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Chapter 5 Global Picture of Jakarta Metropolitan Area (JABOTABEK)
5-1 Regional cﬁm-act'er_isﬁ'cs of JAB(_)TABEK
(1) Populatlon

The J'ikarla Metropolitan Arca (JABO"IAB[‘ K) of which lolal area is approx. 6,63%km’ is
divided into 7 administrative areas, as shown in Figure 5-1-1,  DKI Jakarta is the political,

financial and trading focus of the nation as the national capital, while the surrounding
hinterland in Bogor, 'Iangerang and Bekasi (which form part of the Province of West Javq)
provrde a dwersnly of f'\rmmg, manuf'icturmg and lradmg opportunitics. '
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. _ l«lgure 5 1- 1 chlonal Structurc of JABOTABI' K
Table 5- 1 | shews the’ populatlon and number of households by district in JABO[ABPK

" The population of JABOTABEK in 1996 was 20,508 thousands and DKI Jakarta comprised

9,341 thousands or 46% of JABOTABEK’s popuhhon - JABOTABEK’s growth rate

" between 1995 and 1996 was 2.5%, which was higher than the national average of 1.8%, led
" " by the high' mcrease rate of Tangerang (5.6%) and Bekasi (8.2%). The populauon of

| ~ Kabupaten Bogor mcreascd unlll 1995 but shghtly reduced m 1996 due to dccrcasc in

S penpheralKecamatans _ ,_ o

' "-The popu!atlon dcnsny in 1995 was about 30 pt’:lSOllS/h‘] whlle that in DKI Jaquta was as
" high as 138 personsfha The popuhhon densnly is large in the central Jakarta and lowcr in
. the southeast and southwest peripheral areas. The area whcrc the densnty is over 100
: persons/ha is {)K[ J‘lk"tl’l‘l Kotamadya Bogor o :

o 1996 the number 01 houscholds in JABOIAB[ K was 4 438 thousands and lhc avcragc
- household size was 46 whlle that of DKi Jak'lm and BO”IABLK was 4.4 and 4.8

< respecuvely
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Table 5-1-1 ~ Population by Districts in JABOTABEK

) Arca Population |Population {Distribution|Density in| Growth § Houschold llousehold1
: (km?2) in 1995 in 1996 o) | 199 rate in 1996 |size in 1996
DKI Jakarta ' . 662 9,160 - 9,341 - 455 13,847 20% 2,117 R ¥ 1
Kabupalen Tangerang 1,235 S 2,413 2,548 . 124 1,953 5.6% 525 - 486
Kotamadya Tangerang 134 1,352 14148 69 - 71357 4.6% 302 - 4.68
Kabupaten Bogor - 3,034 03,7221 0 3,590 CO17s ) 1,227 3%y 191 - 454
Kotamadya Bogor s 40 648 7 - 67l 331 16,370 36%7 - - 144 ' 4.65
Kabupaten Bekasi * . o8 e 2720 0 2944 o144 ] - 1,833 8.2% .o 558 .7 5.8
BOTABEK 25978 | 110855 | ¢ 1L167 % oo 545 1816) 29%f ¢ 2321 .- 4381
JABOTABEK Total 6,619 20,015 20,508 100.0 3015 25% 4438 4.62
| Jawa Barat - 43,117 39,337 - 40,118 -1 o 20%QF - 9,575 419
Indonesia 1,937,179 194,775 I98,343 : - 101 1.8% 0 46401 4,27

-. Nofe: * including Kolamadya Bekasi. |

Source: Statistical Data from DKlJakarla and K'lbupatens L

(2) Gl 0ss ch,lon.ll Domcst:c Product

In 1997, the 1gncultural (prnnary) sector formcd 14 8% of lhe Gross Domesltc Product
(GDP) in Indonesia, while it was 2.2% of the Gross Regional Domestic Product (GRDP) in
" JABOTABEK and only 0.2% in DKI Jakarta. . The industry {sccondary) sector was 40.6%,
41.9% and 36.3% for, Indonesia, JABOT 'ABEK and DKI Jakarta respectwcly The service
(tertnry) scctor was contrarlly formed 42.1% in !ndenesm 55.9% in JABOTABEK and
63.5% in DKI Jakarta, lhe agncultural sector plays no srgmﬁeant contnbutlon in the
economy n JABOIABI K. : : :

- JABO ['ABi K’s GRDP was Rp 94 195 bllhon in 1995 at current pr:ce DKl Jakarta formed
74%, followed by Kabupaten Bogor and Bekasi (9%) and Kabupaten Tangerang (0%).
These hgures lmply Ih'\t mosl of lhe employees in BO lABFK worked in DKI Jakarla '

(3) Ulb.mlmtmn in JABOIABEK :

In 1980 the urban arca was concenlmted wnhm lhe bmmdancs of DKI Jakftrta wrth a majer
sub-center around lhe cily of Bogor and mmcr centers in Bekasi, Tangerang, Depok and soon,
Followed by demographlc changes the e‘(pansmn of urbanization both within and oul5|de the
boundaries of DKI Jakaria has becn forming a conurbalmn with the cities ‘of Bekasi,
1111g01a|1g and Depok cspecmlly 'ﬂong toli roads (Jﬂkarta Clkampek Jakarta Merak and -
_Jagomwr) and the rallways It is deemed lhat thc urbanization in the frmge areas has bcen
*caused from filling up of DKI Jakaita in terms of population’ density. - Furlhermore .
accessibilily and availability of land at relatively low prices of those frmge areas have been |
g ‘Hllﬂctlllg informal housing developments, - Figure 5- 1-2 shows the areas of rapid populatlon
growth in BO]ABI iK durmg lhe 19805 lhe ycarly populallon growlh rate of lhose areas - -
wasmorethan'?% . T e T T T e
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‘Figure 5-1-2  Areas of Rapid Popuiation Growth mBOI‘ABEK during th_cll_980,s' o

Although the fringe arcas have been mainly developed for residential purpose, the low-
income group tends to be in DK Jakatta to” avoid -high commuting costs. In addition,
_ transmigration from rural areas has increased the population density of the slum areas in DKI .
 Jakarta. Figure 5-1-3 shows the distribution of slum areas in DKI Jakarta. In 1990, the
total slum area was estimated at 4,481ha, and the population was estimated at 2.3 million.
These figures meant that the total sium area occupied approx. 7% of DKI Jakarta, and the
average population density in slum areas is at the high level of 513 persons per hectare. -
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" Figure5-1-3 * Distribution of Slum in DKI Jakarta *

(4) Hg‘li.sing

1) Public Housing Supply - © .00 T o e
" Perum Perumnas is the sole national corporation for urban and housing development. In
" DKI Jakarta, Sarana Jaya (the DKI Jakarla Public Housing Corporation) has been developing

- housing.  There are committed housing development projects for a total of 115,780 units -
" (Perum Perumnas) and 11,420 units (Sarana Jaya) in JABOTABEK. " Since the economic
“ ecrisis, however, the new stage of those projccts has been postponed. -~



By Septcmber 1996, Perum Perumnas had constructed 328 thousand housing units in
Indonesia.  Approximately 65 thousands (20%) of thosc units had been constructed in
JABOTABEK.

Table 5-1-2  Cumulative Number ofllodsing by Perum Perurinras by Septernber 1996

Nucleus House(RSS) | Modest Ilouse(RS) Apariments Total
DKI Jakarta - 1,960 1,744 4,740 14,444
Bekasi 13,579 8012 - S0 21,591
Bogor - 1,239 2,406 0 - 3,645
Tangerang 14,895 © 9,999 : 0 24,894
JABOTABEK " 37,613 - 22,161 4,740 64,574
Indonesia 190,442 127,023 10,260 327,725

Source BPS, 1997, Stalrstlcal Year Book of Indonesia ]996

2) Characterrstres of lIousmg in Indonesra ' _
~ In Indonesia, preference or custom to own houses rather than lease/rent is dommant 'Ihe _
number of households which own their own house account for 81.6% meludmg mstallment
- plan. In targe citics this tendeney gets less clear Howe\ er still 53 3% in DKI Jakarta own
houses and “Lcase/rent'll” fomled 32. 6%

The ﬂoor area of most houses range 50 99 m’ (33%) and 20 49 m (32%) in DKl Jakarh
There are 14% of small houses wrth the floor area of less than 20 m oo o

'Ihe housmg regulatron No 4IKPTSIBKP4N/ 1995 strpul'ttes the standard house and srte as
' follows '

- Srmple house (RS) o S L o L

The house called “RS” should be detached or terrace houses (not apartment) w1th a

floor area between 21 and 70m? on the site between 54 and 200m
* price of constructlon cost of the house is 'tlso regulated

- Very srmple house or mmnnal house (RSS) - - :

* . The house called “R8S” should be detached or terrace houses with a ﬂoor area between o
21 and 36 m? having a bathroom wrth a water closet and a multl-use room. Mostly no
finishing is prepared. - :

_ Ready build plot =~ - R . : : R |
The ready build plot (prepared housmg plot) should have an area between 54 and 72m

‘The maximum unit

- fronting a road with a width of no less than 2,8m, with infrastructure of electnelty, water

suppl;,r and public MCK (shower washmg torlet) play lot and small shop

TableS 1-3 Statutor) Standard House o

fo Site arca (m’) F!oor ar¢a (rn’) Unit constriction cost -
: . |rss - 54-72 21436 hall‘ol‘hrghest RS
- 7+ |RS (Simple house) - 54-200 21-36-70‘ .‘ TTow o
" [Medium house - 54-200-600 | 0o et .low < high timit .
Luxurious house - | 54-600-2,000 | "'+ - &+

T {@bove high Fmig |




5 Infrastructure

The characteristics of demographic changes in JABOTABEK, since the 1980s, were the
dramatic decline in the rate of population growth in DK Jakarta and the increased growih rate
" in the BOTABEK area, in accordance with the improvement of transportation and housing
devclopment, especially along the cast-west axis. The expansion of urbanization is .
generating further efficient provision of infrastructure.  To cope with the financial shortage,
participation of the private sector has recently being introduced for provision of infrastructure
such as transport, telecommunications and power supply. ’

7 Esisting eonditions of the infrast_ructure in JABOTABEK is bricfly described as below.

i 1) Roads o : ;
. The Department of Pubhe Works regulates physteal eonstruetlon and within the Department it
is the Drrectorate General Bina Marga that plans and regulates construction of national roads
_:and highways. - This office also oversees plannmg and constructlou of some urban arterral_

roads, meludmg urban toll roads - : '

- The prmclple eonstramts on the exrstmg road networL acerued from the lack of a coherent
hierarchy. . T he existing road system throughout most or the urbam?ed JABOTABEK has
_evolved from the dirt tracks and paths of former agrlcultural uses. * The new major routes
. within this network have been swamped by ribbon development. - The main lines of demand
~ are thus served by roads where poor ahgnments variable wrdth mdlfferent construction and
G frontage access all consptre to reduce eﬂrcrency '

'.':,2) Water Resources O : |
i The water resources development is responsrble to the Dlrectorate General of Water '

o Resources Development (D(JWRD) Mlmstry of Pubhc Works

. Generally groundwater is recharged in the southem area and drseharged m the northern area
" of JABOTABEK. - The groundwater levels are not constant, in some areas of Jakarta for
example groundwater levels vary from v1rtually zero depth to depths of 30 or 40 meters
The major rssues of groundwater resourees are descrrbed as foliows '

””f' - Fxcesswe abstraetron from groundwater has been eausmg deelme of groundwater
T levels, partreularly by industrial and large -scale private uses.
- ‘There has been an apparent increase in the salinity of groundwater, partrcularly
" from shallow wells, due to the mtrusron of the seawater caused by the dechne of the
'groundwater level. T :
~ In areas of high groundwater abstraeuon, partlcularly from the deep aqurfer the
U7 water is squeezed out of the clay layers and this results in substantral eompressron
© o - ofthe overlying soils, causing noticeable land subsidence. *
- " The shallow aqurfer is being pollutcd by uncontrolled drseharge of domesttc
'.7”Wastewater and mdustnal wastes N

v "As for surface water resources the eastem parts of JABO’[ABEK aud m't_|or pomons of DKI

- - Jakarta are served by the Jatiluhur dam, however, additional demands for water supply in
* " these areas are being constramed by the lack of adequate transmlssron capacnty, rather than the

ﬁ'ﬁ;j’avarlabthty of water SR




DGWRD carried out the JABOTABEK Water Resources Management Study (JWRMS) to
cope with the increase of water demand due to the rapid economic development in the
JABOTABEK arca. Based on the JWRMS, the Study on Ciujung-Cidurian Integrated Water
Resources in Indonesia (SCCIWR) was carricd out by JICA in 1995. The water source and
“conveyance schemes recommended by the JWRMS and further detailed by the SCCIWR are
shown in Figure 5-1-4. [ R R
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© Source: The Study on Ciujung-Cidurian Integrated Water Resources in ln(__ioﬁeéia (SCCIWRY), February 1995 °7
" Figure 5-1-4  Water Resources Developments Recommended by JWRMS/SCCIWR

* The Government of Indonesia has not yct authorized the water resources development plans
~and water supply system proposed in those studies. - If those plans were implemented, the |

* water conditions supply in JABOTABEK, including new housing developments in suburban
~ areas, would be greatly improved. oL sy

3) WaterSupply © . 0 T e s
" The piped water supply system in urban areas is generally developed by the Directorate
" General of Human Setttements (Cipta Karya), Ministry of Public Works. * Then the facilities
‘are transferred to the Local Government Water, Supply Enterprise (PDAM) which is

- established in}{abupatén or I(_q_lélngdyq,'-_i_g;'_ I

'lhetotal urban populatlonmlhe.lABOTABEK :e__u’r__é_-a: served bytreated pipcdwatcr sup'pl‘y' el
“was around 3.5 million in 1990, with about 260,000 connections in DKI Jakaria and about

- 100,000 connections in BOTABEK. - .

'- 4) :EleCtriCity : :,. Y .-  R S Tt e A T Ll el ] T L i s
The state-owned electricity company, Perusahaan' Umum Listrik Negara (PLN), has the -

 responsibility for the generation, transmission and disiribution of power throughout the = -

archipelago. - -~ -



Table 5-1-4 shows the numbers of PLN customers by Kabupaten and customer type in
JABOTABEK. While the clectrification rate by houschold base in DKI Jakarta alone is over
80%, the rates in T'mgcrang and Bekasi arc at 55.8% and 59.5% rcspectwely a

Table 5-1-4 Numbers of PIN Customers b) Kabupaten in JABOIABFK

. : DKI Jakarta and : TFangeran Bekasr
Iype of Customer | o crang (1995) | P08 (1996) (1996)
Social . 24,961 n.a. . 4,482 3,985
Houschold 1,980,659 n.3. 433,027 332,301
(approx. 80%*) : (55.8%%) - (59.5%*)
Shop 109275 na, 16,085 10,525 -
Hotel 252 ¢ © A - 10 o 21
Induslry 9,131 " na. 3,019 - 847
| Government 3,667 - n.a. 393 308
Roads - 1,884 ‘na. 187 - 397
Total - 2,129,769 - na. 457,203 © 399,751

‘- Note: * household electrification rate estimated by JICA study team '
Source: Stalistical l)ata from DKI Jakarta and Kabupatens - . o

5) Drarnage and l*loo(l Problem ' : : RN -

“ DKI Jakarta lies primarily in the flood plam zone of catchmcnt arcas of a number of rivers
and streams The drainage and flood problems are the tesult of both overflows from drains
and river flows, however, DKI Jakarta has not experlenced the wide devastating river

- overflows, which are expcrrcnced in many other flood plain river settlements. - Localizing
flooding is-a result, very largely, due to inadequate local drainage networks and street

' drarnage, whrch are often burlt to serve minor ramfall runoﬂs BN -

6) SenerageSvstem D R PRI DA : AR T
In the JABOTABEK area, wastewater drsposal is predormnantly by on- srte systems such as
- septic tanks, pit latrines and communal toilet facilities. - Apart from a number of individual
. private estates, and high rise developments, which are supposed to have their own sewerage

connections and treatments only a very small part of JABOTABEK is served by a reticulated
scwerage system : _ L : '

5-2 Urbanuatron Trends in JABO’I‘ABFK -
| =(l) Urbanuatron Gro“ th

. The Jakarta melropolltan area has contmued its tremendous urban growth as the Iargest Center

~ for every political, economic and cuitural 'rctwlty in the natron lhe hlstorrml trend of whrch o

can be summarrzed in brref through three stages

I, Centrahzatron mto center of DKI Jakaﬂa along the north south urbam?ed axrs of -
7. River Ciliwung without proper management during the carly 1970s.- e
Lo 20 Rapid urban sprawl pressure. by huge migrants resulted in new developments and

Do 'expanslon of urbanization to all adjacent areas both in West Java and Bogor.
Accordingly, developmcnt directions to the south should be rcstncted and shrfted '

. toward the cast and the west because of various urban problems - . '
13, - Inlatter half of the 1980s, huge scale industrial and housing devclopmcnts e\:tended
- to the cast and west out of DKI Jakarta” and formed the greater JABO TABEK
metropolrtan arca as a rnctropohtan arca.

: 'toward Serang and Karawang was consrdered under aggressrvc economrc growth

s

Further cxpansion of JABOTABEK .



untll 1997,

llowever llle suddcn draslle change in the economic aellvrty, from an aggressive economic
growth from the 1980s to 1997 to a decline in development during 1998, must require a
shift/revision of the developmcnt scenario mentioned above, though this has not conie fo the
knowledge of lhe study team. :

(2) lransportatlon Network

An aggressive urban developmcnt toward east-west and soulh has becn ptanned and achieved
by the toll expressways such as Jakarta-Cikampek, Jakarta-Merak and Jagorawi, since road
transport is the principal mode both for passengers and fieights. - For further urbanlzatlon
extension in and outside of JABOTABEK, the expansion of toll expressways is at present in
various stages of planning and 1mplementanon Jakarta Outer Ring Road, Second Outer
(Outer-outer) Ring Road, Jakarta-Serpong Toll Road, Kapu- Telukanaga-'] angerang Toll Road

~ Triple Decker 'Ioll Road and some Radial Toll Roads ; -

- However, these plans should be carefully revrewed as a preconchuon for the future urban'
- development, taking into consideration the updated condlilon and the possrble etfects after the
drasllc cconomle deelme smce mlddle of 1998. : : :

On the olher hand lhe advantagcs of rallway commuter services wrlh therr relatrvely punclual
~ schedules and cheap fares have been reevaluated through the recent expansmn of the

 metropolitan area beyond the range of road transport. - There are also various plans onthe = |

- improvement. of the existing railway system and the introduction of LRT or subway systems L

“in JABOTABEK.  When the locations of future urban ‘developments - are taken into - -

R consideration, the creation of an mtegrated urban mass transrt system should be one of the key -
' faelors, bolh by road and by rall as well 3 : : : '

; (3) Urban Enwronmental Constramts

V’mous envrronmental problems have emerged because of 1nsul}r(:|ent countemwasurcs as

- well as the too rapid urbanization, such as water pollution, water supply problems, ﬂoodmg, o

solid waste treatment, air pollution and traftic accidents, etc.
' (4) Urban Development

L arge scale urban developmenls such as new towns and satelllte crtles in JABOTABEK are:'- e

- mainly executed by private developers €.g. Bumi Serpong Damai (6,000ha, T: angerang), Kota - R
Baru Cikarang (5,400ha, Bekasi), Kota Baru Tigaraksa (3,000ha, Tangcrang), Bintaaro Ja)'a IR

1, 70011& Jakarta), ete sometlmes together with toll road constructron by BOT scheme

| - On the other hand sinee urban development by publrc sector is concenlrated mto the area of -

immediate needs of direct investments (such as basic human needs); it is focused on basrc R

1nfraslructures especrally roads pubhe utlhnes and low—mcome houses and s0 on

’ Some new demarcatlons belween the lwo seetors may be establrshed consrdermg thc exrslmg o
severe economlc recessron eﬂectmg both sectors ST




5.3 Urban Development Perspectiye and Necessary Measures in JABOTABEK
531 Shlfting Urlmn Policies in Response to the Economic Growth in the 19905

' 'lhe basic urban growth policy in the 1980s and the carly 1990s was the concentration of

~urban expansmn along the Fast-West corridors centering DKI Jakarta, and preventing the

urban expansion in all other directions, which would lead to an eflicient and cfiective land

- and infrastructure development.  This Kast- West oriented urban structure was manifested
rm the “JABO I‘ABEK Metropohtan I)cvclopment Plan Revrcw (JMDPR, 1993)”.

' Wlth the frdvent of massive urbanvatlon spurred by the rapid cconomic/industrial growth in
Indonesia, as well as JABOTABEK, in the 1990s, this streamlined urban structure is planned
to be expanded to the mega-regional type structure of the JABOTABEK - SEKAR area
including Crk‘tmpek/K'\rawang to the Last, and Cilegon/Scrang to the West as defined in the

. study on “Devclopmcnt Strategy of JABO TABEK area (1997) - Figure 5-3-1”. In the

- JABOTABEK area, outward expansion of urbanization in the suburban arca of J'tk'n"h is the

* basic trend featuring the development strategy to accommodate the large volume of land and
~ housing demand expcctcd in the mldst of tlre econonnc/mdustnal developmcnt boom in the
' _West Jav*r SRR :

The econormc/lndustml sharp declme and economlc crtsrs trlggcred by the forcign currency
- problems in 1998 dtctates the change of urban policy in JABOTABEK, whether in the short-
- term or long -term t'tklng mto consrderallon the followmg pomts '

. a Demand sule' [t is apparent tlnt the massrve dcmand for land and housmg is no

" longer expccted in the coming few years. © The ovcr—spread urbanization arcas

. designated in the development strategy and spatlal phn is an oversupply of l'md area
'compared to the real demand . :

- h. Supply srde The real estate developers wrthdrew from the largc-scale fand and

_ housing developments due to the financial problems currently facing them. The

system of land provnsmn for housing may change from the large-scale development

77 system in the past toward the tr’rdrtloml development system untit thc real-estatc
busmess ICCOVers m full scale : . . :

soe Government srdc. It is dlfﬁcult for thc governmcnt to develop the 1nfraslrueture

- covering the overspread urban area dcsrgnated in the development strategy plan due to
- the financial constramt of the govermnent espeerally in tlns tnne of the economic
i recesston : ST _ 3

'"_Whether or - how far the nrban pohcres ate to be ch’rnged is dependent upon the

Y 'eeonomlchndustrlal recovery of Indonesia. ~ At this moment it is quite difficult to predict on

“ how long the cunent econonnc recess1on wrll last and the emnomrc/ﬁnancral systems are

S 'nonnallzed

| k-_':”ln thls srtuatron 1t is crucral to shm down the cxpanded urban land and mfrastructure :
development plan in response to the real land demand, and financial capability of the public
“and private sectors for a certain perlod of time even with “the Dcvelopment Strategy of

- JABOTABLK (1997)” bemg the long-tcrm goal of JABO'IABLK
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5-3-2  Perspective Urban Probleins and Necessary Measures

(1) Development Structure Envisioned in Development Strategy of the JABOTABEK
Area

Despite the necessity of revising the Development strategy of the JABOTABLEK arca in
response to the current and foresecable cconomic situations, it may serve as the guidelines
and goals of the JABOTABEK long-term development.

In this respect, the development strategy is also viewed as the long-terin development goeal for
this study.

According to the development strategy, the urban structure for land and housing development
for the next generation is anticipated as outlined below:

Based on the development strategy, the future urban areas of JABOTABEK can be roughly
classificd into 3 zones - high density area, medium density arca and new urban development
area or areas where large scale real estates including those completed, under construction and
still under location permit status were rampant in the early 1990s.  This zoning is set forth so
as to illustrate the extent of the area to which perspective problems of the urban settlement are
presently geographically distributed and will in the future be distributed. The zone area
~ cortesponds to the distance from the center of Jakarta. This understandable urbanization is
somewhat controlied by the travel time from the center of the metropolitan area.

The prominent characteristics of the urbanization represented by the zoning as listed above
are the densification of the built-up area closer to Jakarta, and spread-out of built-up area far
from Jakarta. '

I. High-density area (Zone up to 20km from the center of Jakarta)
~ The poor people who cannot aflord to commute have no other options, but to live in
Kampung slum or squatter close to their working places. Kampung improvement
is the continuous challenge of the Indonesian cily planning. '

2. Medium- dens:t) area (Zone between 10 and 3{]km)
This area is the fronts of continuous urban expansion of the Jakarta built- -up zore,
featuring the individual land/housing and small scale real estate development with
the low quality urban infrastructure. The informal private development is most
Iikcly' io take place in this area. = Despite the serious possible settlement problems
. in this area, it is quite a significant arca close to Jakarta for the seltlement
. expansion for l‘ne next generation of the Metropolmn llll‘labll'li‘llS

3. New urban ‘development area (7one hetween 20 and 50 km)
This area is characterized with real eslate development sprawl, or scqlter of land
" development with a rush of development permits isswed. The urban seltlement
problems are and will be demolition of natural resources and environment which is
maintaining the ecological and natural syslems vital for the tives of all residents in
the Jakarta Metropolitan area and the emergmg fragmented and disintegrated urban
area.  With such problems, this area is impotfant so as to accommodate the
' massnve urban pressure on lhe Jakarla Metropohtan area o i
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l*lgure -3-2 Urban Problems and Challenges by Zone in JABOTABEK

' -(2) | Perspeetlve Urban Problems and Necessar) Measures for Urban Area Development

In the urbanization process with the promment charaeterlstlcs of densrﬁcatron in the built- up
area closer to the center of Jakarta and outward expansion of the built-up area far from the
center of Jakarta, the perspectlve urban problems and measures are deﬁned below and llsted
|nl‘1gure532 SR Gl g _

- a, Measures in ngh densrty urban area' Urban slumlsqualter is the most serious
“* problem facing Indonésian city planning. * KIP is the countér measure to attack this

- problei at present, however more effectivé measures for 1mprOVe1nent are m need sueh_ e

 as those of the Urban Renewal system and others S : o -

b. Measures ln Medlum densrt)' urban area. lndlvrdual housmg sprawl wrthout .

- 'r-:adequ'ate mfraslructure in the form of spiiling out from the Jakarta built-up area willbe -

the result of urbanization wuhout the development ‘control and supporling projects.

" Land Readjustment is the most efféctive development system where the urbamzauon R |

: started with a high develOpllleﬂt potenltal

e Measures in Large—seale urban development sprawl' lhls exrstmg and worsemng '
“urban problem is brought about mainly due to the weakness of the Indonesian city
~ planning system and implementation.
of KAS]BA is desrgned to address tlns urban problem

"-.:71'56

An mtegrated large seale development systcm B



-3-3 Slnnmmg—down Ur ban Pohc)

~ From lhe long term vrewpomt of the nnprovement and strengthemng of thc Indonesian cily
planning system, which forms the basc of this study on system building of urban development,
it may be said that all the measures and systems as listed above should be fully established
and ready to be apphed to tackle the worsemng of urban problems

~The raprd urbamzatron ]1'18 brought about many urban problems in the past But the growth
~ of urbanization has been greatly reduced by the current economic recession. It is apparent
that this does not mean the end of urban problems and need for urban development system
improvement. Rather the institutionalization of development systems, which usually takes a
tong time, must steadily proceed in the view of preventing the recurrence of the past urban
problems when the economie rebound of Indonesia ace_elerates the urbanization in the future.

~ In this respect the urban development/nnplementatton system must be proposed in the long
term, Towever the proposed systems must be also designed to be responsrve and effective
to the urban development in short and medrum terms when urbantzatron is not in full scalc
under the economic recessron : ST

'(1) ShrftofUrbanuatlonPattem o |

" The urbanrzatron pa’rtem wrll sluft from the development structure envrsroned in lhe
development strategy of the JABOTABEK arca (3997) as follows : -

1. Duo to the wrthdrawal of the developers from the large scale development market
-, scarce financial resources of private and public scctors, and less massive demand for
© land housmg, the centers of urbanization will shift from the broadly spread large scale

_real eslate development in the suburban area (30-50km from the center of Jakarta)

"+ toward urbanization within and close to the area where the exrstmg mfrastrueture is
=, available and less- caprtal mvestment is needed ; :
- 2. In this context ‘urbanization in the medium- densrty area (10 30km expansron of
" continuous -built-up area of Jakarta) and high- -density urban area (-20km more
densrﬁcatron) wrll be relatrvely mtensrﬁed 'Ihls can be further explained by the '
o followmg : : Cu o

. ks Because the economrc recessron tends to drrve the nnmlgrants from the rural areas

o mto the slum areas or create new slum areas, resultmg in the densrﬁcatron of burlt-
RPN up areas. | .. : Tt =

Coii- Because self-burlt housmg in the 10 30km area where the exrstmg ml'rastructure for
i1+ instance roads are available, is the economic way to obtain houses, which can be .

- built and expanded in.accordance with the financial affordability by stage. - T he
.“demand for self- built housing land- will increase, especrally when the large-scale

"> developments fail to absorb the housmg demand and are not allowed to sell tand

E wrthout houses e s e i - R

(2) Urban Restructurmg in Response to the Shrft of Urbamzatron Pattern R

Urban restructurmg for JABOTABFK especrally for the short to medlum term wrll be of
great srgntﬁcance in response to the shrﬁ of urbamzatlon pattem as dlseussed above RN



The concentrated and compact dcvclopmont for slimming down the urban areas is more
needed especially in this time of economic recession when it is crucial to 1ncrease the
efficiency of the infrastructure investment using the scarce financing resources of the
goveroment.  The potcntlal arcas for development i in response to the slnt‘t of the urbamzatlon
pattern as discussed above are, among others : : TR -

1. The arcas in the v1crn1tv of DKI Jakarta 'md accesstble to the center of Jakalta
- within a reasonable commuting time, SRR T

2. " The areas along the transport corrldors (Toll road 'md rallway)

B (Chcapcr transport cost land prlce and dlrect access to the eenter of Jakarta)

It is reconnnendable to contam and gear the urbanlzatlon toward those areas as llsted above,
leading to the eﬂlclent urban settlement R : : L :

5 3 4 Roles of KASIBA and Land Readjustment

' KASIBA and Land Consolrdauon are expectcd to assume grcat roles in the urban
restructurmg as drscusscd above e : : - o '

'(l) KASIBA ParungPan_lang

KAS]BA is lnstrumcntal for controllmg urban development (by proh1b1tmg the large scale
_ urban development outside the KASIBA areas), as well as nnplementmg urb’m development_
prOJects (by constructlng lnfras[ructure) ‘ :

‘ KASIBA as an urban controllrng measure, is to contam and concentrate the urbanlzatlon
within the certain designated area along the transport comdor, leading: to the urban
restructuring of JABOTABEK as ‘defined above. The urban restructurmg plan should
include the staged plan of the urbanlzatlon area 'lhe KAS]BA arca shall be destgnated on -

' _the ﬁrst slage devclopment area (for S years)

' Pamng Panjang - the case study area for KASIBA is loc'tted _|ust along the rarlway 'Ihe

-~ casc study shows a mode] urban development concentrated along the r'nlway as a part of the _'
urban restructurmg of JABO’lAlBBK : R '

(2) Land Readjustment Jatrasrh s . ?:7: N

L'md readjustment is to creatc a umﬁcd burlt -up area mcludmg the emstmg real estates

_ vrllages and others. © In this regard one of the suitable areas, to which L/R is applied, is the =
area in the vicinity of Jakarta, where: urbamzatron ‘has' alteady started partially with high

_development potentials, - ‘Therefore L/R is qurte instrumental for developmg the coneentratcd_ )
- urban areas in the vrcmrty of Jakarta, leading to the urban restructurmg of JABOTABEK as

~ slated above.  In fact it is almost impossible to develop semi- urbamzed areas on the frmge of _
cities mto one umﬁcd burlt up area Wlthout the appltcatlon of L/R i R

One of the major ﬁelds of the housmg market in the v1cm1ty of Jakarta is for those who WlSl‘l EI
-~ to buy land for sel-build houses as stated before. ' L/C is to provide land so as to fit that -~
demand. * Jatiasih-the case study arca for L/C-is on the frmge of Jakarta: where such land .~
~ demand, as the one for self-build housing, is expected-to be quite hlgh On such prmnses el

‘ Jatrasrh_Land Rcadjustment is the best combmatlon for the case study

s



Chapter 6 Case Study of KASIBA in Parung Panjang
6-1 Basie Feature of Parung Panjang District

6-.1-1 | P're.sent.Coiu'li_t.ions of Parung l’alyjang District

) General

The site is located to the south- west of Jakarta i in a potentially strategic loeallon along the
Jakarta - Serpong - Rangkasbitung railway and at the junction of proposcd major regional
arterial roads, including the Metropolitan Ring Road which will serve as an outer-outer orbital
route for the BOTABEK arca (planncd for the long-term). The Ministry of Public Works
intends that the arca will form the country’s second KASIBA (if we define Driyorejo Surabaya
as the first KASIBA project), and that it will encompass an area of 1,000 hectares if it includes
~ the surrounding Location Permission developments. - The area may also be cla351ﬁed as a
" “Formalized Development” or “Public Private Pacticipation Project” as it had its origin in a

strategic land purchase by Perum Perumnas (the state owned housmg company) rather than '
bung planned as a major urban spailal mltlauve o '

E lght (8) Loeatlon l’ernussmns have now been lssued in the Master Plan area out of an overall
total of fourteen (14) in Kecamatan Parung Panjang. An initial problem encountered was the
fact that one of the permits overlapped with the Perumnas site, which had already been allocated.
" Totally over 100ha of location permits had aelually been issued to Perumnas, they intended to
~ extend land in the JICA’s Master Plan area. Under an agreement of confirmation between

' Perumnas and the Study Team lt was agreed that the area would be developed ]omlly

o ", ‘Proposed R Cand&daleAreafer' S
Reglonal ° ; Perumnas Housing  ~
o % Arerisl Road . . Developmenl C

Prioity Development
2a (300ha) i

Exas!lng P.Panjang To Jakana

EEAAANSERR DA
it HHHHHG

1 1On-going Development 41 1]
Area by Perumnas © I F

uuuuuuuuuuuuuuuuuuu

’ ServiceCala‘\menlNea S

Propoéed New Station
SR of a Ralway Atation -

S Figare 6;1_71- PfdbbSed 'Ma_ter'.i’lan A}ea_and -Priority. D_eveldpinent Area .
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(2)' Physical Environment

1) Administration

Parung Panjang District (Keearmtan) is onc jll[lSdlCllCln wnhm Bogor Regency (Kabup‘ﬁen)
The arca of Parung Panjang district is about 6,290 hectares, which consists of 11 sub-districts
(Desa), 50 community units (RW), and 197 small commumty units (RT). The Master Plan area
(1,000 ha) consrsts of 4 sub-districts, 15 community units and 46 small community units.

) 2) Topogr aphy :

~ The topography of the Master Plan arca is that of a gcntly slopmg plam The range of alulude is
27.6t072.5 meters. The higher plam area is located in the southeast corner and lowest area is at
the north“est edge ; : : L

'3) LandUse 3 ' P : : :
In general the exrstmg land use of lhe Master Pl'm area slrows a lyplcal paltem drl"l‘ermg wrth
“the suburbs of the Jakarta Metropolltan area. . The study arca is dominated by rural
. characteristics such as agriculture field mcludmg paddy field and mixed crop plantahon, :
utilizing almost 77.6% (842.66 ha), white 16.9% (184.0 ha) is for rural seltlement and 4.8% -

" {51.92 ha) for chicken farms and mdustry The 0.7% (7 44 ha) remammg is vacant or occupied

by cemetery : o e . :

_ Fhe exrstmg vrllages are scattered along the vrllage road and small footpaths meanwhile mwly’
developed and residential estates under construction are located along the main road at JI. Raya
Parung Panjang and JI. K.H. Salimah mainly in Desa Lumpang or on strategre land, i.e. near
: rallway station. The Perumnas housing estate is located along the castern boundary of the study
- arca. The INKOPAD hstate and P.1. Awab Saka Estraga are the developmg remdent;al estates .
mamly for the govemment empIO) ecs housmg in the Master Plan area. :

T
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(3) Social Environment

1) Popuhtwn : :

The population of Master Plan arca in 1998 was about 13,460 persons. The range dcnsrty of the
population by RT is 6 (Desa Lumpang, RW 2, RT 3) to 30 person/ha (Desa Cibunar, RW 3, RT
12). The number of houscholds in study arca in 1998 was about 3,000 households By
assumption the average houschold 51zc in the study arca is 4 2 pcrsons ‘ ‘ '

Table 6-1-1 Popuhtron ofP.mmg Pan]'mg l)rstuct

Nanw of Sub-district Number Numbz.r " Area | Population Number of | Density

{Desa) of RW | ofRT (ha) L Hosehold (p/ha)
I Parung Panjang 5 220 © 292000 - 8,679 1,596] = 29.72
2 Cibunar 3 16] ~ 372645 6000 . - 1,287 1610
3 Jagabita 4l 13 3441ss) o sAn| T 925 1590
4 Gintung Cilcjet 4 19 6015801 v 5,460 C1,8407 4 9.08
5 Lumpang 1 15 795045 ¢ 87286] - ¢ 1,168 ° 11.05
6 Jagabaya 4 C20] - 822024] 0 os302] o 1,228 - 645
7 Goroweng 3 15| - 873019 6296] . - 1,375] - 0 721
8 Pingku .5 S 20 - 701955) - 5746 Co079) <819
9 Dago S 21628050 <. 47601 7 0 1L,06L) o 7.58
10 Cikuda 4l - 18] 527190 o se29 . 991 ¢ 10.68
11 Kabasiran 4w 20) C3nTen| s el w991 L 1727
" Total - closol o7 6289423} .- i 67.858] - ¢ 13,441 ~ 10.79
: Note' S e LTy Male o o0 34,142 ¢ e

: o CFemale ot 33716 0 T e

- Source Parung PanjangDrstnctOﬂrce 1997 :

2) Fconomlc Actmtlcs .' A ' el R e
Due to the rural characterrslrcs most peoplc work as farrmrs, followed in numbers by factory
workers, chicken breeders, stone miners and wood workers The range of average resident
mcomo is about Rp 120 000 to Rp 500 000 pcr month R R

3) Commumty Actrwtles . ' : '
- Commumity activities in cvery vrllage ﬂdlrurrlstratron are all cxecuted by LMD (Vrliage
Community lnstrtutron), and ‘conducted by LKMD (Vrllage Institution of Commumly
- Endurance). LKMD isa mcans of deliberation at village level; placc of dlscussron of village =
: problems and programs PKK (Family Prosperlty Programs) is a community facility for
increasing housewives a awareness in houschold economic matters. Program Gotong Royong is

~_community self-help program under LKMD to 1) assist well-being of houscholds in matters of o

food and other basic needs and 2) to build and maintain village mfrastructure Program
Kesehatan is a health care program under LKMD; health care clucidation to increase village
_community knowledge. Program Perkreditan is a credit facility under V]llagc Coopcr’rtlon Unit

(KUD). Program Agamalsarclrglous program, Progrfrm Pendidikan is an educational program SRR

and Program K'rscm'm is an artrstlc program for tradrtronal entertamment undcr LKMD

‘4) L‘derght s L : AT :
According to the data from the BPN Iocal ofﬁce land rrghts of the stucly area consist of thc

- Right of Ownership (Hak Mrlrk](hnk) at 96.7%, Rights of Building (Hak Guna Bfmgunan) '1t

2.6%in newly dcvelopcd real cshte ‘md srmll portron of Statc Land (lanah Dcsa) at 0 7 %

A



5} Land Value
The land value depends on jurlsdiotlon of road and hnd -use type. The range of land value in the
study area is Rp.3,000/m’ in agriculture land to 75,000 in residential land.
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6-1-2  Site Sclection for the KASIBA Master Plan

‘The location for the case study arca (total area within 1,000 ha) should be selected from the
whole Parung Panjang District (total arca 6,289 ha).

Major criteria and some considering for the site selection are described below, and it may
satisfied most ol the items the arca will be suitable for the Master Plan arca.

(I) Criteria for Site Sclection

1) Arca Suitable for the Development Concept _ _

The development of Parung Panjang is to built the “Rail Oriented Urban Center and
Community” to fully utilize poteniial of railway network. In the future, if the rail line is
improved (o a double-track line, great strides can be made in the development of the arca.

2) Development of Regional Service Center

Expansion will be made for future development of rcglonal service center, which will cover a
wider [unction and area in the region. Selected sites should consist of appropriate arcas for new
development outside of the urbanized arcas. '

3) Catchment Area from ‘I'raffic Node

The selected arca has potential for integrating urban and settlement dcvelopmcnl centering
around the proposed new rail station. ‘The calchment area is thus assumed to be within a 3km
radius from the new railway station as traffic node by bus feeders for daily commuting.

4) Exclusion of Conscer vation Area '
Based on the spatial plan of Bogor Regency, Parung Panjang District 11'15 3 categories of
conscrvation areas, those being Agriculture Use (planting annually, dry cultivation land, wet
cultivation land), Rural Settlement and Other Use (Sand pit area, stone mmmg ‘H‘Ct’l) arcas that
must be excluded. :

S) Other Considering Points

Topographical and geographical features
- exclude steep hill, deep valley and swamp area

Environment

- maintain 1mporl'mt existing lrllgatlon pond 'md channel
- maintain precious greenery and/or scenery
- consider rdatmnslup between the candidate site and surroundmg arca

(2) Result of Site Scleetion

Accordmg to above mentioned criteria, an evaluation of the area, and 1esult of sntc selccuon for
the Master Plan area is shown in thc following figure.
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KASIBA Master Plan (1,000 ha)

6-2
6-2-1 chibnal Development Structure
(1) l)cvelopmcnt Plan and Prograni

In the future, the expansion of Jakarta urban arca will be closer to the BOTABEK area,
especially the late developing area of the north-west of Bogor Regeucy in terms of insufticient
regional road conneetions to the capitai city. But, recently, a huge scale of new development
came to the surrounding area of the Parung Panjang District. For instance, many industrial and
housing estates were located in the Tangerang Regency, especially Bumi Scrpong I)amm is
biggest estate with 6,000ha of development area.

All of these developments will be concentrated beyond the arca of Tangerang Regency. More
over, if new highways or improving railway nctworks arc created, this will boost the new
development in the Parung Panjang District. -

On the basis of the tendency consideration of spatial development, the functions of Parung
" Panjang area are increased to fulfill the New Satellite City of the N'\tlonal Capital as an
employer’s housing town or new commercial and mdustrnl town.

The developments permillcd by the loca! government are as fo!lows:

‘Fable 6-2~1 Permitted l)cvelopmént in Parung Panjahg Diétrict

Location _ Arca ~ Applicant
(Name of Desa) - - (ha) (Name of Company)
1 Parung Panjang, Cibunar | Total 1,012 Perum Perumnas
Lumpang, Kabasiran '
- 2 Parung Panjang 25 Yayasan Korpri
3 Kabasiran 100 PT. Masaka Kresi
4 Kabasiran - 100 . |PT. Pertiwi Putra Persada
5 Pingku - 200 ' |PT. Chandro Mulya
6 Pingku 150 PT. Banda Wibawa Asih
7 Gintung  Cilejet 100 PT. Aman Tata Cipta
8 Gintung Cilgjet 224 1. Abdi Nusa Ekapersada
9 Gintung Cilejet "~ 50 - |PT. Awab Saka Estraga
10 Cikuda 100  |PT. Chandra Wibawa Asri
11 Dago 250 . jPT. Riska Surya Piranti
12 Jagabita 200 : |PT. Bahana Selaksa Cipta
13 Lumpang 205  : |PT. Cahaya Martaka Gemilang
14 Jagabaya, Gorowong 150 PT. Citra Graha Reksa Abadi
- Total 2,866 ha| - R

Source : Parung Panjang Dislriét Oflice

Accordingly, the above permission shows continuing levels of land required in housing sectors,

- although the figure shows a decline in Jakarta but an increase in the metropolitan fringe, .
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reflecting population growth trends in these parts of the region.  And metropolitan fringe
development patterns have reinforced the commuting trend, with many of the middle and upper
income households now living in the new residential development traveling into Jakarta every
day to work. As center and employment nodes develop in Parung Panjang, it is also likely that
there will be a growth in internal commuting within the region. This pattern is leading to some
possibility that the New Town or Satellite City may emerge as a district urban form in
JABOTABEK.
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KASIBA Case Study
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Figure 6 2 1 Parung Panjang as New chlonal Sub-center
(2) Land and Housmg Dcmand

T he JABOIABEK region has a populallon of some 21.267 nnlllon pcople (Year 1995 data
source by the BPS Jawa Barat), and this is forecast to increase to around 30 million by the year
2010 forecast by the IMDPR (Jabotabek Metropolitan Development Plan Review). According
to this forecast, Jakarta has a population of around 8.2 million and should reach 11.5 miilion by
2010, on the other hand, the BOTABEK’s population level is forecast to increase from 3.9
million to 18.5 million people. This is over twice than existing population.

Particularly, residential developments are tending to open up new areas of the region espemally
on the metropolitan fringe as P’lrung Pamang.

For the penod of 2000, the foilowmg ])ijCCIlOIlS are provnded as a gmdc to 1dd1tloml l'md '
reqmred in BOIABI Kby the JMDPR : AR .

- Ilousmg and Indusny 5480 ha Pt

- Office . - - :.‘ o - 1190 ha (1ncludmg160 ham thc fonml seclor)

- Commercial 200 ha (including 160 ha in shopping center)
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Beyond the year 2000, the forecast shows continuing levels of land required in these key sectors,
although the rate of increase shows a decline in Jakarta but an increase in BOTABEK, reflecting
population growth trends in these parts of the region also in terms of the land price.

These are broad estimates of land required, and need to be reviewed and as new trends emerge
in the property development sector in terms of development types and location preferences.

6-2-2 [Existing Conditions and Site Evaluation

There are 2 lanes asphalt-paved: a primary artery road with insufficient maintenance and a
single truck railway system, which are connected to neighboring regions. "This artery road is
located in a good location, but it needs to be developed and improved, also the road should be
wider to be able to accommodate an increasing traflic flow anticipated in the area. Beside that,
the roads which are connections to the imer-villages are still in the form of stone roads.

The road plan in Parung Panjang arca follows the current rules and st'md'irds basically. The
main road will be connected to the regional road (key point is reducing access time conneel to
express way), the community road will be connected to the inter-regional road. That hicrarchy
of roads can be developed to encourage a smooth traftic flow, which is suitable with the new
urban development. Moreover, if a new Meiropolitan Ring Road is constructed and passes by
the area, it will give more potential to new urban dcvclopmcnt.

The railway system (Jakarta - Rangk'isbltung) is one of the ways to Sllpport this arca and
opportunity for future dcvclopmcnt il properly improved in future.

A bad condition of the storm water draunge under the poor existing dramagc syslun has not
been sufliciently improved.

A system of the water supply in general is still taken from shallow wells. And the provision of
the public facility in terms of quality as well as quantity has not suﬂlmcnt yet been madc except
in the district center of P'mmg Panjang District.

Mcanwhile, the agrlcullure sector is now a minor sector in JABOTABEK ’s cconomy (0.9% of
Jakarta’s GDP and 12 % of BOTABEK’s in 1993), and this is in parts due to the rapid
wrbanization of remaining parts of Jakarta’s fringe w1th dcvelopmem now movmg well into the :
adjaccnt fringe areas of Bogor. »

Accordingly, lhe General Spatial Development Plan of Parung Panjang Dlslnct will be phnned
to be developed as the settlement and urban function at the north and west areas into 65% of the
District. And other 35% of land are kept for agriculture, rural scttlement eic. as reserved land.
This spatial plan (Drafl) was designated by the Ministry of Public Works together with Local
Government of BAPPEDA in Bogor chency The said spatial plan is attached in following

In Parung Panjang, there arc 7 categorics of land use in 2 major categorics, such as Agriculture
Cultivation Area and Non-agriculture Area. In the case of the “agriculture cultivation area
(planling annually)” it is necessary (o apply for a BCR (Building Coverage Ratio) as 5% with
minimum ratio per lot. And the minimum lot size is 1,000 square meters. For other areas with
land use of “urban scttlement” the B(,R has o be 35 lo 60% of the arca pcr lot of 60 to 300
square meters, : ~ TR t :
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The “Rural setttement arca” for the existing local housing is being protected from new housing

development. Thercfore KASIBA development cannot be located within this area. 1f a change
of policy in Spatial Plan has to be made, it must be through the New Regulation of the Local

Government.
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