, social welfare, social/natural environment, legality and faimess of replotting,

- and etc.” In some cases landowners’ approvals are one of the conditions for government
.. approval on the L/C areas and plans. The same system of govemmcnt approval as proposed in

C KASIBA should be applled as follows RO I A PRI S P e

BT Tahle 2. 3 3 Government Approval of LIC _
ltems for Approval " Check Items for approval i Legal System .

L/C Arca&Dev Plan - .~ Public interest and social welfare, - Inclusion in Law on
o+ conformity with spatlalplan urban b Sp'a.tial Plan . .
i dev. prograi of city T I EIE R
L/C Implemcntatlon Plan& Pea31b111ty, unplementablhty, o ,' Inclusion in thecommg
< Implementing orgamzation '}'Q "_"socnalfnatural ¢nvifonment and ' :L'nvon L/C B
(Assocmtlon) B T ‘mﬂuence on property nghts : e

.:..h

o Unllke land subdthsron prOJeets where land 1ssues are termmated upon completron of land
purchase, lIl the case of L /C l'md lssues contmue untrl completlon of the project. In lhlS regard '
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Similar to the government approval LIC area, L/C devclopment phn, L/C unplementatlon plfm

and replotiing plan, which all affect the rlghts of hndowtters, must be agreed upon in sequentlal
order. , . . }

(3) Land Management

Land management isa plvotal part of the LIC system, and therefore 1ts 1mprovement is very
important. Land management in L/C is to increase efficiency and utility of land through
infrastructure construction and replotting. Land is to be basically managed by landowners
- through an association, while government is to support the landowners’ seif-help of land
management. ‘Tools and systems of land management in LIC must be provided to the
association. They are summan/ed below

- Table 2. 3.4 Tools and Systems of Land Management in LIC

_ T eehmeallty of replotlmg P . Executmg mechanism of reploltmg
1. Objeenve technical method = - - . - -, 1. Basic policy and principles of replotting in L/C
1. Principle of correspondence ¢ s nnplementatlon phn subject tolandowners
- 2. Replolling based on land value evaluatlon ¢ approval
2. Provisional replottmg .+ 2.Model replottmg plan in LIC nnplementauon
- 3. Legal ldenttﬁcatlon of replottmg o plan

1) Teehmeahty of replottmg _ ' : ;

Preservation and continuation of land nghts utlhty and value are the prmmples of replottmg in
L/C. Objective technical method of replotlmg must be desngned on this principle. Reploiting
must be objectively and fairly designed so as to form the base for obtaining all the landowners’
consent to the replotting plan (the replottmg plan is approved by a majority in the ass001ahon)
In this end, the BPN should establish an objeehve replotting technical system, which is
accountable and persuasive to the landowners for application in the replotting plan based on
the prlnelple of correspondenee and land evaluatnon before and aﬂer the pro_;ect

The correspondence prmclple dletates that land should be replotted as elose to the loeatton of
the original land as possible. This aims at the correspondence between original and replotted

land in terms of location, utility and value. However, as special divergence cases should be |

allowed at the request of landowners that would like to have their replotted land in agriculture

and commercial areas apart from the focation of their original land. In addition to the replotting - ]
principle, replotting must be based on land value evaluation. The economic value of replotted

" land as compared to that of the original fand and other replotted land is one of the important
factors for landowners to decide whether or not to aeeept the replottmg design and plan. The
technique of replottmg based on land value evaluation becomes applicable only when

_mfrastructure nnprovcment whtch 1s deten'nmant of land value, is 1mplemented in L/C o
pmJeets : : S

Prov131onal rcplottmg isa umque and mdlspensable system of L/C to keep contmuahon of land o

: ul1l|aatlon ‘meaning no dlsturbancelmterruptlons of datly social/economic aetmtles on the -

owners’ land-utlhty of land durmg the pertod of mfrastrueture eonstructton

In spnte of the d:ﬁ“erenee in physwal feature of land between the or1gmal land and the replotted o
land, the law is due to stipulate that the land right vested to the orlgmal land would never

- change through and after L/C project 1mplementatton thus ensuring the contmuauon ofland -
' rlghts vested Thls 1dea is supported by the replottmg desngn kecpmg the physteal and L
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economic value unchanged as much as possible before, during and afler project implementation
through the principle of correspondence and land evaluation as stated above.

2) Executing meehamsm of replotting

As the replotting plan seriously affects the right and value of peoples’ property, it is not until
~ completion of the infrastructure that is changeable depending on the natural and social
condition of the project site in the course of implementation, that the replotung plan can be
finalized. In this regard the replotting plan cannot be presented prior to completion of
infrastructure construction.

For this reason only the basic policy, principles and method of replotting adopted in each L/C
- project must be included in the L/C implementation plan which is approved by the government -
as well as the association of landowners through the general meeting. Replotting is to be
designed strictly in compliance with the implementation plan. This implies that the landowners
have to make a decision on agreement of L/C implementation plan without knowing their
- replotted land in detail after prOJect implementation. However, the basic policy and prmclple of

replotling desngn and plan in L/C implementation plan would not be enough to convmce
' landowners to approve L/IC pl’O_]CClS espeeially L/C m developmg eountrles b

_ Takmg into conslderatlon the contradwtory s1luat|ons of reploltmg (to be presented before
project for landowners’ approval and to be presented after infrastructure construction for
~accuracy of replotting), a maodel replof!mg plan is proposed to be included in L/C
1mplemenlauon plan for landowners’ approval on the condition that lt wrll be revrsed in
accordance wnh actual 1nfraslruclure eonslructed a :

(4) Financial System

A varlely of ﬁnancml sources for LIC should be examnned and prepared The proposed
ﬁnanemg systems are summanzed as f‘ollows ~ :

Table 2 3 5 Fmancnal Sources for LI(,

. Govemment eredu scheme for LIC assnsted by oﬂ shore fund -

1
S - Infrastructure fund of local govemment o .
3. Mobilization of private financing sources (developers of reserve land constmetlon

companies of mfrastructure}

. Landowners to beneﬁt from land eonsolldatron are due to eontnbute pan of therr lancl to be used

* for infrastructure and also for the fi inancing of infrastructure construction costs. ~ Since

. ml'rastructure construction slarts before the completion of the sale of the reserved land, the L/C
1mplementmg agency needs to rais¢ funds as shown in the following cash flow. Taking into -
_‘ consideration the 1mportanee of L/C for improving urban infrastructure and environment,

" speolal fund under govemment credit scheme should be created just like the credit schemes for
o cooperatrves ‘which are prowded through commercral banks or govemment I*manc;al -
resources are supposecllyr off shore mtematlonal 1nst|tutes and bllateral ald orgamzallons R

T 3s
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J Commaunity Based Development ]

Redoced Individunt Land | Lard Sale 16 Developers /Privats Entifies of
. U 1o Percum Perwnnas/SOE - -

3 ' Resened Land ._ L SaltofReservedland  oweiaeers ’

© Designofl .

Land Consclidation
o Nanaged by 894 and - ~
 Land Dwners Association : .
- Land for Infrastructure |- Infrastruwcture Construction K ;
’ . ’ Loan

- B Repagment
© AFundiband Daners’ Association>

SDE : State Dwred Entérprises - - . /\‘ o
SR ' : ) ’ Bark Lean—'}(_‘_“‘_'_ ]

3 l*ignrc 234 _Carsh‘F'_loir of LIC lnlplenlentation -

L N LI

In the existing system of L/C, local government is in charge of infrastructure construction at its

cost while the BPN takes charge of land replotting and registration. Following this rule the

local govermnenl has the responsibility of fully financing the infrastructure construction. On

~ these premises it is reasonable that the local government establishes an L/C fund under the
budget of infrastructure, prov1dmg the capltal with low cost intcrest mstcad of shoutdering all

 the cost of infrastructure construction. The private sector is involved in the implementation of

- LICin the form of buyers/developers of reserved land, construction companies of infrastructure

- of L/C and ete. it is usual practice for the privale sector to mobilize its ﬁnancral credibility in

Jﬁpanese L/R nnplementatlon :

| (5) Onganuatmnal System

l) Overall Orgamzahon for LIC ijcct Sl A ERTA :

The overall organizational network for 1mplementailon of assocnat:on LIC is proposcd Usually
~ in countries other than Indonesia implementing agencies are solely the local government, which
has right and responsibility of urban and infrastructure developmcnt and an association of
tandowners, which has right and responsibility on laind properties.’ However in Indonesia
special aitention must be paid to the BPN’s i’lgllt/rCR‘pOIlSlbllllleS and capablilty for
nnplemcntmg and expandmg L/C prolects as follows

_ BPN 5 nghl and respon31b1hly of land tenure reg;strauon based on lhe agrarlan law
* BPN’s right of land management based on the agrarian law. o

BPN’s technical and practical knowlcdgc of L/C through long expenence of L/C -
- BPN’s ‘mobilization capacity in land admmlslr'mon and L/C as well (orgamzatlon h
,,: _budgel and human rcsources) : . : '

AW =

_ In conlrast to lhe advantages of lhe BPN as stalcd earller, local govemments responsrble for:" :
~urban development are poorly preparcd to deal with issues of land management, land tenure as
well as L/C nnplementanon Not much can be expccted of the association as the implementing

agcncy of L/C in terms of its operallonallteclm:cal and financial capabllrty for L/C prOJects o

since it is still at an early stage. Taking into account the current situations as stated above, it is
quite apparent that lhe BPN has to play a large role in expandlng L/Cin the country

.The BPN should gear its effort_s towarc_l the .estabhshmcnt of an overal_l 1mplementi'ng"-. e
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organization of association L/C under local government. For this end the BPN should work as
a promoter, initiator, technical advisor, and coordinator for association L/C. The overall
organization proposed in the preceding section is viewed as a suitable procedure for the BPN to
follow for promoting L/C projects throughout the country, including strengthening the
organization of local government and association, transfetring tcchnology and ﬁmncnl support.
The overall organization of LICis outlmcd as follows —

o
‘ Seconding
o L/C Coordination Engineer etc.
BT S T ) S
Local Government K L/C Association of < | National Association
Mayor P Landowners T of LIC
Division of L/ | b

s N A basemge
. National Land Agency (BPN) | _
Promoterlinitiatorltechzlical_ advisoﬂc_oo'rdinator -

7. Agency o . ' e Functlon .

L/C associalien I Aulhonzed IJCrmplemcnlmg agency RN : :
SBPNG T T e Promeler. initiator, techmcal adwser of IJL in addmon to Tand admmrstralor

Local go\emment RSN Local admmlslratwc cemer of U(,

(Division of L/C) : :
. LiCcoordinationfeam . - . Loordlnatlon and support for projcct rmplemcntauon ofLJ'C E P
. National ~association of Disscminating, lechmcal]praclrcal mformalron of iJ(, ancl supportmg UC pro_iect ol'

LiC SO association - -

_Figm‘é 2.3.5 Ov,erall Organlzatio_n of Assoglati'ori‘LI_C implcprcrrtétion_:' -

" 2) Orgaruzatmn of LIC Assoclatlon

Orgamzatlonal Structurc S Vi :

It is proposed to form the orgamzatronal stmcturc of the L/C assocratron of decrsron makmg
~unit and an executmg unit. 1. All the landowners are obliged to become members of the

association with the decrs1on making mechanism on important issues concerning

_ lmplcmentatlon be through general mcetmg of Jandowners, 2. The board of directors will
implement L/C projects through the executing unit in conformrty with the decision made at the

general meetmg 3. In order to lessen the burden on the association, the followmg measures

- should be considered: a) Experts!anmeers to be seconded from Natlonal assocratlon of L/C,
 the BPN, etc. b) Implementing works to be executed by contract wrth developers of 1 rcservc‘
land constructron ﬁrms the BPN local govemment etc. o - SRR
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Decision niakillg hod)‘

Execuling office e

eneral ting . U TR Sl Prigeny
Sene ne ! kmee m. Board of directors Cs prerlsll ngmeeri
[tems of decision by voting _ _ ] _J o ™ : itobeseconded |
1. Change of AA N Emm— . © { from National :
2. Change of LP BT =7 L — 1 i association of
3. Lean and repayment 7-_)[Secrelarlat. : I CUHLIC. BPNand -
4. Income and expenditure ete. , : 5
5. Share of expenditure #)]Accoummg Div. | > “-=mommommmennd
6. Levy and collection _ L ' Works to be sub- |
7. Provisional replotting ---)'Constmcuon D1v l contracted to
8. Repletling plan developers,
9. Disposition of rescned ' : construction
land CR B >I Reploltmg DW ] '_/ . tfirms, BPN and
10. Election ofdnrectors : ’ Cet, Gt
1. Others - - =« : SomsToeResreees

| Associalion members |

(.-'...-4..-:;-._'-

Execution of lmplcmentmg works of LIC Assoclatlon
Flgure 2 3 6 Organuahon of L/C Assocmtlon
' melmhon ofimplemcntmg Orgamzatlon EER ' TR S
- Alternatives for implementation organization of the assoenuon [lC are ex'nmned from the

' v1ewponms of thc rcqulrements public mterest landowners membershlp and lcgal cntlty

Altemames of orgamzauon ehammed for LIC assocnauon e Basw requnrements R

1. Landowners® Pamha (Commlttee)

- 2. Cooperative =

3. Private developers .

4, landowners Association asaleg1l cnllly

-+ L. Publicinterest - .. - L
- (Compulsory and non- proﬁtable)

- .. 2. Landowners™ membership

-3 Legal enllly (capab]e of tand/infra. dev)

While altematlvcs i to3 may be appllcable in lnmted cases, alternalwe—ti whlch meets '1ll of
the basic requirements, can be generally and broadly applied. Although alternatives 1 to3 inay _
be used in the transitional period, the adopilon of alternative-4, Landowners Assocmuon as a
leg'xl enmy should be a targct for the nnprovcmcnt of Indoncsnan LIC ' ’

' (6) chal Arrangcment for Instltutlonalmng Assocnahon LIC |

It musl be noted that among the 2 main components of L/C nnplementatlon, mmely, Iand .

replotting and infrastructure construction, the former has been carried out under the exlslmg L |

- practices of L/C in Indonesia. - The replottmg practice is p0551blc under cxm!mg laws and
regulations although there is room for lmprovement T herefore, the BN aims at the latter,
infrastructure construction in L/C pro;ccts which’ also ncc0551tates the nnprovement of the
former (reploltlug system) based on infrastructure’ 1mprovement 2 In ‘order 'to secure - -

“establishment, continuation, workablhly, and capablhty of the assocnallon lhe measures to . -
make the followmg 1tems legal are ncccssary . S



Establishment - -
L/C association based on
majority rule
Membership
All landowners are member
of L/C association
Management
¢ Decision is made on
© majority role among
* members of association
* Decision has legal effect
Legal capacity
. LIC association is a legal
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Landowners can estabhsh L/C associalion based on ma]onty rule among

_ them in project site

Once the association is established, all landowners become its member
(cannot drop out and cven if landowner is changed)

The association’ decision is made on majorrty rule among lhe members

(General meetmg)

T he assocrauon decrsmn has legal eﬂect for enforcement '

' The assocratron has ughl and obl:gauon asa legal entrty to implement

land and infrastructure development. (Capable of making contracts for )

i cntrt)

, ' borrowmg fund, conslructron dlsposmg treserve land etc)

Ounershrp - N

. LicC association has

" ownership of reserve land to
dispose

: ;.; O\vnershrp ol' reserve land in replottrng phn belongs to the assocrallon ‘
for drsposmon ‘

2.3.6 LIC Svstem in Government Reformation'

N On gomg Government Reformatron and Improvement in Urban and Land
‘\Ianagement : :

“As shown in thc KAS]BA stud), the government reformatron and nnprovement in urban and -
land management have been proceedmg Land consoltdatron cannot be free from these
reformation movements, rather more positively should participate so as to support and enhance
- the government reformation, especially land liberalization and decentralization,
‘more needed in accordance with the advancement of the government reformation, considering
the following factors: 1.) the more respeet of peoples’ property rights (liberalization of legal =
_ power on land); 2. )empowerment of community; 3.) urban area development approach by local -
" government different from the past sectored approach of the central government; and ﬁnally, 4.)

: crty planlng lmprovement ‘

' (2) LIC System in S} stcmatrzatron of Crty P]annmg and Development in Indonesra _'; '
As shown that LIC can be not only along the stream of the government reformahon movement
~ but also mstrumental and responsrve to the goals and purposes whrch the deccntralrzauon :

olreres targeted

- The way and means must be pursued so that L!C can bern more posmvely and effectrvely utrlrzed
L for urban and envrronment rmprovement in the regrons :

2 As stated in the KASIBA chaptcr it should be 1nter~lmked wrth the uuprovement of the Spatlal
B plannmg system, more strategrcally wrth the urban development management system as

" 'proposed in ltrgure 2.2.8.

L/C can be a devclopmentlrmplementatron apparatus for the’ urban management system

. provrdrng infrastructure. T¢ was also recommended that L/C be a basic 1mplementatron system

. for KASIBA development In addrtron to (he new urban area development as discussed above,
R attentlon must be pard to other serrous urban problems whrch the local govemment may face :

C39

L/C will be



SUMMARY REPORT

disorderly urban expansion featured with sclf-building with poor infrastructure and
environment on the fringe of the existing built-up area. L/C is the best development system
applicd to such urbanization-starting area with high development potcntnls othcrwnse urban
shum areas may spread

City Plauning Adminlstralioﬂ of Local Governmeat

- ORGr S A O AR S OE Tk e A A AA Gb BB LB WS G A

Bulli—up area (hxlslmg & Expansnou) __b Spatial Plan Arca
T — B i : 1. Urbanization area
Urban . <& e E\uslmg bum up area| 00 HE S Lapduse p[ande
al ar T o Coene el 1 3. Infrastructure dev. plan
renewal area . _ 1Lk J b 4 Designationof .
- ] ! New Urban Dzv. Managcment A
Urban expansion ar¢a (Self-building arcas) : R s
1 5
IUIDP & . . + New Urban Development Management Area
Integrated T ) . l H 1. Prohibiting urban development outside the arca
Urban Fafra. YT Trr——— m———— 1 2 Coord-nalmgfsuP‘msmg uban de\ﬂoprmnt in
Dev., Program ‘HLandowners/ - Private {2 Private S thearea '
" by Local -+ Association H B Deve!opers Dcvelep_ers 5------","."'_"""“!‘__"_'.'?'-.'_'"-_
EO\'EIT]mEﬂ' R EWNNE |-| 1y PR S T D 1] )
S frmstesmmzacmmecsacocmeceses .
JITETITTIT LT (]
{ [ Landowners/H|- i f14L l/ /IS!BA ) E A KAS]BA Urban Pro;u-t lmp!emenlatmn
H Association {1} Ai Area .
Ty ey pesy i 54(4‘445; ! ~ Land purchase for LISIBA
TYTTTTTITIT H ith ;jthout land h 3 it -
T andonnec/ LI Llsm;\.g /[S|BA4/ E (v..: or without Tand purchase permit)
- Association 1|1 ///’ : :
ANENNERERNES g IPP ///// :
- i R Y
k 4 \ 4

Land Consohdalion Area (Tmall) or pamally)
(anar))‘semndzry mfra ) ] .

Flgure 2 3 7 LIC in Integrated Clty Planmng and Development of Indnnes:a

2 3 7 Guldehnes for LIC Prolects and Manuals for Practlcal Procedures i
lhe Indonesmn Govemment launches aetual works for developmg and lnstltuuona]umg the
- LiC systcm so that it can achieve the goals expected in urban and environment 1mprovcment of
~ the regions. As discussed in the preceding sections, L/C featured with “respect of property
rights”, " “self-financing”, and others is the best

community participation and empowering”,
- tesponse to the urban and community development envisioned along with the govemment

reformatlon thrust: decentralization, liberalization and democratization. It is certain that a great -

': nnprovemenl and mnovatlon of L/C is vital to live up with those high cxpectatlons and hopes

on L/C in Indonesia. This dictates that the existing L/C and practices must be drastlcally o

- improved to step up to the new stage of Indonesian L/C, requiring new a legal system (L/C
Law) and a new practical system as well.  In this situation the guidelines and manvals are

prepared so as 1o be made use of for lndonesmn govemment m zmprov.rng and advauctng the _ :

Megal and pracncal syslem of I/(,

iy (1) Guldehnes for LIC Pl‘Ojects ':f_- .

including l) Planning gmdelmes city | plannmg syslem and approach 2) Orgamzatlon o

Guidelines: public oriented and none- proﬁt organization by govemment type and landowners’

association type; 3.) Land management gu1delme. replotiing with three pnn01ples, commuatlon -
~of land rlght/utlhty/value, falr sharmg of cost and beneﬂt among landowners, and cost recovery

40



SUMMARY REPORT

by development benefit; 4.) Administration guideline: government and landowners’ approval
system; 5.) Financial guideline: sclf- -financing system by reserve land; and, 6.) Envrromncnt
guideline: social cooperation for environment rmprovement :

(2) Practical Procedures and Manuals

Though L/C projects have different alternative flows in their implementation procedures in

response to the conditions of project site and time, basic procedures of association type L/C

project including essential activities, are set-up. Along with the procedures, the manuals on
how to prepare and implement L/C project is proposed and compiled in separate volume.

2.3.8 Action Plan for L/C Promotion

When people mention L/C, in practical and technical terms they are mostly referring to
tradifional L/C, which has already been deéveloped and utilized, and not innovative 1L/C, which
the BPN is seekmg as an urban and infrastructure development system. Therefore promohonal
activitics arc required until the innovative L/C takes root in Indoncsra The action plan was
proposed mcludmg the necessary aclwrues as follows '

Actton Plan for Innovatwe LIC Promotron

Amwtres Jor legal armngemcm (Iegis!aﬁon)

Draft of L/C ]aw T T LIC Taw TUST be draﬁed for legrslalron based on the proposed assocmtron type
4« | LAC. (in preparation)

Promononal acnvr:res for D Campa;gn foracqurrmg pubhcfpolrlrcalacceptance/supporl for legas]auon v
~ legislation - . il L . L SR

Activities for pilot projea' implemenmllon '

Organizing fandowners for Prr,sematron]cducatlon and negouallon for consensus bur]dmg
. commupity involvement

Transmonal system . Tr'ad_rl_mnai LIC syslem must be e]aborated for apperalron inthe prl'o't project. .
: - -+ | The system shall enable infrastructure construction through dev. benefit
capluring, based on the maxirmum ulilization of the existing lepal frameworks,

Govemment task force | Task force for promotional aclivities of pilot project (Central/local government)

LC 1mp!ementat10n o ¢+ | L/Cimplementatson plan for pilol project must be fomrulaled basedon the
' resulis of the above-listed activities. L

Achivities jbr U(,' projecr der elopment/e.\pausiou

- Capacity buﬂdmg of local Dissemination, education, and tralmng to locsl govemment on mnovalwe L/(,
government croc o | (Seminar, work shop, school) S
ot [Establshment of division of urban developmenl in local admmrslralron
Assignment of staff and engineers to the division .- e
L " | Establishment of financial budgetary system
Capacrly burldmg of cenlral Strenglhemngfexpansron of dwrsron ofl./C m BPN (Admrnrslrauon gmdance,
. Orgamzallon ST prémotion, project momtormg)

- | Establishment of division of urban dcv pro_rect in deparlmem of Puhhc works
Capacriy burId mg of' L/C 2+ ] Establishmeént of National 1./C association- : '
- consultants’ 1. : .Strengthen the consultmg ﬁrms \\orkmg in L/C

Aclmucs for research and development SDT e vl ey

Strenglhenmg research/dev, | The research and development cenler for Iand managcment (BPN)
~ function on LfC and urban _ The mstrtute for housmg and urban seillement iI‘ W) 2

development

'ﬁ Among thc actwrtres prlormes should be placed on - ac!rwlies for Iegal arrangemen( for
s .-mzova!rve 1L/C avid prlo! pro;ect_1mplem_e_n_1atmn L/C Law niust be drafted for legahzahon of
- the association type L/C. The BPN has already’ slar_ted drafting the law.  However some
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lrarisilional LcC system must be claborated to bridge the existing system and the proposed .
innovative system. The BPN has been proposing some devices such as landowners’ Panitia

(committee) for association and letter of attorney for preservation of land rlght as the second
best alternatives. :

The pilot project implementation is also important in terms of system testing, through which the
lessons are obtained to be used for technical and legal improvement of the L/C system, and
show case, through which the advantages of L/C projects can become v151ble The pubhc
awareness of and support for the innovative L/C may thus be galned

Actmtles for L/C prOJeet developments mcludmg capacnty bmldlng of locnl/central
- government and consultants, and for research and development on L/(, and urb’tn development
must be enhanced and continued in the long term. Lo : '
2 3. 9 Coneluswn and Reeommendatmn on the LIC System Improvement

(1) System lmprovement for Innm atnve LIC

It is quite SIgmﬁcant to establish a development mechams.'n of L/C Cosr recovery by )
development benefit. For this purpose it was recommended to establish an L/C assocmnon as

an implementing ageney, which can construct infrastructure, and replollmg system based onthe . -
land value evaluation as cost recovery system by beneficiaries. An L/C system lmprovement SO

* plan with Guidelines for L/C projects & Manuals for Practical procedures was presented for
1mplcmentmg L/C based on the development mechamsm of L/C, with the recommendations in
~ such sub-sectors as govemnment approval and the agreement of landowners land managcment _
financial system orgamzauonal system and legal arrangement

| (2) Legal Arrangement for System Improvemcnt in Assoclatlon w:th Government |
Reformatlon o o _ o

Legal anangement is 1mperatwe for realmng the proposed L/C 1mpr0vement plan The legal i
arrangement should be pursued, with the emphasns on the importance of L/C in the government ;
reformation, highlighting “land management” in respect of property rights in L/C and “Urban

Area Administration and Management” based on Law No. 22/1999 on Reglonal Admlmstratlon E

under the decentralization policy of the govemment ‘which necess1tates the appllcatlon of LIC

in terms of empowering the commumty and urban in plaee of the past sectored approach by the L
central government : _ :

(3) LIC System in Systematlzatlon of C:ty Plannmg and Development in Indonesna 5

LIC is mslrumental and responswe to the goals and purposes, Wthh the deeentrallzatlon

. policies targeted at L/C, can be utilized to increase the 1mplementatlon capablhty of city © -
planning of local government. For this end it should be inter-linked with a Spatial planning -

system, more strategically with the urban’ area adminisiration and management system ©

mstntutlonallzed by the Minisiry of Home Affairs, and KASIBA devclopment sponsored bythe -
State Ministry of Housing and Urban Settlement, which eventually leads to the systematlzatlon- T
- of city planning and development of the local government, . T he integration of L/C into - .

systematization of City Phnnmg and Dcvelopment represented by the urban area
adminisiration and managemenl in Indone51a was recommended :




SUMMARY REPORT

(4) " Promotional Action Plan

A promotional action plan was recommended with the emphasis on activities for the legal
arrangement for innovative L/C, and pilot project implementations. Regarding the legal
arrangement, some traditional system may be necessary to bridge between the traditionat and
innovative L/C. 'The pilot project implementation is also important in terms of system testing
and showcase of the innovative L/C. To develop and cxpand L/C across the counlry, '
dissemination/education on the innovative L/C must be continuously carried out.

s
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3. Urban De#elopment Project Planning Study

1 Sifes proposcd for Casc Studics of KASIBA and Land Consnhdalmn
T hc candidate sites for bolh case sludlcs each of an arca wnthm 1 000 ha for thc M'lSlCl‘ Plan of
KASIBA and Concept Development Plan of L/C were selccted from the wholc Panmg Panjang
and Jatnsﬁl DlSll‘lClS rcspectwel) - : '
( Parung Panjung] :
" . Location and Basic Feature

~ The Parung Panjung District (Kecalrnatan) is located 35 km southwest of the Jakarta city center
and in the northern edge of the Bogor Regency (Kabupaten) proximate to the border of the

" - Tangerang Regency. This district functions as Bogor Regency’s area of regional adiinistration

{evel-11. The District with the acreage of 6,289 ha consists of 11 Sub-districts (Desa) and its
popul'mon was 67,858 in December 1997. The population growth was about 3.4% per annum

in the recent years, belween 1990 and 1997 and the population densny reached 10.8 persons per
hectare. : : .

- Dcvelopment Pcrspectwe as Suburban Town ' ,
Parung Panjang is classified as a “forth center” within the Bogor Regency according to the
urban funchons and hlerarchy indicated in BAPPEDA’s c1ly planning scction.

: chloml System
- Primary Center ~: Jakarta
- Secondary Center : Bogor - :
.+ Tertiary Center - : Rumpin, Ieumllang, Jonggol
- Fourth Center  : Parung Panjang, Jasinga, Ciawi, Cariu
Fiﬂh Centcr : Seat of cach district (Kecamatan)

T he posmon of Parung Panjang is hlgher in terms of hierarchy than the dlstnct seat. Thus, it

- should be further developed asa regional multi-function town. Due to the necessily for urban

vitalization, the KASIBA system will ambitiously be fully used as a tool for

. developing/controlling measures of urbanization, preventing sprawlmg of large-scale real
- estate dcvclopment under an ad hoc based permlssnon '

~ The candidate S|tc for thc case sludy is also located ina polelithlly slrﬁtégic location élong the
- Jakarta-Serpong-Rangkasbitung railway and at the junction of proposed major regional arterial
- roads, including ihe Metropohtan ng Road whlch will serve as an outer orbml route for the

*.. BOTABEK arca.

- Parung Panjang area is a challcngmg locatlon for studymg the housmg and settlement
' dcvclopmcnt lhrough the KASIBA system judgmg from the above-mentloned features.

[ JamSIh ]

- anatlon and Basnc Fcaturc Ca : o ' ‘
Meanwlule the Jatiasih District is located Just at the outsklrts of DKI Jak'lrh about 20 km east :

from its center with an arca of 2,450 ha. It is exaclly within the fringe of the Jakarta -

‘Metropolitan Area (JMA), where a Jakarta’s urban conurbation extends and a recent massive
s populatmn mlgrallon both from thc outbound and mbound of Jakarta, can be observed The
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total population counted for 91,500 in December 1997 and its population density was 42.7
persons per hectare; this figure is not so high comparing with the neighboring districts such as
61 to 110 personsfha in Pondokgede, Bekasi Timur and Bekasi Selatan. The topographical land
profile of Jatiasih is of a plain with an altitude of 20 to 50 meters, and with moderate land slopes.
In general, the existing land usc shows a typical pattern of the Jakarta suburban area; that is,
mixed land use with suburban agrrculture fields and newly devclopcd/under development
subdrvrsron esfates. - - - o

- Dev elopmcnt PlanIijcct SR
According to the spatial plan of the Bekasi Mumelpallty (Kot'rmadya) 'md the structure plan of
: Pondokgede/]atnsrh Jatiasih’s fulure urb'm development nature is expeeted to be as follows:

e Jatnsrh isdefined asa resrdenttal!dormttory arcaof a low/me(lmm densrty wrth some
open space for the Jakarta Metropolitan people. '

-+ A regional core/center function is expected around Jatrluhur in Jauasrh though the

- detailed content is still unclear. - Foa - : :
..~ Jatiasih is in a very strategic location served by the toll expressway network one
- . being the Outer Ring Road with an mterchange and another bemg the proposed
Jatiasih- -Karawang Tnnur Road - : : I

Jatrasrh s accessrblhty by the reglonal toll road network will be tremendously lmproved when '_

these projects are completed. The distribution of location permits for housing development in

* Jatiasih covered almost a thlrd to half of the total area in 1997, and several projects are stlll
going on. : : :

: Accordmgly, Jatrasrh is one of the most surtable srtes for study;ng housmg land provrsron
' through rmprovements of the ordmary L/C system in the JMA o

3.2 Case Study of KASIBA in Parung PanJang “
B (1) Srte Sclectron for Master Plan Study o
The major crrteria to consrder for the site selectron are summanaed below '

| Arca Sultable for the Development Concept 1. R : .
: The development concept of Parung Panjang is to bu1ld the “Rarl Ortented New Town m order o
to fully utlhze the potentlal of the exrstmg rall network SRR :

[Devclopment ochgronal Scrvrce Ccnter] L I IR CRE R
- The reglonal service center will be expanded to accommodate future development f his
) e}tpansron wrll cover a wrder functlon and area in the regton : -

[Catchment Arca from Traffic Node] ST - < :
" The selected area has potential for mtegrated urban and settlement devclopments located :
around the proposed new rarlway statron e : ~

[ Exclusmn of Conservatlon Area] iy R L o
~ Based on the Bogor Regency Spallal Plan, the Pamng Panjang d1strrct has 3 categorres of
conservatron areas (Agnculture Use, Rural Settlcmcnt and Other Use Areas) that must be

' ?.'GXC‘Uded e e B T e et ‘ ' |
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(2) Master Plan (1,000 ha)

[ Development Scenario in Response to Demand | , : - BRI
The housing demand has recently dropped duc to the current cconomic crisis an(l polltlcal
turmoi!. Thus, itis increasingly difficult to predict the level of future housing demand and when
suflicient demand for the Mater Plan arca (1,000 ha) will be generated. Accordingly, the Master
Plan only describes an area of 300 ha, which is designated to meet the forecasted demand and
follow the policy of a “more concentrated and slimming down of the urbanization™ approach.

~The remaining 700 ha are desngnated as a future urbanization area for the long term, in
accordance with the economic circumstances and social needs.

[ Conformrt) with Local Characterlstlcs and Socnal Needs ]

The Indonesian government has adopted the ratio of 1:3:6 (in terms of numbers of units
supplled for upper, middle and lower category housing respectively) for the supply of housing
* in large scale developments (about 200 ha or more), and every new devclopment is reqmrcd to
adhere to this prmerple However, difficultics have arisen with respect to the upper category
housing development in Parung Panjang, particularly in the early stages of the development, -
due to the potentiality of the land. Given the target groups mtddle and lower catogory housmg
can be supplled based on the demand analysrs ' :

3 [Conformlty with Transportatlon System] P L S T PR O TN SN
- The key issucs involved in the reahmtton of the KASIBA development n Parung Panjang are
as follows: - - - : : S ,

a. The 1mprovcmcnt of the rail network up to Parung Panjang . : Lo
- b. The opening of a new railway station in the center of the Master Plan area o

c. The construction of a new arterial road (to strengthen lhe north--south axrs)‘ eonneeted '
‘with the Jakarta--Merak highway '

d. The construction of a Metropolrtan Ring Road to umfy the Jabotabek regron S

[ Conformity “uh I)esrgnated Urban Functrons] T : IR
The JABOTABEK Development Plan, prepared by the Department of Pubhe Works, sets forth -~
a designated hierarchy of cities and the function of each city concerned are based upon the
regional forecast structure, Parung Panjang is de51gnated asa 4"’ level elty m thls hterarchy

[ Development Frame and Housmg Dcmand ] : S ‘ L s
In accordance with the results of the development demand study, housmg demand in the Bogor :
Regency will require 47,000 units over 5 years (uncertainty after 2001). The planned arca of
- the proposed KASIBA in Parung Panjang amounts to approxlmately 300 ha, wnth thlS bemg R
allocated for housmg, roads and pubhe factlmes ' R S

(3) Slte Selection for the KASIBA Development Plan o

The candrdale site for the feasrbtllty study arca (total aica wnthm 300 ha) should be selected S

from the designated Mater Plan area. The major points to consider for the site selection are

- described below, if most of them are positively answered then the area wnll be sultable for the T
KAS!BA development plan s I*easrblhty Study e )

[ Area Sultable for Estabhshmg the Rallway Commutmg Town ]

The catchment area for the proposed ratlway statlon should be mmally deﬁned in order to :':_
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ensure that it will attract sufficient amounts of passengers. It can be fully utilizing the existing
potential of the rail network partlcularly for low-income groups

[ Area wlnch Must be Included Perumnas’s land ]
Following to the development policy and strategy, most of the arca must be included in the land
occupied by Perumnas. Therefore, Peramnas is the nominated main organuatlon of the KMB
and also most potential candidate for the LISIBA contractor.

| | Exclusion of an Obstacle Area for Land Purch‘nsmg | :
- Based on the conducted site survey, the southern part of the area, where two f'ietorres and many
villages are scattered, should be excluded due to land acquisition difficuitics.

@) KASIBA Development Plan (300 ha)

| Present Condition ofthe Area ]
Populahon ' - - - :
The estnmated number of the populatlon in the area is 2 590, and the number of household is
650. -

LandHolding | '
- In the development area, most of the iandholdmgs are based on “freehold fitle without
certification (Hak Girik)”, and part of the area is occupied by real estate developers wrth “the

- rrght to build on land (Hak Guna Bangunan)” on an area of 29.4 ha.

- Land Value . '

The most expensrve is resrdenttal area (the highest bemg at Rp 35 000/m2), and land for rice
fields are lower (the lowest being at Rp.6,000/sqm). The ma_}orlty of the land prrees range
. between Rp 8 000 to Rp 12, 000 per square meter o '

: DevelopmentTrend _ R T & R ' -

There are 5 Iocalion permits that have as of now, been 1ssued to developers mcludmg Peruinnas.
Perumnas has acqmred a total land area of approximately 106 ha for low cost housing, which
" covers 50 percent of the planned project area. However, the shape and locatlon of the acqurred

land seerms to be respectrvely m'egular and scattered

N [ HousmglLand Allecatron and Development Scheme ] a & : o
~ On the assumption that 33 percent are for middle-class houses and the remalmng 67 percent for

- low-class houses, the number of units is 3,500 households (14,700 persons) and 7,300 | .'

~ households (30,600 persons), respectively. In terms of land use ratio, 60 percent (93 ha) are for
. middle-class houses, much larger than 40 percent (64 ha) for low-class houses. Two types are
- available for middle- elass houses and stmple housmg (RS) and very srmple housmg (RSS) for

o low—elass houses

- [ KASIBA lmplementatron Plan ] SR
~ - Conditions for the Formulation of the lmplementalton Plan e S
So far we have been studying various types of project systems that should play a leadmg role in

S organizing the KASIBA Management Body (KMB)." Proposed here is a system and a

" development enfity considered bemg the most applrcable and easrest to matenahze among the
. vanous alternatwe seenanos ' _ PRREE . L

oy
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- Implementation Systcm as a Premise -

As far as the project area is concerned, a project system with a comprehcnswe land purchase
has been adopted. Regarding the land purchasing, Perumnas has the priority due to its current
land possessions and development rights.  In other words, the KMB will acquire land in the.
project arca, including that owned by the arca’s largest landowner Perumnas, implement
infrastructure development and sell land with added value to contractors in LISIBA in ordcr to
ensure profitability of the project.

- Organizations Involved in the Establishment of the KMB ' ,
Given the above project system, Perumnas will play a leading role in semng up the KMB
together with some sub-organizations such as the MENPERKIM, the Ministry of Public Works
and the local government, which will assist the development of the KASIBA project.

- lnsutuuoml Arrangcmenl
“The decentralization process will render the local government ﬁnancnally and admmlstrauvely

" more independent. However, it is essenlnl to insure tlnt the followmg partlcular pomts be well
: coordmated in I‘uture reform efforts: : . :

- Strengthening the fi mncifll budgets for basic local government public works

- . FEstablishing clear guidelines for bctlmg investment pnont:es and the rankmg of
. alternative projects . : :
- - Bringing up capable governmcnt oﬂlcers in each posmon and ﬁelds Gl
x "~Strcnglhenmg the local govcmment planning section in terms of admlmstralwe
o capacny and nghis S -

: Pro_lect Formulallon g TN

) Strcngthemng of the Perumnas’ Aclwmes ,' RN : SUUE: x

As a first step toward meeting the changing demand Perumnas \wll be able o not only

construct and sell low-class houses, but also middle-class houses. In the near fulure, it is a

necessity for Perumnas to also perform a leadership role in the KMB that serves to promote

* urban developmenl and carry out land rcadjuslment in coopcratlon wnh the Nallonal Land
Agency . : o .

anate Sector Pamclpatmn s : : i
- The use of the private sector to carry oul housmg pl‘O_]CClS is cmclal for ensunng an eﬁielent <
implementation of those projects and programs. The profit motive makes private firms more
. sensitive to consumer demand, improving prospects for a sustained flow of benefits. After
~* improving Indonesia’s economy, their financial resources, management skills and techmcal .
g know-how should be fully utlhzcd in ordcr to attam the prOJect and program goals o

; lmplementatlon Schedule i
Act in Concert with the Market Matunty

The Short-term perlod is 5 years, 2001 to 2005 the Medlum (em1 is 5 years, 2006 to 2010 and o

~ the Long-term is 10 years, 2011 to 2020. Conmdermg the economic growlh in JABOTABEK
the followmg 1mplemental10n actlons are desn‘ed for each term

S Short«term Preparatory and engmeermg work for the executlon '

: _ Mid-term  : Development of the priority arca (300 ha/10,0000 housoe)
s _Lon_g_—le_rm Development of the Mastcr Plan arca (700 ha/23 000 houses)
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: Feasibility Analysis : ' :
A financial analysis was conductcd on each of the following four types of Parung Panjang
housing developments, out of which land consolidation is used in two cases. (F.and and housing
development by a single cntlty, which i is currently undertaken as the conventional housing
development by Perumnas, is presented as Case 0 for leferencc.)

Case 0| Landmousing development ”E;,ﬁ;ia:;i(;glzilfg\stmcuon land acquisition andhousmg devclopment
Case 1| Sclling LISIBA - {llli"sri\ls.gt:\uc(.llre construction and Tand acqu:smon by KMB and sellmg
Case 2 Dcvelopmkﬁn {Jhargé | R\lfg?ls}!}iucture construciion by KMB and d_\'ffopment charge on |
Case 3| L/R for KASIBA /LISIBA | L/R covering the entire area
Case 4| L/R for KASIBA ' | LR for main infrastructure o
~Table 3.2.1 Finaiiciai Analysis Comparison Table
_ S Case0 | - Casel .~ Case2 © Cased} "V Cased .
KASIBA . . [Land/Housing Dev.| SellingLISIBA |  Dev. charge L/C KasibaLisiba [ . L/C Kasiba
A. T_i_)l_arl area (-,000 m’) C| e 2300 L, 24304 RN X KL A s 24300 | L 24300
- of which Infra/Public RN 7% B BT Sus | Lo38 oL T7293 | - 0 318
B. DevelopmentCost | =" - 55646l Sooes | Ta200 91131112457 | * 33,512:42,140
l.Landdev.cost -~ . | 7;1.0,936 Cooosns2z o w0 | om0 | "29,245'
 Land acquisition 1 Lo 31936 | 396 s 3 | 0 0
O InfrafOthers - 0 0 T it 79000 | 29246 f - 29246 | 0L 79,000 | o 29,246
2. Housing dev.cost casme | U o o e e ) e
3. Interest Payment [ . o - ; e 1233457 4.266-12,894
{Intcrest Rate) LT R : C1030% b 1030%
C.Revenue . - T612,583 om0 | T 35318 | 91131112457 33,512-42,141
I.Salesofhouses 7% f o0 599534 | EERRE BN IR 0 o
2. Commercial area 1 43,05{_3 5_ .0 T ol 0 0—
3_.Salesolfl;lSIBA‘: FIEE IR I SRR - ;LI SRR I IS .0
4.ChargetoLISIBA | .. 5vof - .o 0| om0 - "o
5.Salcofreserveland | o) oo o 9LI3I-112457 | 33,51242,141
DRR e T e s b e | | = =
F IRR for LISIBA housmg .o Low Mid. Low Mid. R Ces
dcw!opmcm ol Lo - C!a;s Class | Class | Class -
S e% | 1% | A% | 1%

st Rauo ol planned rcserve ]and ovcr mamma]ly allowable reaerve Iand

. s xpccted Cash Fiow if": B L ' S SR SR
. The KASIBA development in Parung Panjang, the total pro_lect (:031 excludmg interest costs is
- Rp. 61 billion. Although révenues are only expected to be gencrated from the second year, the

. 'yearly net cash flow will be posmve for the first time in the fourth yeat. ‘Asa result, capital

needs w111 pcak in thc fourth year' apprommately Rp 35 bllhon will bc necdcd as capital costs

Perumnass parllcnpatzon m thc KMB'S capltal by provrdmg 1ts alrcady acquwcd land (106 ha)

' 49
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would lead to a smooth implementation of KASIBA in Parung Panjang. The value of the land
currently owned by Perumnas in Parung Panjang is estimated at Rp.12 billion, which is
equivalent to a third of the KMB's required capital. It is expected that the local government also
participate in the KMB, providing the rest of the capital, possibly by using a foreign loan.

(5) Conclusion and Recommendation

Dcvclopmcnt plan _ ' '

It was just at the beginning of social unrest and economic crisis in 1998 when the master plan
covering 1,000 ha was formulated. To respond to this situation, some measures were taken in
planning works ¢.g. the development arca was reduced to 300 ha, leavmg the other 700 ha for a
future expansion arca, and within the 300 ha area only middle-low class housing under the 1:3:6
housing policy of the government was atlocated, excludmg high-class housing for future
development in response to the dec]mmg housing demand especrally in the upper-class.

Financial analysis _ '

As a result of these measures, the ﬁnancnal analysm showed the IRR wmdd be at ] 7% Jor the
total housing project, and when it is divided into KASIBA (I(md and infrastructure) and LISIB
(housing), the Jormer around 6% and the latter 8% (Low class)-13% (Middle class) tis
apparent that if the former (KASIBA) is set at lower level, the latter (LISIBA) increascs, and ift
- the upper-class housing is included when the economy is normalized, the IRR tends to further

go up. The financial analysis showed: 1 ) KASIBA is feasible when the real interest rate is 10%

(the government has been taking measures for lowering interest rates for the Indonesian
economic recovery); 2.) With low-cost fund provided by the government (KMB), the
infrastructure cost can be recovered through KASIBA; 3.) Cross-subsndy from middle-class
- (13%) to low-class (8%) becomes possible; 4.) The selling price of LISIBA should be

| ° determined, taking into consideration the reasonable proﬁt to LISIBA dcvclopers in addmon to |
' the KASIBA cost recovery - : =

~ Pilot pro;ect - : ' el SO

~ It may be concluded that KASIBA can be apphcable inthe outsklrts of Jakarta However takmg
into consideration the unpredictable economic snuauon and the housing demand, it is
recommended to start preparation of the pllot project in one small-scale community where
Perum Perumnas has already acquired land, in the planned KASIBA development area (300 ha).

pransmn shall be examined in response to the socio-economic condition and housing demand -~

~ in the future, because phased-development is one of the basic advantages of KASIBA. In the

. pilot project, the KAS]BA Law and government regulatlon W1ll be apphed for the ﬁrst tlme in - -
Indonesm , ST S . _ S

Metropohtan urban arca and agency

A metropolitan urban area and agency covermg several regenc1es and mumcnpahtles is due to e

be established based on the Law No. 22/1999 and the govemment regulation, - It is

recommended that the pilot project be handled by this agency, and not by the Bogor regeney S
~ only, where the project is located, because housing demand to be met in the pilot project comes .

from DKI Jakarta and other surrounding areas, Therefore, the sharing of funds for the pilot

project must be also coordinated through this agency. The real housmg demand and the fundlng S
- capacity of thc KMB shall be scrutinized in the framcwork of the Metropohtan urban arca. The .~
housing demand relics on the govemment ﬁ11an01al measures, espe(:lally housmg ioans to the o

publle which wﬂl be eslabhshed by the new government

o 50
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KASIBA in reviewing Jabotabek Master plan (1997) -
The KASIBA case study showed that it is effective in leading urban and housing development
along the r’nlway so as to a create rail-oriented town aiming at the environment and transport
improvement in the Jakarta area. It is desirable that the government enhance this urban policy
through the application of KASIBA. Espccially KASIBA and the urban policy should be
examined in reviewing the Jabotabek Master plan (1997) in the changing economic trends,
which will be done by the new government. This is related to the proposal on the study for
urban development through KASIBA in the Jakarta Metropolitan area.

33 Case Study of Land Consolidation in Jatiasih -
331 Oullmc of the Study Flow
‘ [ Four Steps of Study Stages in accordance mth AreaIPlannmg Level ]

' As Jatiasih was sclected as the case study area for land consohdanon in the scope of work of the
_ Study, is regional structure context, in the Jakarta Metropolitan Area, was analyzed from the
viewpoint of urban development potenttal in the ﬁrst stage : : :

Second based on the undershndmgs that the L/C prOJect system could be one of the most
effective tools for nnplementmg and strengthening the city planning system in Indonesia, a
- long-term urban development concept plan was drawn up for the selected area (1,000 ha). This
concept plan can provide general development directions for the L/C pro;ect as well asa total
urban development perspeetwe of the area. - :

- Inthe next stage, the I/C master plan was studied for the selected area of 300 ha to analy7e the
L/C project feasibility. In addition, an arca of approximately 30 ha was determined as the most

provable area for the L/C project implementation within the master p]'m area, and the des1gn
~and 1mplementatlon plan were formulated for tlus area. SR :

-Moreover the general valuation and recommendatlon techmcal gu1delmes and manuals for'
practical procedures for the L/C project implementation wifl be scrutinized in a future stage and
proposed asa conclusmn at the study ] fmal stage. -~ L

. 332 Concept Development Plan S
.:'_'.(I) Slte Selectlon for the Concept Development Plan :

An area of approx1mately l 000 ha composed of Jatlmekar, JallaSlh and Jatlluhur Sub dlstnets
3 was selected for the concept development plan based on tho followmg v1ewpomts s

S [Typlcal suburban res:dentlal town development through the LIC system in the Jakarta

- Metropolitan Area] . : ,
A part of a low—densny and mefﬁctent land -use in Jatlasnh appears smtable for conductmg a.
* study on typical examples of L/C prOJect introductions, where a recent huge resulent:al o

- Z_‘_;_development potentlal ex1stsmtheJMA’s suburban area.

-' .'[ A certam area for commumt) development ]

- - Asan area of about 1,000 ha was selected as the concept development plan area, thls prototype'
'was selectcd bascd on’ the posntmn of the reglonal commumty planmng, a range of dally :
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people’s activitics, local community/government jurisdiction, etc.

[ Possible urban devclopments with an advantage by toll road improvement |

The Jatiasih-Karawang Timur toll road, as well as the southeastern section of the Outer Ring

Road, is planned to be constructed in Jatiasih. A possdnhly of the arca development through

the L/C system, where a series of a(lvamages re31de in 1mprovmg the accessibility, could also be
cxamined. - :

[ Establishment of new regional center |

According to the tentative spatial plan of the Bekasi Municipality, two regional centers for
primary economic services are planned, one is proposed at the urbanized arca between Bekasi
Selatan and Bekasi Timur, and another one would be in Jatiasih. The latter should be included
in the case study arca. As Jatiasih has defined its importance in the regional/urban development

context, for mstance how to rcallze a new regional center applying the L/C system will be
exammed .

[ Othcr eustmg condltlons] = ' L
- Suitable topographlcal/envnronmemal condlllons for urban developmeni
- Not urbanized demographlc conditions, S
- - Exiting land use in low-eﬂncneney,
= Necessily of infrastructure development
,zj - Commumty structure ete

'(2) Plannmg Scenarlo _ |

[ De\’clopmcnt snale for the long-term ]: A SERE SR

. In Jatiasih, it seems certain that the concept development pl'm arca is to fully bccome a part of

the Jakarta conurbation built-up area sooner or later because of its proximity to Jakarta and the
past/present urbanization trend. In this regard, a future development plan itlustrating a ‘whole-

urbamzed land use p]an as a long—tenn development goal should be establlshed '

| Development theme and frame\\ork] S ol s
A title, ‘Amenity and Prosperity in Urban ere lhmugh L/C System for rhe ZIsf Cenmry -as a,
Model Suburban Town in the Jakaria Metropolitan Area-was set up as a development theme for
" the planned new commumty, where a substantial Land Consolldauon pllot pro;ect wnll be :

implemented as a major tool of urban development ‘ '

The future population of the whole area is estimated to reach 65 000 to 85 000 persons in 2010 -
- taking into consideration the very 1 moderate increase of the slow-down development progress

- accomplished during the recent cconomic- recession, and compared wﬂh the prewous S

- framework in 1he JABOTABEK development strategy plan : -

_ [Reglonalroadmtwork] R R T RIS SI SR SR TE L N

" Since transport means mthls area, bothpublncand prwaletransportahon completelydepend on
- roads, the systematic road netwoxk development isan essennal factor of the transportatlon plan o
~aswell as urban development PP R S N Y 2

lhe rcglonal artenal road network is planned as follows S

N _-:-__‘ Completlon of a gnd pattem network of reglonal (prlmary) arterlal roads through the
R lmprovement of exnstmg roads and constmclion of mlssmg lmks especmlly creatmg
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an cast-west connecnon

- Widening of Jalan Raya Jatiasib/Jatiluhur to cope with the traffic demand to/from the
toll expressway as the backbone of the arca.

- Development of internal (secondary) arterial roads in the area with an adequate
network density for smooth access from each sub-community to artcrial roads.

- Provision of enough collector roads to permit access to each housing lot. .

- Pe(lestrian network together with greenery and open space network.

' | Alter mtlve devel()pment patterus i - : :
Two comparative scenarios for the future development of the arca are exammed to 1l1ustrf1te a
target of the concept planmng - - : : :

'Altermtwe A Ordlmry Land Consolldatlon wrthout Comprehensrve Plan

This plan is based on an orthodox (or ordmary) context followmg a natural development trend

- Gradual resrdentnl arca development unified mto the Jakarta conurbatlon area.
- - Rather small-scale housmg development. . S : SRR
- - . No strategic commercral developments in large scale
- Less ldentlty of the commumty T

lhls isa development image of the area wrth some small-scale nnplementatmn of L/C prOjeClS
- without a comprehensive urban plannmg It is likely to be the case in the future lf no
comprehensive crty planmng and enforccment pro_;ects are managed FNE

) Alternatlve B: Integr’ttcd Lfmd Readjustment and Commumty Rcdevelopment
~ Another plan is also set up as a strategic development model case through an mtegrated clty
_ plannulg Major issucs of this altematrve are: - T o

- [‘ ormulatlon of quast mdependent commumues even in the Jakarl‘t conurbatton area.
... - .. Development of multi- funct10n reglonal sub center :
- - Efficient land use pattern. = .- : SRS
- Establlshment of a model suburban commumty

Plan B is su1table asa target of an mtegrated urban development together wrth L/C pro_;ects and

the redevelopment of existing communities. This can reveal an image of proper land use
“orderly arranged together wrth a systematle road network to cope wrth the commumtres :

actwmes B PR R : : T T e
: Tlus overall future development plan can be a fundamental concept for furthcr master plans and
' l /C desngns (Refer to attached ﬁgures) : : :

3 3 3 LIC ‘\(Iaster Plan

: (I) Srte Selcctlon for the LIC Master Plan :-:'-.

‘A part of about 300 ha wrthm the Conccpt Development Plan area was selected for the L/IC

- Master Plan, considering development priorities, the applicability of the L/C project and

~ desirable impacts for further implementations.. It is the southwestern part of the concept plan o
- area where a medlumllow densrty resrdcntlal arca i 1s dommant Lo
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(2) LIC Master Plan

| Existing conditions of the area | - : '

- Detailed topographical condition: The study areaisa plarn wrlh a sllght slope of an altitude
of 28 to 47 meters. -

- Land use and Population: The extstlng land usc is donunated by a mixiure of dry crop land
(60%) and scullements/villages (34%), both along major roads and scattered in the crop
land (34%). There are only very small portions of publlc land (3%) such as roads, religious -
and educational facilitics. - Since the Jatiasih arca is a typical suburban agricultural
community cxcept for two housing estates currently under construction, the total
population is 6,200 and the population density was only of 20 persons per hectare in 1998.

- Building condition: There are 1,700 buildings in the area and most of them are for local
farmers’ residences, small in scale (less than 100m?), with one story and made of

 brick/concrete in poor condition,

- Infrastructure: There are insufficient infrastructures for an urban lrvmg env1ronment such
as road networks, waterways, drainage/sewage and supply/treatment facilities.

- Public facilities: There are several educational/cultural, commercial, rellgrous l‘acrhtres for
traditional communities in small scale and in fare condition. -

- Land price: Prices along the main road is Rp.100,000 to 225, 000/m?, meanwhlle the mner

* land is around Rp.50,000 to 80,000/m’ accordmg to the hearing survey result. -

- Property ownership: Most of the area (72%) is composed of uncertified land ownership
(Girik). Certificd land ownership (Hak Milik) only comprises 8% of the total Rather
bigger landowncrs arc locatcd in the southem part of the area. - C

[Masterplannmg] : RETE AL S S S
Planning directions and the framework for the master plan were again ex'tmmed in compllance
- with the authorized concept development plan.  Planning and design standards for basic
infrastructures are determined, taking into consideration the developmentlevel target. Theyare -

roads (by cafegory), bus terminals, water supply systems, wastewaler trealment systems "
dramage/flood protection systems and publrclsocral f‘lCllllleS - 2

" It has been forecasted that the populatron wrll increase by 25 000 persons wrth an average g

population density equal to 100 persons per hectare instead of 20 in 1998. Future land use of -~ :

" the master plan arca, after the L/C projeet will consist of 92.6 ha (30.2%) of public land such as

roads, waterways, parks and public service facilities and 213.8 ha (69.8%) of prwate land such -

as residential, business/commecial propetties, excluding developed lands. .-

A layout plan of future land use and mfrastructure development was proposed as a result of the o N

- master plan. (Refer to attached ﬁgures)

N Feasrb:hty of the master plan ]

. Feasibility analysis on the L/C project as a whole applymg an ordmary assocratronfcooperatwe =

orgamzauon, was examined based on some assumptlons

- Total cost excludmgmterests Rp 80 9ilmrlllon
- Project period: 7 years,
.- Timing of sale of reserve land: from year3 to7 i R e
" - Price of land: Rp.100,000/m’ before the pl'0_|eCt and Rp 266 OOO/m after the pro_leet
-+ = " Real interest rate of loan: 10% and 30%, -
- Base case = Cornplete self ﬁnanee L/C pmject Altemaltve case Wlth subs1dy
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Financial cash flow analysis on the basc case resulted in necessary interest payment of a total

Rp.8,293 million, and the debt kept at Rp.17.4 billion for five years from the second year.

~ Meanwhile the necessary land contribution for reserve land (cost recovery) is 33.5 ha in
addition to the public land contribution of 74.5 ha. Accordingly, the aggregated land
contribution rate accounts for 37.5% in the base case and 32.1% in the ‘with-subsidy’ case,

though the ratio of planned reserve land over the maximally allowable reserve land is less than
20%. ‘This land contribution rate is a very critical point to whether the L/C project is acceptable
or not to the landowners and land-right holders.

Further necessary studres will be camed out in the LIC imp!ementalion plan stage:

- Reductlon of rather higher land contnbutroa for publre facrhtres,
- Acceptable extent of reserve land,

- . Availability of some subsidy from the central/local govemment
- Implementation program,

- Availability of financial source at low interest rates, and

- _Procedure to get consensus from partlcrpants

_- (‘t) Selectlon of LIC Implementatlon Arca

o A canchd'lte area for the LIC 1mplementatlon plan can be selected among the southem part of
o the mastcr plan arca, Judgmg from varlous aspects of project lmplementatrons as follows

Rather snmple res1dent|al area development :
- Existing inefficient land use and rather lower land prlce
Certain size of individual land lots, :
' Intentton of land development by absentee landowners most]y hvmg in Jakarta ete.

I

- 33 4 LIC Desrgrt and Implcmcntatmn Plan
(1) LIC DeSIgn

a The area for the LIC prolcct lmplementauon is deﬁned based on the newly developed

- topographical map (scale of 1:1,000) and the results of the site survey 111, considering formmg a

umt of llvmg commumty Iis total arca counts for approxnmate 26 5 ha.

E Smce there are no authonzed desrgn standards spccrﬁc to L/C prolects tentahve infrastructure

_ - design standards for residential developments analyzed from both aspects of existing features
. and future development patterns, are apphed in order to create a betler urban living

envrronment through the L/C pTOJCCt

B The L/C desrgn of the 1mplementat1on area IS as shoWn in the attached land vse and block plan.

Lo (2) Implementatlon P]an

| .Major ﬁgures of the L/C 1mplementatron plan are tabulated in the followmg tables : |

o : rThe selected L/C lmplementation prolect reveals a comparatwely sound feasrbllrty, due to the '

| relatnvely small acreage of the area, _moderate pubhc land use, scale of constructron cost and
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implementation period. The conmbullon rate of 27.7% could bc 'tccepled in cmnparlson to a
reasonable land value increase and ratio of R/R :

max*

Tahle 3.3.1 Land Use an(l Major Public Facnht:cs

l.and Use Before PI‘O_]CC( After Prcuec(
- ' ' " Area(nl) | Ratio(%)| Arca(nf) | Ratio(%)}
PublicLand Use fRoad -~ = 7 - . -} 5869p 223 1
o ' : W=22m ' ' 6,693 25
T wW=iam 50511 19
Sl wEom S| naeg 28
Wl | ) s
i W=6m : 20 687 18
looll’alh o i N W=am] ) - 348 S0d
S WEm| SRR X 3 B (|
Green“'i) B I I B _.-__'__-;ﬁ_2_='_6_!_!' o
i ‘Sub-total 5,869 22 46,473 17.6
I’ubhc l“aulillcslMocquc : T 2,225 - 08 2,225 08
R G i1 06
T _ A3 02
T '"-"m"'-"g'_""gﬁi;lt'bt'é{l' ) 22251 0 08) - T,SM' 2
_ . B Sub-total{l} ! 8,094 il ~- 53,987 - 204
~YPrivate Land Use|Residential I - A B - 190,229 " 1LE
: Commercial CIL234) 42
séh?;al"l"(mdugarden ele. . | o 93584 0035
’ o Sub-total(2) | © 256,710 ¢ 969 - 210,817 . 196
' TOTAL o 264809 10001 264,804 1000
Table 3. 3 2 Summary of Pm]ect Cost Base Case
- llem . Amount (,omposmon
) - S Kp. Mil. %
I. Construction Cost - 3,525.6 . . 00.28
2. Compensation Cost - 1,537.3 26.29
3. Survey Cost ) - 1589 - 2.2
4. Overhead (Operation) Cost .~ 626.6 =~ 10.T1
Subtotal - . 5.848.4 -~ 100700
.. |5 Repayment of Inlercst -- - GU3E B
- Total . 06,4542
. Table 3.3.3 Annual Cash Flow, Base Case :
TN e e s T e (Rp Mu)
e Year 1st Znd Jid ,4!h = | ¢ letal )
Expendilure - T T T R
Counsltuction =~ 001 21154 1,410.2 - 0.0 3,5256
© Compensation " 5 - i 1837F 0. 7687 - 6149 001 1,5373
Survey < 636 i 427 318 1591 ... 158.9
Administration 1253 - 188.04 . 1880 1253 § '~ 626.6
5 . Sudlofal 3320 3,119.7 22449 121 75,8484
- Taferest . . 7.1 - 1920 .. 28538 HO9 - 6058F - -0 -
o TEOTT 3,311.6 —Z330T I 68547+
Rcvenue e k Lt R T R '
Disposition of Reservc Land 00 0'0 3,872.5 | 2,581.7 | 6,454.2
Balance (Annual) -359 7 -3 6] T34LEY " 2329.5°F 00
Cumulative Batance .~ = | . -359.7| . -3,670.4| -2,3205] . 0.0 3




Table 3.3.4 Land Contribution and Ratio
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Building Lot afler [I/R

Contribution

Building 1ot Conlribition
Arca beflore Replots Reserve Total For Public | For Reserve Total Rate
LiC : Land Facilitics Land S ‘
) (A-D) ' (L} (D) (D/A}
m m’ m’ m’ m’ m* m’ (A
256,710 185,674 25,143 210,817 45,893 25,143 71,036 21.61
Table 3.3.5 Building Lot Price
Building Lots] Unit Price | Total Amount [Building Lot | Unit Price | Total Amount Land Value Increase
before L/C | before 1/C | before 1/C after L/C | afier 1L/C after L/C  |Total Amount lIncreased Rate
(A) (@) (Vi=Axa)| &)~ U (V:=Exe) | (V=V,-V,) (e/a)
S m’ . Rp/m’ Rp. Mill. Som'| - Rpdm? - Rp. Mill. © Rp. Mill. s
256,710 100,000 25,671.0 210,817 256,700 54,1085 28,4375 A
o 'l‘_ablc 3.3.6 Phnncd Area for Rcservc Land
Total Value | Total Vatue | Increasein | Land Price | Land Price | Maximum Planncd Comparison
- of ~of .| Total value | = perm’ per ny’ " Area for Arcafor
Building Lots | Building Lots _of befor L/C | after L/C Reserve Reserve
before L/C after L/C | Building Lots o : Land - * Land
(Mi=Axa)] (V,=Exe¢) | ( V=Vp-Vy) @ C o) (R V) U (R) (RR,)
- Rp. Mii). Rp Mill.] . Rp. Miil{ . ‘Rp/m* Rp/m’ L m N m* %
25671.0] - 54,1085 © 284375 . 100,000 256,700 " 110,784 25,143 22 70
: Treans [Freparaiory Period Ist Year 2ed Year 3d Ytar. 4th Year
I l’roj«l Pupuahon Planning Stage o : :
1§ Fomulation of Master Plan usEssan
12Suneys | p—
" 1.3 Formulation oflmp!cmeniahon Pim and Constnsus .
with Landounexs& Relaled Gmtmmcn! Agtnncs 520 y—
2. I’rth-.l Implcmcnlatlon S'!agc . - - L
. 21 Peepasation & Establishment of Association —p
22 Replotting Design - — L
- 23 Dktail Design oflnfras'mrmrc : mme  ee—— R
2.4 Relocation of Building -
15 Constniction of Infrasicucture '
; 26Fmai Assuance Sur\:) i S
3. l’mje;l ('orz‘pkhon Stage N T
3.1 Enfotcenent othplol:mg B P
. 32 Registration E IR -
3.3 Transfes of Public Eaulx!lcs : —
- 34 CollectionPayment of Equity L ’
* 3.5 Dissclution of Association . 1

St

! Figure 331 -I.mpl_énr‘iént_:‘i_t.it-)jh Schedule

_ <335 Concluswn and Rccommendahon Doy R
(Conclusrons and recommcndatlons rclated to lJC systcm lmprovement arc mcluded in secuon 3 9)

'(I) Fffcctwc Self-l‘nancmg Urban and Infrastructurc Dcvel(lpment System in the

Jakarta Metropolltan Area : o i : : '

- T he case sludy of L/C in JauaSIh showed amund 30% of 1and comrlbunon wlnie that in Parung

- Panjang showed as high as 63-73%. ‘As 20-30% is recognized to the be practical level of L/C in
- past projects in Japan and other countries, it may be generahzed that within a certain distance .
- from Jakarta, L/C can be. apphcd and utlhzcd as an cffccllvc self—ﬂnancmg urb'm and :
S mfrastmclurc dcvclopment systcm ; R L .
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Casestudy ~ . Distance from center of Jakarta Land contribution ratio
Parung Panjang : 3Skm 08313 %
Jatiasih (288 ha) i 20km 35 Y%

(25.7 ha) _ 27.7 % (25.3%)
. (Arleri_a.l road by government)

(2) Pilot Project Formation and lmplementaiion
An L/C project covering 25.7 ha was scrutinized, lowcrulg land comrlbutlon;rallo at 25.3%
(public land: 17.9%, reserve land: 9.8%). Based on the results of this Case sludy, it is
recommended that the pilot project be lmplemented in the study arca. The pro;ect formation
and promotional activities for the pilot project must be started in consultatlon and coordmatlon
with lhe community and the landowners

3.4 Envlronmental Study -

3.4.1 Environﬁ{ental BlanagehiehtlLegislation

Inthe Republlc of lndonesm the basic law concerning the enwronment is the Gowemment Act

.. No. 23 of 1997 (amendment to the Act No. 4 of 1982), regarding basic provisions for the - |

management of the living cnvnronment The Act adopts ‘sustainable development® as a basic
- policy for environmental managemcnt . *Sustainable development’ can be defined as

development that provides economic, social and environmental benefits in thc long-term and
for future generations. The establishment of an environmental impact assessment system has -
 therefore bccn strcssed in the Act as one of the 'lctlons for the protcctlon of thc cnvnronmcnt

) Act No 23 of 1997 prescnbes that every planlpro_lect which is hkely conSIdered to have a
significant impact on the environment, must be accompanied by an environmental impact
~ assessment (EIAJAMDAL: analisa meganai dampak linkungan). - An environmental impact

assessment system has been established accordmgly to meet this requirement. The AMDAL’s -
required processes are specified in the government regulation No. 51 of 1993, while, the type of -

businesses and aclivities for which AMDAL is required are specnﬁed in the Decree of the State ~ - -
Minister of Environment, No. KLP-39MENL¥U8!]996 accordmg o lhe scale of the_ L
planfpro_|ect : Co

At the national level, the Envlronment'\l Impact Assessment Board (BAPEDAL) headcd by thc B o B
Minister of State for the Environment (KLH) or Ministry of Public Works (PU), i is responsible -

~ for environmental management along with the housing development projects. The Central - :

AMDAL Commission, calted KOMPUS, which handles the AMDAL process, is organized by : -

BAPEDAL or PU with its chairman appointed by the Minister, While; at the provmmal level,

~ this task is taken by the Reglonal AMDAL Commission, catled KOMDA, which is orgzuuzecl by L

'the provmcml govemment wnlh its chalmmn appomted by the Govemor S

3 4 2 anronmental Impact Assessment

~ The major cnvnronmental factors to be 1dcnhﬁed by the rcsult of an’ 1n1ual envnronmental ol
- examination (IEE) conducted in the master plan (M/P) study stage and an environmental impact
assessment (EIA) carried out in the feasibility study (F/S) stage, where potentially significant -
and/or possnble negalive impacts are envisaged due to housing' and settlement dcvelopmcnt
aclwmes in the study area of Parung Panjang and JattaSIh are as follows A :
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"i. - Social unrest due to unwilling/involuntary resettlement (in case of the P Panjang sitc)
ii. - Groundwater contamination duc to a densely usage of cubluk (traditional digging
toilet) and an outftow of scptrc tanks, and surface water pollution duc to a free

' drscharge of untreated wasle-waters and 1llegal waste dumping to the ditches and
©rivers '

iii. Flood/inundation causcd by an lncreased runoff and flood peak occurrence duc to a

- pavement and vegetalion rcmoval in large scale, and sori 7erosron during the
" construclion stage :

| Resettlement ] - :

A social unrest might occur as a result of the land occupation during the project and the
~ infliction of living and cconomic losses on the people. Consequently, this may also trigger
~ people’s anxiety by fear of not being entitled to receiving proper land, building and prime-
agricultural land compensations, which is their source of living/economic activities. The tand
_acquisition (KASIBA) in P. Panjang and the land consolidation in Jatiasih are generating quile
_ different responses from the landowners and/or households/inhabitants of the project sites,
since the former is to drive lhern away from the site, whilc the latter is to keep them on.

o The resettle action plan (RAP) shaH be properly organlzed/cstabhshed/executed in the
- implementation stage of the project as a mifigation measure to minimize the impact on the
* people necessary to be reseitled, considering the adopted standards/legislation, regional -
- planning policies, peoples’ livelihood, proper alternate sites for resettlement, sufficient
- compensation, etc. Furthermore, post resettlement surveys shall also be conducted periodically
"in order to understand the 31tuat10n of reseilled people, and if necessary correclive measures
' sh'rll be taken ' : :

a [ Groundwater Contammatron and Surface Water Pollution ]

- Further groundwater contamination, caused by the usage of enbluk andfor outflow of septic

~ tanks as for toilets in large numbers, may be occurring. In addltlon an exacerbation of the

. surface water quality due to a free discharge of untreated waste-water, which may contain
chemicals and bacteria, and illegal waste dumping to ditches and rivers may also be occurring.

- People in the P. Panjang and Jatiasih regions are fairly much relymg on shallow-well water for

. drinking (between 10 to 20 m of depth) and commonly use river water for living activitie

" Therefore, as a basic human need, special attention should be paid on these potentlal

o _ environmental impacts in order to retain the quality of domesuc water that is sine qua non to

publlc heath and the safely human llves

As mmgatron measures on thls issue, techmcal options such as, deep wells with a water piping

- distribution network, sewerage treatment system, periodical dislodging/emplying of scptlc

k ;.‘tanks propcr settlementllocahon of septrc tanks, ete., are proposed

| [Pioodﬂnundat:on and Sorl Erosron ]

. An incréased runoff coefficient and hastemng of the ﬂood peak occurrence, due to the large-
" scale pavement and vegetation removal, an 1mproved storm-water collectron/removal and a
" disruption of natural dramage palterns, may have the potency to cause floods at the
- sunoundmgs of the study area in P, Panjang and Jatiasih and down stream of the region,

o _:_gespeclally in the rainy season.” As a mitigation to prevent this occurrence, flood control

' measures, such as retention-pond facrlltles and water-ﬂow retenuon devrses, shall be taken mto =
account for the pmJect plan ' e -

Sose
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During the construction period, it w1l1 bc problematic that large exposed parcels of land will be
kept rcmamed without any construction activities for a long time. In the rainy scason, a
disturbance of the present natural hydrology/drainage system may happen, (i.e. change of
river-bed and/or river-flow conditions due to the washing out of the sites’ top-soil and turbid
water and/or demolished waste flowmg into rivers), and may cause the project sites’ soil
-~ erosion and floods in the down stream area of the region. Therefore, it is necessary to plan for
and organize the proper construction plan/process to mitigate this issue such as: to keep the
construction area minimum and/or divided into phases, considering the rainfall pattern of the

region, compaction or turfed/re-vegetation of exposcd land sooner, installation of sediment
traps, etc.
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- 4. QOverall Conclusions of KASIBA and 1/C Studies

This study has produced the proposals for system improvement of KASIBA and L/C
respectively,  KASIBA is based on Law No. 4/1992 on Housing and Human Setilement,
followed by the government regulation, which was finally issued on September 30, 1999.
Subsequently the ministerial decree stipulated in the government regulations shall be issued to
start the actual implementation of KASIBA projects. In Indonesia land consolidation projeets
have been executed based on the existing government regulations of the BPN. In response to
the proposal for the [improvement of the traditional L/C in these study activities, the BPN has
started dralling a new law of L/C. In parallel with these legal arrangements for KASIBA and
L/C, this studies were carried out with the overall conelusmn on the followmg 3 points,
combmmg the results of the I{ASIBA study and the L!C study

(1) Applrcablllty of the urhan de\'elopment systems exammed through the case studlcs.

In the case studres of KASlBA and I/C those {wo systems were technrcally and tmanclally '
examined, resulting in the conclusion with the general applicability of the KASIBA and L/C in
the outskirts of Jakarta and the peripheral area of Jakarta built-up area respectively. Based on
the study conclusion, it is recommended that KASIBA and L/C as urban control and
' development measures should be mcorporated into the development master plan of the -
Jabotabek area, or the Jakarta Metropohtan area, which must be revrewed in the recent context ,‘
of the changmg socio- economlc srtuatlon of lndonesra .

2) Strengthenmg and 1mpr0vement of the crty planmng system R

It is w1dely admilted that the Indonesran erty plannlng or Spatral planmng mcludmg the -
* development permit system, and practices thereof are in need of improvement to a great extent
- (its importance is increasing in accordance with the advancement of decentralization policy),
KASIBA and L/C shall be institutionalized and managed so as to improve the Indonesian city
planning and development system -KASIBA and L/C are the concepts and systems of -

development benefit capturing for cost recovery, which will bring about innovation and

progress in the existing urban and infrastructure development system Furthermore, they'are
featured with different urban and land management systems (land acquisition method vs. land
replottmg method), which should be selectively applied responsively to the different situations :
of the site and projects. T his may thus lead to hrgher ﬂexrbllrty and rmplementabrlrty of thecity
plannmg of Indonesra i Mae s s

(3) Coordmatron wrth government reformatron actrvrtres

' Aﬂer the polrtreal change in 1998 many new laws and government regulatrons under lhe _
- government reformation pohey have been enacted and reformation schemes are also set forth in
the urban and land management sector by the govemment agencies concerned (transfer of the -
" authority to the locat govemment in urban and housing development review of the
'development permit system, estab]ishment of . urban area management and administration
* . system, review of the basic agrarran law and so on),” It may not be said that they are well -

. coordinated -even with KASIBA and L/C. They must be well coordmated with the other -

" reformation schemes and play important roles in the reformation aclivities, especially = -

- decentralization programs, KASIBA and L/C are deeply related to the locat society, economy

: - and culture and are regarded as the essential tools for j improving the lives and environment of -
. local people, which is the ultrmate goals of the socral and govemment admrmstmtlon
' rcformatron movement ' : . - S
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Outliste of Case Study (1)

chwnal Structure of JABOTABEK

ER NG

[SUEL AV N

JABOTADEK s categorized into three;

1. High density area (Zone up to 20 km from the ccnler of

Jakarta)

. 2. Medium densny arca (Lone bcl\\-:cn IO and 30 l.m)

3. New urban development areas (Zone pet\\c::n 20 am_! 50 km)

Jatiasih, the case study for Tand consolidation, is exactly located
in the typical primary fringe arca {category 2) adjoining to the
administration of DXKI Jakarta, 1t is diflicult fo find an
available land for large-scale housing development in this area
bccause of parually already de\elopcd hlghet Iand pnce e[c

Parung Panjang, lhe case s!udy l'or KASIBA Sy stem is [ocated
in the secondary fringe of Jakarla (category 3).

¢ dev elopmenls in the atea, especially for housing estate, lend to

require a cerlain scale of land area for a self- suslalnmg
dev elopmenl as anew lown or salellute city.

o DnelopmenlScmanoln Rtspansc to Demand, .
Division of the Master Plan arca, 300 ha for F/S and

700 ha for futuré urbanization area, in consideral!on
of currenlcmmm:c SIIUdllOnS :

Conformity mlh Locallonal Characlerisms and
Soclal Needs;

. Given the largel groups, m:ddrc and lo“er category
' housmg can be supphcd

3 Conformlly with ’l‘nnsporlnhon S):ttm, e

] . Creauon of ral!-oncnled new town. L
Conrormity mth Designatcd Urban Fum:[lons,
The urban function of Pamng Panjang is dcggnated
as 3"' level cny ‘

- KASIBA Development Plan (300 ha) s R

[P

[L L oy LTI RTE PR
.

[ A e,

o _Land l!se Allocallon'! ' .

" Excluding the insufficient fand, lhe jul’lsdidlon of

iand for actual dcvelopmeni is 243 ha

Housing AIIotalmn . -

On the assumplion, 33 per-,enl arg l‘or mlddle-c]ass

© (3,500 units), and 67 percenl for lo“-class houses
(1 300 unll.s) ) .

; lmp.emcnlation S)sttm, : :
A project system with a comprehensne Iand
*{ purchase has been adopled. Perumnas will play a
teading role in setting up the KMB together with
. MENPERKIM, Pubhc “ rks Depariment and local
gmcmmenl TR T o
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Outline of Case Study (2)

Concept Development Plan : Jatiasih (1,000 ha)

&

—- chl ar
i )

Development Po!en_l_l_nl:
s Typical subusban reside ntial town i Jakaria Metzopolitan Area
~» Possible urban development with advantage by toll roads improvement
. & Eslablishment of new regional center with complex functions ~
- = Ulilization of existing land use in fow-efficicncy
+ Suitable topographical conditions
Development Theme/Framework;
o Whole-urbanized fand use sconer of later in future
o A model town developed through L/C system
+ Integeated neighborhood community in harmony with existing v:llages
. 35 000 in 1997 l065 000 - 85,000 persons in 2010

s Development of multi-function regional sub-ceater nextio lnte;change
Reglonal arterial roads improvement in a grid pattem |

Systematic secondary arterial 2nd collector roads with adequate network
Moderate population density with cnough distribution of open space
Preservation of greenery afong river - :
lnlegrated urbamwi paltem lhrough vanous sys!ems mc!udmg UC

- & & '8

- Land Consohdatmn Master Plan (300 ha)

' Selecled Slle for Mastcr P!an, o
Southwestem 300ha part of the concept development plan arca was selected for the L/C
master plan from viewpoints of applicability, priority and impacts of L/C project
implementation.
Land Use Plan;
¢ The master plan arca is categonzed into three;

- Regional sub-center exlension zone inthe nodh edge. - - o

- Medium-density residential zones (100-150 persons/ha) in the middle.
. - Low-density restdential zones (fess 100 persons/ha) in the south,
"« Fachresidential sub-community has town center for bocal use.
¢ Greenery and open spaca.. ae sys(cmahcally localed |n accerdance mlh scmcc
. standard.
s Two reglonal anena! roads un through north to south (\\—22m) and east (o west
= {w=16m). - ;
© o lnlemal aﬂenal roads w |th 10 lo 12m wide divide cach sub-commumry

“ o Summary of land use: .

< Public {road, waterway, pond park, public semcc) 92 6ha (30.2%)

- Private (residential, commercial, business area) . 213.8ka {69.8%0)
 Feasibility of Master Plan;

* » Total project cost excluding lntercsi Rp.80911 m:ihon
*  Project period: 7 years, and sale of reserve land: yeasr 310 7. -
;o & Necessary interest: Rp.8,293 million at 10%% of interest rate.
*  Appregated contribution rate: 37.5%.

. ( Consolldauon DeSIgn (30 ha)

' Selecied Site for LIC Dtsign,
..« Most appticable and high priority zone m master plan
Basic Direction of L/C Design; .

¢ To create a better residential environment.
e Tosccuiethe existing socialfeconomic activities within the community.
11 e Toprovide adequale infrastructure such as mads dramage system, pa:ks

¢le.
" ¢ Tokeep the safety ol'pcdcstnans l‘mm \ehlcular tramc
Land Use Plas;
PublicLand: - S4ha(04%) .
¢ Private Land: 21.1ha{79.6%) .. .-
R U 265ha
" Feasibilityy

L ¢ Total prcued oost excludmg :ntefest Rp 5,8434 mnhon :
=« - Bstimated pro;ecl period: 4 years, and lmung ofsalc ofresenc Iand )ea:
. Jand 4, . ;
) ' . Necessary intercst: Rp.605.8 m:lhon al 10% ol’mleres! rale
e Agg:ega{ed con{nbmton rale 27. 7%
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