# bufﬁ.ammzm S

_- J'A PAN INTI‘RNA TIONAL COOPI' RA TION AGENCY (JICA)

L THE STATE MINISTRY OF HOUSING AND HUMAN SE TTLBMFNTS £
. THE STATE MINISTRY FOR AGRARIAN A FFAIRS o :
/NATIONAL LAND AGENCY :
. THE REPUBLIC OF INDONESIA

| TIIE STUDY
LAND PROVISION FOR HOUSING AND SF'I‘TLEMENTS o
DEVELOPMFNT THROUGH KASIBA AND LAND CONSOLIDATION
Sl 0 NG
JAKARTA METROPOLITAN AREA
| THE RFPUBLIC OF INDONESIA o

FINAL REPORT
: :- : '[MAIN REPORT]
[ e uemany |
U [
§ 3‘1156680 ﬁf

January 2000

" YACHIYO ENGINEERING €O, LTD ,'_:
PACIFI(‘ CONSULTANTS INTERNATIONAL

3 5 *) Under lhe currenl Wahld cabmet the Slate Mlmstry for Agranan Aﬂ‘alrs I Nahonal Land
Agency was reorgamzed into a new National Land Agency, and the State Ministry of llousmg L
~»+ " and Human Scfilements and the Ministry of Public Works were reorganwed mtO a new. } L
S Mmlstry of Human Seltlemenls and Reglona! Dewelopment ' '

S SF
| YR
00030













JAPAN INTERNATIONAL COOPERATION AGENCY (JICA)

THE STATE MINISTRY OF HOUSING AND HUMAN SETTLEMENTS #
THE STATE MINISTRY FOR AGRARIAN AFFAIRS * o
INATIONAL LAND AGENCY

TIE REPUBLIC OF INDONESIA

* THE STUDY | -
ON. i
" LAND PROVISION FOR HOUSING AND SETTLEMENTS
I)EVLLOPMLN [ THROUGH KASIBA AND LAND CONSOLIDATION
IN
| JAKARTA METROPOLITAN AREA
| IN
T'HiF, REPUBLIC OF INDONESIA

 FINAL REPORT

 [MAINREPORT|

S _J@nﬁéfy 2600 -

_ YACIIIYO ENGINEERIN(: CO LTD R
o PACII* IC CO‘JSULTANTS lN’l ERNA r IONAL

. *) [n lhe current cabmet ihe State Mlmstry for Agranan Aﬂalrs l Nallonal Land Ageney was reorgamzed
2+ into a new National Land Agency, and the State Ministry of Housing and Human Seltlements merged

7 with the Mmlslry of Pub]lc Works to beeome a new Mlms(ry of Human Setllements and Regloml
Development e e LT :



FINAL REPORT COMPOSITION
The Final Report is composed of the folllolwing reports: |

SUMMARY REPORT -

MAIN REPORT

KASIBA Project Gmdelmes & Manual for Practical Procedure
Basic L/C Guldchncs & L/C PrOJect Implcmcntahon Manual

radb s S

This chort is the MAIN REPORT. } A

LXCHANGF RATE

US$ '1.00: 11,600 Ruplah ; (August 14, 1998) -
- US$ 1.00 = 144.75 Yen - _(August 14, 1998)

||||IIF||'IEIIIII‘|I l'l|||||||||||

1156680(9)




PREFACE

In responsc to a request from the Government of the Republic of Indonesia, the Government
of Japan decided to conduct a development study on Land Provision for Housing and
Secitlements Development through KASIBA and Land Consolidation in Jakarta Metropolitan
Area in the Republic of Indonesia and entrusted the study to the Japan International
Cooperation Agency (JICA).

. llCA selected and dlspalchcd a sludy tcam headed by Mr. Kenji TANAKA of Yachiyo
Engineering Co., Ltd. and consisting of members from Yachiyo Engineering Co., Lid. and
- Pacific Consultants International Co., Ltd. to Indoncsia, five times between January 1998 to
December 1999. In addition, JICA set up an advisory committee headed by Dr, Takashi
Onishi, Professor of Tokyo Universily between January 1998 to December 1999, which
cmmmcd the study from spccmllst and techmcai pomts of view.

T hc tcam held discussions wnh the ofllcwls concemed of the Government of the Repubhc of
Indonesia and conducted field surveys in the study area.  Upon returning to Japan, the team
conductcd furthcr sludlcs and prcpared thls fmal report. '

: 'l hope lhal this report wnll contrlbulc lo lhc promollon of this pleCCl and to the enhancement

- of frlcndly rclatlonshlp between our lwo countrles

i lfma_lly, 1__w15h to express my sincere apprcmation to the officials concerned of the
- Government of the Republic of Indonesia for their closc cooperation extended to the team.

| ‘J_am'lary 2000

Mr. Kimio Fujita
: Prestdent
. }apan International Cooperatlon Agcncy




January, 2000

LETTER OF TRANSMITTAL

Mr. Kimio Fujita,

Presideit

Japan International Cooperation Agency
Tokyo, Japan

We are pleased to submit to you the study report on the Study on Land Proviston for Housing
and Secttlements Development through KASIBA and Land Consolidation in Jakarta
Metropolitan Area.

This Study was conducted by Yachiyo Engincering Co., Ltd., in association with Pacific
Consultants International, under a contract to JICA, dhring the period from January 1998 to
January 2000. During the course of the Study, we conducted studies on system development
of KASIBA and Land Consolidation as well as case studies in Parung Panjan and Jatiasih in
~ the Jakarta Metropolitan Area.

We would like to take this opportunity to express our sincere gratitude to your Agency, the
Ministry of Foreign Affairs, the Ministry of Construction. We are also most grateful for the
cooperation and assistance from the officials concerned in Indonesia, the JICA Jakarta office,

~and the Emb_assy of Japan in I_ndonésia.

We hope that this report will contribute to the development of the Republic of Indonesia.

Very truly yours,

Kenji Tagfa¥a

- Team L¢ader, _

- The Stydy on Land Provision for
Housing and Settlements through
KASIBA and Land Consolidation in
Jakarta Metropolitan Area









EXECUTIVE SUMMARY

EXECUTIVE SUMMARY -

L Background and Purpose of the Study

The Indonesian government enacted the Law No. 4/1992 on housing and human scttlement in
- 1992. This law set forth a new urban and housing development approach of “KASIBA” for
- controlling urban sprawl rampant in Jakarla Metropolitan area in the carly 1990s. The State
Ministry of Housmg and Human Settlement (then The State Ministry of Housing) started
drafling the government regulation for implementation, (which was finally issued by the
government on September 30, 1999). On the other hand, the State Minister for Agrarian Affairs
- and the National Land Agency (BPN) have been exccutlng Land Consolidation {(L/C) projccts
‘through out the couniry, based on the basic agrarian Law/1960 and the related government
- regulations. Through past experiences, the BPN has found problems of the existing L/C system
" to be addressed. In these cases the study was executed for the dcvelopment/rmprovement of
- KASIBA and L/C. KAS]BA and land conso]rdatron are undcrstood in the scope of work of the
. study as follows ' S . -

- KASIBA KASIBA or Kawasan Srap Bangun ( RBA or Ready Bu1ld Arca ), is a piece of land,

- which is prepared for large scale housing and seltlement developments, and consists of one or
 more LISIBA, or Lingkungan Siap Bangun ( RBE or Ready Build Environment ). Its
k rmplemenhtlon is done sequentially starting with support of primary and secondary network of

~ " environment ml‘rastrueture suitable for the local spatial plan determined by the second level of
" local govemment and sat1sfymg the requrrements of housing and settlements stanclards for
L ml'rastmcture and pubhc utllltres T

_-'Land consahdatmn Land consolrdatlon or land Consolrdatron in some countrres isonc of tlle
_ measures for land polley associated with the arrangement and rearrangement of land tenure and
-+ land use to prov1de land for infrastructure development in accordance wrth developmcnt plan

s through actlve partlmpatron of lhe eommumty

o The Study has been earrled out from the start to the end wrthm a chaotic social situation of _
Indonesia for around two years between January 1998 and January 2000. The monetary crisis in
o arly 1998, which coincided with the start of this Study, triggered the financial and economic

crisis, followed by the polmcal change with the fall of the long-lasted previous political regime

- '_of President - Suharto in May 1998. The social unrest continued through the period of the

provisional regime of B.J. Habibie until the final polrtreal seltlement represented by the

I selection of a new presrdcnt Abdurrahman Wahid, and the formation of his new
il cabmet/government was reached in October 1999. Subsequently, the new government started

", restructuring and reformmg the orgamzatronal and administrative system of the government in

- - response to the tasks maindated to the new government, especially decentralization. It was just -
~-_in the midst of the organmatlonal restructurmg of the government Ihat this f'mal report was

I' complled in January 2000
' Vf',2 Urban Development bystem Improvement Study

- _2 1 Urban and Land Managemcnt System in Indonesra

Hlsmncal contexl

e ) ;The raprd urbamzatron featured wrth urban sprawl whrch started in the Jabotabek area m the -




EXECUTIVE SUMMARY

l'lte 19803 was the social background whlch urgcd the Indonesian governmcnt to take
measures for effective urban and land management. The milestones were the legislation of the
Housing and Settlement Law No. 4 1992 and the Spatnl Planning Law No. 24, 1992. The
former is the institutionalized KASIBA while the latter is mostly similar to city ptanning law
in other countries, which controls land use, and urbanfland dcvclopment

Land admlmstratmn ; - ' o ' -
The land administration systcm of lndonesra is qmte umque as shown in the spec1al dellmtron
of the land and special role of land management in the Indonesian. The Indonesian
Constitution of 1945 provides that land shall be under the control of the state, “and used for the
maximum well-being of the people. The Basic Agrarian Law 1960 (BAL) states that the state
has the inherent right to control all aspects of private land ownership and use to ensure that it
“is used for the beneﬂts of the people Land consohdatron has been practrced on thls legal o
bas1s S - - - :

Admtmstralwe s!ream af c:ly plamung : ' SRR : RN

2 Indonesran urban management can be found in two streams of actmtres m the govemment .
orgamzatlon structure from the central to the local. One is the ordinary stream, which is
more or less common to many other countries in the world, of administrative activities for the
regional and urban development between the central and local governments.  The other is the
stream of land management activities made by the National Land Agency, reflecting the
special definition of land and special role of land management as stated above. . On thls legal

basis the BPN participates in the city planmng process of the local government City - -
plannmg and urban mfrastrueture development is more decentralized than land management L
- The lafter is more cenlrahzed The recent reformatlon movement of the govemment has -

~ been changing this situation in such a manner as fo transt‘errmg the nght of i 1ssumg loca(ron 4
permrt from the BPN to the local govemment L TR L e '

Development permu' sysfem R SR - : o
- Indonesia has a unique development penmt system reﬂectmg rts land management system ‘
~ The private real estate developers have to gradually clear four different permit regulations:
' pl’lllClple permit, tocation permit, planning permit, and building permit. - The principle permit
is issued to projects, which are confirmed te be in eomphance with the development plan and
B spatral plan in force by the local government (Level Ii). “ After the principle pcrmrt the
~ location permit is granted by the National Land Agency.  This duly confirms the project
'aeccptablhty from the viewpoint of land managemenl and administration. -- The peculiarities
of the Indonesian development permit system can be found in the system that the location

: permrt includes the land purchase permit. It implies that the development areas are officially .

- designated without land purchase or consents of landowners to release their land in advance. .

- This is disputable because the land purchase permit may threaten to violate the property nght ORI
“and land use right and dlsregard the landowners. It is mterpreted that takmg into serious 70
consideration this possible problem the BPN revoked the land purchase rlght and transfen‘ed IR

the location permlt to tne local government

“F mancml system '

. Housing development in Indonesra is mostly dependent on prrvate fmancmg sources. Equlty' A,

““and commercial bank lending are the - major financing sources for housing developers 1.

including the public housmg corporatron Perum Perumnas. - Although housmg development - :
is a medium-term investment, developers have to depend on commercial banks* short-ferm .~

- lendmg for lhe ﬁnancmg of thelr pmJects or even issue short-term commerclal papers to e
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~ construct middle- to 'high-priced homes. The increase in the interest rates and a drop of the
housing demand due to the economic crisis caused a serious setback in housing development,
lnghllghtmg the constraints of the conventional housing dcvelopment ﬁnancmg :

Current Govenm.'ent Reformarmu . '
The reformation movements have been progrcssmg in Indonesm since the political change in -
the middle of 1998. In fact many new laws and government regulations enhancing the '
government reformation have been enacted, covering almost all sectors of government,
including democratization/human rights, decentralization, organizational, policy, financial,
land, and Judiciary reformation.” - Among others, decentralization is most relevant to
- KASIBA and 1L/C because they are catcgor:zed into cily planning, which is the responsibility
of local governments by nature.  Law No. 22/1999 on Regional Administration and Law No.
25/1999 on Financial Proportion between Central and Local Government aim at the
' 'deccntrallzatlon poltcy of the Indonesmn government. : '

_How subslantlally and how soon the decentraluatlon pollcy w1|l be realmed is dtl'ﬁcnlt to
answer. However, implication of functional and financial decentralization or autonomy of

the loca] govemment on urban and housing development are supposed to lead to 1) SJunctional |

clmnge “The local government is a leading aclor with the central government as a
. supportive actor in urban and housing development. - It means that local government shall be
‘a first responsrble orgam?atlon of KASIBA and L/C. 2) Political/administrative decision-
making process: more participatory, democratic and transparent than cver. 3) Capacity
~ building of the local government and local people: KASIBA and L/C cannot be implemented
- without the capacity building of the local government and empowermg communilies and
- people.” 4) Higher prwntjy on urban and housmg development is more related to peoples

- concemns and mterests in thelr dally llves - : :

2. 2 KASIBA System Improvement Plan ';

Dn'ers:f ed Apphcatmn of urbtm developmem systems tmder KASIBA _
- KASIBA was broadly defined as “an urban control and management system with desngnatlon ‘

oof development area where urban and housing development projects are promoted and

o 1mplemented in a planned manner.”  Based on the broad definition, 7 variations of urban
“ development systems in Indonesia were ‘examined and classified into three (3) types of

. systems (1. Control by demgnanon of KASIBA area, 2. Promotion by infrastructure

construction, and 3. Promotion by provision of land), which should be diversely applied to

. KASIBA. :The three proposed systems are not altcmatlves, but it was recommended that all -

 be selectlvely used in tesponse to different situations and purposes of urban and housmg

* development. projects in different localities in Indonesia. It was confirmed that any of the

:'proposed KASIBA systems are not contradlctory w1th Law No 4/1992 on Housmg and -
,‘ Human settlement L S S , v

‘ Innommm of Urban and Iand deve[opmentmeasures of Indonesm through KASIBA Svstem R
" The study was exccuted for cstablishing the KASIBA “system. The KASIBA syslem

improvement plan - was presented including the’ admmlstratlve system, land managemcnt B

s :‘i"development permit, and financial and orgamzatlonal systems, . However, it must be stressed - -
- that it was  aimed at innovation and lmprovement of Indonesian c1ty planning and -~

: : development system itself through the examination of the partlcular systcm of KASIBA.
-+ .. Finally it was recommended o keep on researching and examlnmg the innovative measures -
Lo as proposed in the KAS]BA 1mprovement plan for the progressnve 1mpr0vement of !ndonessan .
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- city plannmg and rmplementmg system.

Transfer Technology to Local Governnient through KASIBA _
Implemeittation systemy and procedurce of the KASIBA system were prepared in the form of -
Guidelines for KASHA project and Manuals for Practical procedures.  In the process of the
drastic change of the government administration systems toward the autonomy by the local
governments, which has not yet shown a clear complete picture though, it is becoming subject
to the local governments’ responsibilities and rights to decide what urban developmcnt B
systems are applicd and lmplemented Guideline and manuals were designed to increase

knowledge of the local government on city planning and development through the KASIBA
projecl. In tum, it is considered the best way for the local government to effectively and
efficiently utilize and 1mplcment the KAS!BA prOJect for meetmg the local needs and :
demand. S : S "

Systenmnzanon of crry plamrmg & developmenr m govermnent reformatron utllrzmg ;
KASIBA : : '

Several measurcs and programs for rmprovmg urban and land management systems of the e
local government have been proposed and set up in association with government reformations

- centering on the decentralization polrcy of the Indonesian government It may be regrettable

to say that they have not yet been well adjusted and coordinated. " Major topics are on the -

“development pennit system,” location permit/spatial utilization permit/land use permit, and:

“urban arca development system ” KASIBA supported by the State Ministry of Housing and .

Urban Settlement and urban arca dcvelopment managcment system supported by the Mmrstry‘ o
ofHome Aﬂarrs ' : . . : o '

lwo alternatrves were presented to 1ntegrate them 1nto the crty plannmg and development '

 system of Indonesia: City planning-oriented KASIBA and Project-oricnted KASIBA.  Urban -
~ control power as well as project implementation power (e.g. land purchase permit) entitled to -

KASIBA shall be separately applled to “KASIBA urban prontotion area” and “KASIBA urban

project implementation area” respectively. This makes KASIBA more flexible so as to 7 L
accommodate other types of development projects (c.g. real estate development by private "
" sector, L/C) and avoiding the possible problems (e.g. land prlce hrke and vrolatron of property U

right by land purchase pernut)

' The other altematlve is the 1ntegrat|on of KABIBA mto the global crty plannlng and

“development system and framework focusing on “new urban development management area” _' o
sponsored by the Ministry of Home Affaires, © KASIBA works as a project-oriented systemiin oo
that global framework. The KASIBA implementation is applied in the KASIBA urban prOJect ST

. lmplementatron area. - This may make rt possrble to avord the possrble problems as’
mentlonedabove o s N b

: Promononal aclron p!an _

~ The central govcrnment must launch the promotronal actmtres for the KASIBA
“implementation to be done by the local government at the initial stage of KASIBA progtam, .
- . especially for the first pilot project on which the laws and government regulatrons are applied ¢
- for the first time. .. The action plan ‘was proposed recommending - the “simultaneous -7

K undertakmgs both of “aclivities for pilot project. implementation and for KASIBA pioject

"developmentlexpansron " The latter included drssemmatlon!tramrng actrvrtles on KASIBA .
and urban development to loca! government and “Study on' urban development through Sl
KASlBA in Jakarta Metropolltan Area” to ﬁnd srtes surtable for KASIBA development e




EXECUTIVE SUMMARY

tl]tOlrgllont the Jakarta Metropolitan arca.
2. 3 LIC System Improvement Plan :

: Syslem I.-npmvet.vem for Innovatwe LC . - _
It is quite significant to cstablish a L/C development mechanism: “cost rccovery by
development benefit”. For this purpose it was recommended to establish the L/C association
as an nnplementmg agency, which could lawfully construct infrastructure, and replotting
systei based on the land value cvaluation as cost recovery system by beneficiatics. The L/C
system nnprovement plan, with Guidelines for L/C projects & Manuals for practical
procedurcs, was presented for implementing L/C based on the development mechanism of
L/C. " 'This was donc with the recommendation of players such as government approval and
; agreement of landowners, and management fi nancral system organizational system and

legal arrangement

Legal arrangemeu t for systent impro vement in association with go vémmén! reformation
Legal arrangement is imperative for realizing the proposed L/C lmprovement plan. The

- legal arrangement should be pursued, with the emphasis on the importance of L/C in the

government reformation, highlighting “land management” in respect of property rights in L/C

~~ and “Urban Arca Administration and Management” based on Law No. 22/1999 on Regional

 Administration under the decentralization policy of the government, which neeess_itates the
. application of the L/C in terms of infrastructure construction, cmpowering community

e (Landowners® participation) and urban area- wrse development approach in place of the past

sectoral approach by the central government Ce

L/C S ysrem in Sysfemahzahon af Crty Planumg and development in Iudouesm

- L/C is instrumental and responsrve to the goals and purposes targeted by the decentrallz.atlon :

pollcres L/C can be utilized to increase the implementation capability of city planning of

- the local government, - To this end, it should ‘be inter-linked with Spatral planmng system,

more - strategically wnh “the urban arca administration and | management  systeimn
* institutionalized by the Mmrstry of home affalrs, and KASIBA development sponsored by the
 State Ministry of housmg and urban settlement, which eventually leads to the systematization
~ of city planning and development of the local government. - The integration of L/C with
B systemaluatron ‘of city planmng and development represented by the uwrban area
admmlstratlon and management in Indonesn was recommended

PromotmnalAcnon Plan & S e : : L : SR
A promotronal action plan was recommended w1th the emphasrs on activities for legal

arrangement for innovative L/C and pilot project rmplementatlon ‘Regarding the legal
__ arrangement some transrtlonal system may be necessary to bridge between the traditional and
- innovative L/C. “The pilot project nnplementatron is also imporiant in terms of system

~ testing and showcase ‘of innovative L/C. © To develop and expand L/C across the country,

e d1ssemmat10n/educatron on the mnovatrve aspect of LIC must be contmuously carrled out.

g 3 _Case Studles of KASIBA and LIC

Development plan ?'J:-‘ S

3 I KASIBA Case Study in Parung Panjang :- G

i 5 _It was just al the begmmng of the socral unresl and economrc crisis of 1998 when the mastcr




o KASIBA in revrewmg Jabotabek Master plan (I 99 7)
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plan covcrmg 1,000 ha was formulated To respond to this situation, some measures were
taken in planning works (e g. the development area was reduced to 300 ha, feaving the other
700 ha for future expansion area, and within the 300 ha arca only middle-low class housing
under the 1:3:6 housing pollcy of the government was allocated, excluding high class housing
for future developmcnt in response to the declrmng housing demand espccrally in the upper -
chss) - - : o

Financial mm{ym ‘ : ' o

As the result of these measurcs, the ﬁnanclal analysrs mdlcated the IRR would be at 17% for
the total housing project, and when it is divided into KASIBA (land and infrastructure) and
LISIB (housing), the former around 6% and the latter 8% (Low class) - 13% (Middle class). -
It is apparent that if the former (KASIBA) is set at a lower l_e\_re], the latter (LLISIBA) increases,
and if the upper'claSs housing is included when the economy is normalized, the IRR tends to -
- further go up. “The financial analysis showed that: 1.) KASIBA is feasible when the real

interest rate is 10% (the government has been taking measures for Iowermg interest rates for - -

- Indonesian economic recovery); 2.) With low-cost fund prov1ded by the government (KMB), -
“the infrastructure cost can be recovered through KASIBA; 3.) Cross-subsxdy from middle
" class (13%) to low class (8%) becomes slightly possible; and 4.) Selling price of LISIBA
should be determined, taking info con31derat10n thc reasonable proﬁt to LISIBA developcrs in
' addmon to the KASIBA cost recovery - Lo : ‘

Prlatpmject k e ' Sl e
1t may be concluded that KASIBA can bc appllcablc in the outsklrts of Jakarta However, * .
taking into consideration the unpredrctable economic situation and the housing demand, it is

~ recommended to start preparation of the pilot prOject in one small-scale community where RE
Perum Peruninas has already acquired land in the planned KASIBA development area .

(300 ha).’ Expansion 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, KASIBA Law and govemment regulauon wrll be applled for .=
- the first tlmc in Indoncsra for testmg R e : S S e

Melropoh!an urban area and agency T T N S TPt :
‘Metropolitan urban area and agency covcrmg several regenc:ies and mumcrpahtles is due to be

established based on Law No. 22/ 1999 and government regulations, © Tt is recommended that . .. '

the pllot project be handled by this agency, and not only by the Bogor regency, where the

" praject is located, because housing demand to be met in the pilot project comes from DKI -
7 Jakarta and other surroundmg areas. = Thercfore share of fund for the pilot project must be . .~
- also coordinated through this agency -The real housing demand and the fundmg capacityof -~
'KMB should be scrutinized in the frame\\ork of the Metropohtan urban area. - It must be B
- consrdered in the pilot project that ' the housmg demand relies on govemment ﬁnancral_;_-" SR
. measures, espemally housmg loans to the publlc whlch w1ll be estabhshed m the new-:-' N

* gove1 nmcnt

The KASIBA case study showed that it is effective in leadmg urban and housmg de\'elopment PRI
 along the rallway S0 as to create a rail- oriented town aiming at the environment and transport o
- improvement in the Jakarta area. = It is desirable that the government will ¢nhance this urban -
~ policy through the apphcatlon of KASIBA Especially KASIBA and the urban pollcy should -

- be examined in reviewing Jabotabek Master plan (1997) in the changing economic frends, R

wh;ch wrll be done by the new govennnent 'lhls is related to the proposal on the study f0r' :’;‘ 5 - e
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urban development lhrough KASIBA in the Jakarta Melropolltan arca.
32 LIC C'tsc Study in Jat:asnh

Effective se{f f nancing urban and mfmslmclure deve!opmem sysfem in Jakarta
Metropolitan area :

The casc study of the L/C in Jahasd] showed around 30% of land contribution, while that in
Parung Panjang was as high as 63-73%. As 20-30 % are recognized to be practical level of
L/C in past projects in Japan and other countries, it may be generalized that within a certain
distance from Jakarta, L/C can be applled and utilized as an cﬂcctlve self- ﬁnanelng urban and
mfraslruclure developmcnl system SR :

. Cascsludy : Dlstance from center of Jakarta -~ Land contribution ratio -

~ Parung Panjang -~ - - . 3Skm .. .- . 6373%
Jatiasih (288 ha) C20km . .315%

. (25.7ha) S R S 217 %(25.3%) _
' ' T o . - (Arterial road by government)

Pilot pmjecl farmatmn and tmplemen tation
~ An L/C project covering 25.7 ha was scrutinized, lowenng land contnbuuon ratio to 25.3%
' (Publlc land: 17. 9%, reserve land: 9.8%). Based on the results of this casc smdy, it is

o recommended that a pilot project be implemented in the sludy area. Project formation and -

‘ promononal activities for the pilot project must be starled in eonsultallon and coordmatlon
wnth the commumty and the landowners ' . - : :

.4 ()verall Conelusmns of KASIBA and LIC S(udles -:

: _lh;s sludy has produced proposals for system 1mprovement of KASIBA and L/C respectlvely "
KASIBA is based on Law No. 4/1992 on Housmg and Human Settlement, followed by the

" government regulatlon which was finally issued on September 30, 1999. Subsequently the .

" ministerial decree, stipulated in govemment regulations, shall be issued to start the actual _
_ nnplemenlatlon of KASIBA projects. - On the other hand, in Indonesia, land consohd'mon

- projects have been executed based on the existing BPN government regulations.  In response - |

" to the proposal for the lmprovement of the traditional L/C in these study activitics, BPN has

. slarted drafting a new law of L/C. ' In parallel with these legal arrangemenls for KASIBA

- and L/C, this study was carried out with the overall conclusion ¢ on the followmg 3 pomls

- : _combmmg the rcsults of the KAS]BA study and L/C stud_s,r

o (1) Apphcabmfy of the arban development systems exammed thraugh the case studles :
-~ In the case studies of KASIBA and L/C, those two systems were technically and financially

o examined, rcsullmg in the conclusion with the genceral applicability of KASIBA and L/C in :

: _'_r"lhe outskirts of Jakarla and the penpheral area of Jakarta built-up area respechvely 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

I Jabotabek area, or the Jakarla Melropolltan area, -which must_be revnewcd in thc rceent
context of lhe changmg somo economlc sntuatlon of Indonesra o S

- (2) Srrengﬂremng and throvemenfof c:fyplanmng system S

R [ is widely admitted that the Indonesian cily plannmg or spatial planmng, mcludmg the .
. development pemm system ‘and practices thereof are in need of improvement fo great extent -

i (1ts lmportance is mereasmg in accordance wnth the advaneement of decentrahzauon polley)




lmp]ementablhty of the eity planmng of Indonesra __-' S

: E,\'E_c"ilrlifs summkr

o KAS[BA and L/C shall bc mstltutlonah ed and managed S0 as to rmprove the Indonesnn crty s
~ planning and development system. KASIBA and L/C are the concepts and' systems of il
. '.'_dcvelopment benefit capturing for cost recovery, which will bring about innovation and

progress in the existing urban and mfrastmcture devclopment system. Furthermore they are

< Teatured with different urban and land management systems (land acquisition method vs. tand SRR

- replotling method), which should be selectwely applied responsively to the different a

“situations of the site and projects. - This may thus lead to hlgher ﬂexrbrllty and

(3) Coordmatrou wn’h the gavemment reforma!mn achwttes

B After the political change in 1998, many new laws and govemment regulatrons under lhe ': Tj_':

L govcrnment reformation policy have been énacted and the reformation schemes are also set ...

o forth in the urban and land management sector by the government agencies concerned
B (transfer of the authonty to the local govcmment in urban and housmg development review v

of the development permrt system, establrshment of - “urban - area” management and *

R ‘administration system”, review of the basic a agrarian law, and S0 on), . It ‘may not be sald that- -

.': those schemes are well coordmated with ¢ach other, and even with KAS]BA and L iC.© They Raee

L must be well coordmated with the other refonnatlon schemes and play 1mportant roles’i inthe =l
o reformatlon activities, espeerally decentrah?atron programs KASIBA and L/C are deeply A3
e related to the local sociely, economy and culture and are regarded as the essential tools for

- 1mprovmg the lives and environment of local peoplc whlch is the ultrmate goal of the socral
o and govemment admlmstratlon reformatron movement :
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" Chapter 1 - Introduction
1-1  Background

The Indonesian government cnacted the Law No. 4/1992 on housing and human scttlement in
1992. This law set forth a new urban and housing development approach of “KASIBA” for
controlling urban sprawl rampant in Jakarta Mefrapolitan area in the early 1990s. The State
* Ministry of Housing and Human Settlement (then The State Ministry of Housing) started
drafling the government regulation for implementation, (which was finally issued by the
government on September 30, 1999). On the other hand, the State Minister for Agrarian Affairs
and the National Land Agency (BPN) have been executing Land Consolidation (E/C) projects
through out the country, based on the basic agrarian Law/1960 and the related government
regnlalrons Through past experlenees, the BPN has found problems of the existing L/C system
" 1o be addressed. In these cases the study was executed for the developmenv‘rmprovement of

KASIBA and L/C. KASIBA and land eonsolldatton are understood in the seope of work of the
study as follows o T ,

KASIBA KASIBA or Kawasan Slap Bangun (RBA or Ready Build Area), isa prece of Iand
“which is prepared for large scalc housing and settlement developments and consists of one or
~more LISIBA, or Lingkungan Siap Bangun (RBE or Ready Build Environment). Its

o 1mplementatron is done sequentially starting with support of primary and secondary network of

environiment infrastructure suitable for the local spatlal plan determined by the second level of
_ local government and satlsfylng the rcqmrements of housing and settlements standards for
mfrastructure and publlc utllrtles : :

h _me’ consolrdaﬂon Land consolldatlon, or land Consohdatlon in some eountrles, is one of the
- measures for land policy associated with the arrangenient and rearrangement of land tenure and
' _land use to provide land for mfrastrueture clevclopment in '1ecordanee wrth development plan
: through aetrve partlenpatlon of the eommumty ! - o k

-_1-2 Purposes SN
: The purpose of the study is to promote housmg and settlement development in the Jakarla

Metropohtan area by proposing measures to enforce and rmptove KAS!BA and the land
consohdatlon schemes through conduetmg two case studles : : -

13 Study areas N

The study area shall cover the Jakarta Metropolrtan Atea and the case studres shall be eamed
out m Parung Panjang for KAS]BA and Jatlasrh for land consolrdatron RCINE :

. :_ 1-4 Study process

o The study is drvrdcd mto the followmg three (3) stages Prrst Stage Urban development Master

. - Plan study: | ,000 ha area-wise urban development Master Plan shall be formulated to provide
BEs development framework for KASIBA and L/C projects respeetlvely, Second Stage: Veasibility
.'.f'study KASIBA and L/C project development plans located in the master plan area shall be -
L formulated for the feasibility study; Third Stage: General evaluatton and recommendatron The
two maln streams of the study demlopment plannmg and system development as set forth s



‘lbO\’C ar¢ due to be closely interrclated and coordinated at each stage since thcy are dependent
on cach other.

1-5  Study orgzinizalinn
A stcermg connmltce was orgam?cd for the overall admlmslration and coorclmatlon of the

progress of the study. The study was jointly exceuted by a JICA study team and the counter part
of the Mlmslry of Housmg and N'lllOl‘lal Land Agency : : - :

: Tabl(_: 1-5-1 _Pr_ocess of Project'dcvclopment _Plahnipg and System Improvement
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