6-2-3 Housing Demnnd Forccasf .
(1) Socio-economy Pu)jectlon in JABOIABI*K

For lhe basis of housmg demand 1orecast lhe populatlon of JABOTABEK 'md the GDP is
prOJccled bascd on the emslmg plans and rcporls ' : : :

1) Population

Due to the cconomic crisis, the population of JABOTABEK will rather increase gathering
people from rural area who have difficulty to live, or will it decrease loosmg uncmployed
- residents who return to their home land? Assuming that the natural increases will be the same
as the forecast, and the popul'mon will decreasc in urban arca, the populatmn in rural arca will
grow reducing the per caplta income. T hc e)ustmg population pl’OjCCthll is as follows

The futurc populatlon was prOJeeted based on the ‘Devclopmcnt Slratcgy of (Greater)

Jabotabek Am'\ (DSJ) (1997), Clpta Karya, col]ectmg the populauon in the JABOTABEK
area. . . ,

Table 6-2-2 Populahon Pro;ectlon in JAB()TABFK (umt. ,000)

1995 B 2000 . 2005 . 2010 : ?0]5 '2020

DKI Jakarta © - 3,964 9696 - 10487 10,827.. 11,178 1,407
Kabupatan Bekasi* - o 2,236 2,743 - . 3,365 " 3,891 - 4,500] - 5,085

. |[Kabupatan Bogor |- - ] -~ 4,064 - 4,836 5755 .. . 6,599 7,567 . 8,544
Kotamadya Bogor 647 0 M4 85 - 942 o 1,037 0 L1222
Kabupatan Tangerang | -~ 1,490 -~ -° 2,435 - 3978 4,506 - 5104] ~ = 5431

.- [Kotamadya Tangerang SoLI9 - 1,430 -0 1,828 0 2,000 00 2,191] 0 0. 2,315
CIBOTABEK .- = . 9,556 - 12,189 15,783 - 17,940 - 20,399 22,355
JABOTABEK "0 i 18, 520 (21,884 <+ 26,270 - 28,767 . 31,577] - 33,754

i+ |IBOTABEK growthrate: 3.0 (l995-2005) 5.1% . (2005~2015) 2.6%} - 1.8%
- JABOTABEK growthrate o - . & 6% 19% ~ L 1.3%

© *rincluding Kotamadya Bekasi.. - .
(Sourcc DSJ 1997 Clp!a Karya populalmn in 2000 20]0 and 2020 esumated by geomelnc (rend)

The populauon mcreases durmg 1995~l996 of Parung Panjang was 12 500 however exccpt '
~this period the populallon was stable The increase was triggered largely by the inflow to the -
‘compieted Perumnas devclopment Thercfore the futme populatlon depends not on the trend

but on the development pohcy and strategy : T =

| z) Household

. lhe number of households was pro_lecled from lhe above populatlon and the household size
* - projeeted in the Jabotabek Metropolitan Development Plan Review (JMDPR 1993). The -
tendency of household size ns downsnzmg Ihe household size in 2010 wnll be 4. 0 '
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Table 6-2-3 Houschold Projection in JABOTABEK (unit: 1,000)

1995 2000 - 2005 2010 2015 ' 2020

_ |DKI Jakarta 1,961 2,214 2,497 2,707 - 2,926 3,125

" |[Kabupatan Bekasi® - : 489 0 626] - - 80 - 973 o L1781 1,393
Kabupatan Bogor 889 1L,104) - -1,370] - 1,650] - 1,981} - 2,341} -
Kotamadya Bogor 142 170 204 - 236 S22 - 308]
Kabupatan Tangerang 326 - 5356 947 1,126 1,336] - 1,488
Kotamadya Tangerang 245 327 - 435 - 5000 - 5374 634

|BOTABEK. -~ . 2,091 - 2783] = 3,758 4,485 '5,340] - 6,164
JABOTABEK 4,053 4,996 6,255 1,192 8,266 ~ 9289 -
Houschold size =~ - 4571 - 438 . 420 4.00 - 3.82 C3.65] 7

- Source: JMDPR, 1993
3) Economy

-GDP ; ‘ : o s et o : _ )
For the basis of ‘nousmg demand forecast the fulure GDP is p[OjECled mamly based on the L
forecast of the World Bank, Macroeconomic Update ‘IndoneSIa in Crms (July 1998) whlch :

describes the growth rate as follows X L '

1998:  -10~-15%
1999 2% (-+2)%
2000 2 ~ 4% growth

The economic growth forecast is about 2% in l998 or the real GDP drops to Rp 377 027 :

~ billion (constant 1993 pnce) from Rp 433 685 in 1997 due to the economlc stagnahon and the'_'_ o

high- mﬂahon rale of 66%

Inthe llght of thc nch natural 'and huiman resources of Indonesia, it is no doubt that _t'he'economy '

should develop upward in the long run. However there is no established forecast on the timing .
-~ of the turning point to a rise and growth rafe. Constdermg the potential of IndoneSIa the e

ru:overy would be achleved under the condmon that the pohllcal stablhty be secured

in the long term 25 year plan (PJ P 2) (1968 1993) up to 2018 the target of the annual average
growth rale is set as 7%, based on the growth rate of 6.8% which was actually achieved.

Conmdcnng the sporadxc cconomtic contract, stagnatlon and the heavy burden of foreign debt,” S
the target 7% seems too ambitious. Based on the growth rate experlenced untll 1997 the -

average growth rate of 6% is considered more achievable. For the econoriic projection, the

forecast of the World Bank is followed untif 2000. After 2001, average annual growth rates of - _' -
5%, 6% and 7% are compared. In the lower case 1 and medlum case 2 the GDP w1I] exceed thc L E

level of 1997 after 2003 (I‘ igure 6—2 4)
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- (:ovemment Budget e
. The government announced the rewsed l998/99 state budget (Apnl 1998 - March 1999) on 16
. July 1998, wnlh drashc changcs due to lhc economlc cr131s lhe oullme is shown below B

| Table 6-2 4 Revnsed 'Iargets m Gnvernment's 1998!99 Budget ‘ -
(in trillion rupiah)

REEEE Prev:ous I New | Change
Revenues T I s S -
- |Domestic Revenues . - - - - ; 115.00 - 14930 o 30%] -
~ " [Development Revenues . ... -} &~ 3225 o 127.80 . 96%
. [ProgramAid .. .. o] o 850) - 87.30] - 927%
o |ProjectAid - T 23.as| - 4050] o T1%|
U foran T T ] 27704 88%
. |Expenditure R S
- |Routine Expenditures .~ - w10 09282 . 20550 - 110%
Development Expendltures s e, 4940 7160 - 45%]
S|ToTAL - o | 2riaa] 8%

' Source Govemment Announeement (New spaper)

The budget was made based on the followmg assumpuons

o _ .: Assumphon Used I “Proviows | . New
" [Rupiah/Doflarrate | -~ Rp.5,000 - | ° Rp.10,600
R TR Economic growth . | = 00% | - -12%
SO T (iflation T < T | 260% | . 660%

s



- Employment — Poverty

In the announcement of BPS on 2 July 1998 94.9 million people (40% of the tolal population)
was under the poverty line and it will increase to 95.8 million (48% of the total population) by
the end of this year. In urban arca, 28.8% of population is below the poverty line. The criferia
for the poverty line were raised due to high inflation. Saving rates decreased accordingly, and
the lower-income groups are now negative, while middle-income groups register an sverage of
13% EE :

Table 6-2-5 Pm’erty Line

Po\ertyhne i+ (Rp.per| - Percentage below the
" ¢apila per month) ok poveity line (%)
S e Urban | : Rural .| Urban . | - Rural :
- 1996 o 38,246) 0 - 22413 0 97 12.3
- 1998 - ¢ 52470] 7 42,588 - 288 - 45.6

Source Government Announcement O\Ie\\spaper) + Shttsucal Year Book of lndoncsra 1996 _

Itwas announced that the unemployment rate in l998 will hlt 15. 4 mllhon (l? l% of 90 million
work force). In 1995, although the cconomy was in good condition, the cmployment rate
slightly dropped to 93%, while a high employment rate of 95-97% was kept except in 1995,
The recovery of employment will take place after 2001. Without employment housmg would
not be aﬂordable by any means. - :

(2)

- Outlme : : - :
In order to havc mformauon on housmg demand in lhe Jakarta Metropohtan Area, in pamcular
~ of intention for new housmg, allordabrhty and sizc, the housing demand survey was carried out.
* The survey was home interview of 1,000 in number of samples n DKI Jakarta The hearmg of
10 developers was also done in addmon Sl et :

Housmg Demand Survey '

. —SurveyArea ' S AR ' '
The survey ¢ arca was selected from Kampung m South Jakarta where many households seemio
be in necessity for new housing. Kecamatan Kebayoran Lama and Kecamatan Pesanggrahan
- are in the southwest part of South Jakarta and the railway to Scrang is running through these -
- _Kecamalans Inr these Kecamatans, the Kelurahans are chosen wilh the suggestion of the
- Kecamatan office. With advice of the Kelurahan oflice, specrﬁc RTs were picked up as the
survey area, where estabhshed high ctass residential areas are not included but they are typical
~ Kampungs of high densrty, old, low-rise residential areas with parrow path with many rented
houses. ' The density of Kecamatan Kebayoran Lama and Pesanggrahan was 174 and 120
- peopleperham1996 o s S :

- Survey Results _ . x Lt
“The survey results are sumlmrrzed as follows . L

e Almost all household h'we desrre (85%) or plan (ll%) for new house both for owned’ e

© and ‘rent/ lease’ house and for all age groups of household heads None is in need l 9%
have plan to move in this year. : , I :

o They would llke to own detached housmg, not for ﬂat / nerther apartment houses nor rent
house.

Detaehed houses in resrdentlal estale (54%) and mdwrdual detached house (43%)

e



s The tenure of planned housc is half ‘own’ (49%) and half ‘installment pl'm (48%).

o Affordable level seems to be Rp.10 ~ 30 Il]l“lOI] for houschold income of Rp.200,000 ~ .
1,000,000 per month. :

e TFor the age group of household he’td of the twenlies, the aftord'lble level is less than

~ Rp.20 million and for the houschold head more than iWCI'IHCS the aﬂordable level varies
with weight between Rp.10 ~ 30 million.

» They desire a house with total floor area of 51~100 m? (67%) having 2 ~ 3 bedrooms

¢ The desired location must be near the work placc w1th a commuting time less than 60
minutes.

» Half desire to stay in DKI .hk'trta and half wrll move to oufside DKI Jakarta.

. lhere is a gap between desucd houses and their assumed affordable level.

(3) Trend ofHousmg Dcmand

Tradttlonally the housmg of Jakarta was charactenzed as hlgh denslty, low—rlsc houses in

- Kampong, shop-houses in town arcas and houses in residential estates. Responding to the

. qulck increase of popuiatlon and households, the housing demand continued to be high. Due to

~ therise of land prices and difficulty in obtammg land inside DKI Yakarta, large-scale residential

~ developments have bccn made aiong thc cast wcst axrs fmd the south axis outSIde DKI Jakarta
to absorb such demand : : :

'.‘-Past dem’tnd oflow brackct housmg ' o C R
lhere was a boom of housing construction durmg 1994 ~ 1997 Thc number of housmg

~ . constructed by the mortgage loan of BTN in 1994 increased to 104,000 units or récorded 156%

annual i incrcasc in Indonesia and 171,000 in 1995 (Figure 6-2-5, 6-2-6). The number of
housmg constructed by Papan Sejahtera Bank in Jakaita in 1994 was 2 100 umts or 93% annual

- increase and contmued thc leVel more than 2 000 umts annually

The constructed units durmg October 1996 September 1997 by Perumnas w:th BTN Ioans

- was about 20,000 in the JABOTABEK arca, “which responded to about l{)% of tht, mcreased

households The cumulatwc constructlon was 108 000 umts L

".:_mmmmmmmm

S - Sourcc BPN, I998 .
Flgure 6-2 5 Number ofliousmg Umts Constructed by BTN Loan in Indoncsua



' (Billion Rp )
50,000 .

40000 - - -
30,000
" 20000 i- oo

_ '1992 71993 1994 1995

; 'l [l Construclron l Real Esla:e t_'} Subsidized (BTN ete. )

Source Real Estate lndonesra 1996
. Figure 6-2-6 Credrt of Bank in Property Busmess in JABOTABFK
- Past demand of mlddle to hrgh bracket housrng L

The total cumutative supply of existing and proposed mrddle lo hrgh bracket houses is
approxlmately 1,500,000 units with 42% or about 630,000 units offered to the market. About -

- 41,000 units were reserved and sold in 6 months from April to September 1997, (Procon Indah,

‘Propertly Market QOutlook, Jakarta - October 1997 and Aprrl 1997 ) lhe sales in 12 months
l'rom Apnl 1996 to March 1997 were 38 400 unlts '

" Most developers postponed the new stage of the resrdentral development due to slowmg down .

- sales, increased interest rate and difficulties in fundmg ‘The sales remarkably dropped in the
later 1997 from the first half of 1997. The demand in the former 1997 was very hlgh which -

fifted up the number in 1997 despite the later downlurn in spite of the currency crisis, the - - =
demand still existed before May 1998 when the rrots occurred but after that the expatrrates lost L

. mlerest lﬂ real estate mvestmcnt

- Present Srtuatron - ' Lo : o B
According to the interview of the developers in August 1998 thcre is strll demand for very low -
and low bracket housing, and the demand for hrgh bracket housmg is nil or very ltttle '

- Exrstmg Development Plan in Tangerang C L IR g
Parung Panjang is in Kabupaten Bogor, however it is located to the east of Jakarta it should be

considered in relation to Tangerang, where a total of 16 OOOha or 33{) 000 umts of resrdentral _ S

- eslate exists in the development plan




Table 6-2-6 Major Residential Estate l)evblopmcnt Plan in Tangerang

Area (ha) Unit
Along Jakarta-Merak Railway
Bintaro Jaya ' 1,700 25,000
Bumi Serpong Damai , 6,000 139,000
Bumi Suradita - 49 l,9%
Along Jakarta-Merak High\\ay . :
Alam Sutera 700 13,800
Kota Modern ... - - 0 20,000
Gading Serpong -~ 7 : 1,500 -~ 30,000
Bumi Karawaei =~ ' 509 20,500
Lippo Karawaci -~ .~ - 700 50,000
Kelapa Dua R o - 45 - 2,400
CitraRaya - =~ -~ ... . . 1,000 17,000
" |Sub-total . - . .- E 12,973 319,600
Kota Tigaraksa = - - ) ' 3,000 - - 11,000
Fotah oo RS L 15,9731 < 330,600

Source: Real Estate lndonesra 1997

(4j - Honsing Demand Forecast

It is dlfﬁcult to forecast the housmg demand because the number of the past and present housmg
" stock is not avarlable and because the demand depends on various factors in particular on the
e unpredtctable future economy, avarlablllty of loan, housing policy and income level and so on.

.- Factors for Housrng Demand N e : : S

- Housing demand has three-folds of aspect One is the demand for neeessrty of securmg space of

~ living of individual houschold, and the others are desire for better physical and social

~ environment and building for living and speculation. The housmg demancl is affected by the
followmg factors some of whlch aremterrelated SERNE

. 9. & 8 @ o ?cl‘o e e ®

- mcome SRS

- price index (milatron) construetron cost

~ supply of housing (stock, development)

- price of housing (land + building) - o B :

~ quality of house (site area, floor area, quahty of bulldmg, shape of land elc. )

location (dlstance from the center, facitities, bus stop or rallway statron)

facilities (school, shops, medical, cultural etc.) - :

: envrronment (surroundlng land use, fronting road norse air, water, nalure ete)
 social securlty and safety from disaster (ﬂood ﬁre earthquake etc ) '
 infrastructure, maintenance system - - . :

 financing condltron (avallabrlrty, amount mterest réte, repayment perlod mortgage,

el legislation etc.)

~ - means of transport = T
. mformatron, servrce for procurement

The factors are also classrﬁed mto mner ones mamly by resrdents themselves and outer ¢ ones

' "; - lrke economlc condrtlons and l' nanctal systems
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- 'Table 6-2-7 .Factors forllousing Demand -

Inner factor o — - 0 1 Quter factor _

Needs ' *4 » | Population — Number of houschold

- Space for living - - v - " < Number of househiold by age group
Independence . Y o - Number of household by income group
Adequate house for life style N : ' -

Good residential environment _‘\
Commuling to work place = - _ ‘\‘
. [ ) LY . . . EI
X ,

Affordability - -~ - = ' -\ | Feonomy — Finance S)stem -
Income - Employment v \‘ . ,4 - GDhPp - ‘

- Expenditure - R e Employment ralc_ L
Savings - - . \_\\ \(’ - Housing  finance  system,  resource

- S N AN Interest . . . rate
. . \\‘.': \‘ Finance period

Preference S S A UPJ of housing

~ Detached house R A - Pricing -

. Safety Lol Sl ) - Housing developmem .
Convenience — LocaImn l~ac:hty o4 _' Infrastructure development -
Comfort — environment B ," S B '

- Boom, Speculation . Jr' _

Source: Study Team

-Tcnure of house IRt S : L
_The tenure of houses or housmg unit eonsrsl of owned mstallment plan ; rent I lcasc
‘oflicial’ and rent {ree, others et : T

- Own Lo The resrdent has - the rlght of ownershrp, ' building' Or _ use '

s e ‘Installment plan is included as it is considered as a Kind of loan. - :

~ -Rent/lease - ‘Lease’ is a contract for a long term and the annual lease is usually pald in
o -« cino o . advance. ‘Rent’ is a contract for shorter term and the rent is usually pald

. " monthly. o ; :
- Official ~ -The houses are ochrcd by govcrnment or authorrlres to lrve in.
- Rent-free - Living together with parents or free lodging.

- Others - Squattmg or mformal mhabrtance may be meluded

| l argely speakmg, the housmg demand is classrﬁcd mto thc followmg two categorres

- owned housmg (mcludmg mslallmcnt plan)
- rcnt/leasc and others

F urllrer owned’ housmg are drvrded into two kmds housmg m development areas (30~50%)
and mdwrdual constructlon or purchase (50~70%) : :

- Increase oflrousehold "-f'-‘a Dl D UL e AR e
In spite of the economic conlractron the populatlon will grow and the houSelrold wrll even

rather increase due to downsizing of houschold size in future. Where wilt the mcreascd new o

- households live, who become independent or move from outside of IABOTABEK? lt may be
difficult to live together in the exisling high-density condition. Squattmg and the expansion of

- slums should not be allowed.  Basically one individual houschold should need one- house' :
- (housmg unit). It should be the slarlmg point of housing demand. On the condition that proper .

- economic corrdrtron, housmg promotron polrcy, affordable housmg loans and adequate supply



would be secured, the demand would come near to the increase of houscholds. New
construction of rent / lease housing should loosing profitability due to the rise of construction
costs, land prices and interest rates. After all the strong potential demand for new houses is
expected due to the increase of houscholds.

- Greater weight for higher age groups of household heads ‘-

The decrease of the fertility rate will bring about an aging sociely. The increase of higher age
“groups will progress and the weight of higher age groups of houschold heads will become

greater. In general if the age of houschold heads becomes higher, the owncrslnp rate of house

rises while the number of fannly increases as well as the income.

- Prcference of ownmg dctached houses ' -
Basically thcre is strong desire to possess a detached houses i in Indonesia. Accordmg to the
recent survey by the JICA Study Team on August 1998, even in this economic contraction
almost all households have the desire or even concrete plan to acquire a new house. The

- developers answer that there is demand for low bracket housmg The demand for moving from

- present houses seems still large, although the ﬂffordable price is low and there is a gap between
the desnred houses and aﬂmdablhty -

" . Flow of housmg demand g P : :
The flow of housing demand or mcrease of housmg from the eXIstmg household and the
increased number of households is shown in Figure 6-2-7. When the original houses continue
to be used, the housing stock will not change. In case the orlgmal houses are demohshed the
housmg stock will decrease. However there still remains the potentlal for new house
" construction in the same place, When the prescnt owners move to new houses, the original
* houses will absorb the other demand. The actual increase of owned houses should come fmm
the mereascd and exrslmg nol ownlng households L S

The flow of owned housmg demand from the mcrease number of households, preference of
owning detached houses and other factors is shown in Flgure 6-2-8. The potential demand
exists by the increase of houschold, preference of owning detached houses, however the -
implementation or actual demand depends on the affordability and chances to find desired
houses, whleh comes from ccononnc condmons housmg loans and supply of proper housing
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would be secured. the demand would come near (o the increase ol houscholds. New
construction of rent 7 lease housing should loosing profitability due to the rise of construction
costs, land prices and interest rates. After all the strong potential demand for new houses s
expected due to the increase of houscholds.

- Greater weight for higher age groups of houschold heads

The decrease of the fertility rate will bring about an aging society. The inerease of higher age
groups witl progress and the weight of higher age groups ot houschold heads will become
greater. In general if the age of household heads becomes higher. the onnership rate of house
rises while the number of family increases as well as the income.

- Preference of owning detached houses

Basically there is strong desire 1o possess a detached houses m Indonesia. According to the
recent survey by the JICA Study Team on August 1998, even in this economic contraction
almost all houscholds have the desire or even concrete plan o acquire a new house. The
developers answer that there is demand for low bracket housing. The demand for moving from
present houses seems still large, although the altordable price 1s low and there 1s a gap between
the desired houses and aflordability.

- Flow of housing demand

The flow of housing demand or increase of housing from the existing houschold and the
increased number of households is shown in Figure 6-2-7. When the original houses continue
1o be used, the housing stock will not change. In case the original houses are demolished. the
housing stock will decrease.  However there still remains the potential for new house
construction in the same place. When the present owners move to new houses, the original
houses will absorb the other demand. ‘The actual increase of owned houses should come from
the increased and existing not-owning houscholds.

The flow of owned housing demand from the increase number of houscholds, preference of
owning detached houses and other factors is shown in Figure 6-2-8. The potential demand
exists by the increase of houschold, preterence of owning detached houses. however the
implementation or actual demand depends on the atfordability and chances to find desired
houscs. which comes from cconomic conditions, housing loans and supply of proper housing
ele.
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Figure 6-2-7 Model of Housing Demand
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Flgure 6—2-8 Flow of Owned Housmg Demand

- Housmg Demand Pro_tectlon RECREE R R R
The following assumption was set based_ on the survey result and the case that the GDP should _
exceed the level of 1997 aﬁer 2003 o o o

. 'lhe housmg demand for med}um to hlgh bracket will contmue to lncrease a httle untll o
2000 when the growth of GDP will turn positive.
~ e The demand for high bracket houses is nearl},r zero in 1998 and 1999 and the demand for

middle bracket ones is very small. It will gain demand from 2000 and will increase ina .~

= geometric progression until 2005~2006. After 2007 it is antlclpated that the deniand will

resume to the level of 1996, which is about 40,000 units. After that annual ;ncrease wdl_ i

~ grow arithmetically with annual addition of about 800 units. . e o
¢ The demand for low bracket houses (subsidized simple house) contmues to keep the :
- supply level of 20,000 units by 2003. After 2004, it will increase in a geometric

progression until 2005~2006. After that, the annual increase will grow arithmetically

with an annual addition of about | 200 umts Thc fund Tesource of the Bl*\! (State o

_' © Saving Bank) will be resumed - P
¢ The proportion of housmg constructed 1nd1v1dually to the housmg in development area

. would be 50:50. _
. The cumulative total supply of stock of housmg wnll attam the ownershlp rate of 65% by -

200 flom61%in1997.



Table 6-2-8 Condition of Housing ]_)emhnd Projeelion.

- Low Housing Middle-High Housing Individual
1998 ~ 1999 20,000 units ' Litle - 100~150% of
_ I _ : development housing
2000~ 10% annual increase 60% annual increase 100~140% of
2005-2006 R RS T development housing
S~ 11,200 additional increase | 800 additional increase | 100% of development
2020 T T A IR T : ST B housing

The total dcmand for owned housmg drops in i998 and 1999 duc to the dcc!me of the
middle-high bracket but there will be a substantial demand for low-bracket and individual
constructions. It will increase gradually from 2000 and will recover the level of 120,000 units
in 2003. After 2003, an annual additional increasc of about 5,000 units is assumed. Thus by
2020, the rate of owned houses to total housing will become 65% absorbing the demand of the
increase number of new households and acqunsmon from exlstmg 1emllcasc or rent- free
households : : :

- The pro;ected arinuat i increase of demand wnll excecd the assumed lme of average increase after
2010. 'Ihe housmg demand pmJectlon lS shown in Flgure 6-2-9.

250
- Assumed annual supply lo
- allain the ownership rate of
o1 65%by 2020 i ;
200 — - S ] 1]
- e
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100 _ho_u;mg 3
H Low housing
5o | - NENE T
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wunnunlfl
WononH B o = H B B
: nunnn nHFEREHHEED
: ml_w_ez mnmmslmlmlmlmzooozommxm)m;msmmrmnmmomuzonzouzo:lzol;:o:szou_zoll_ze'lnoze R

. Source Study Team e

Flgui‘c 6-2-9 Housmg Demand ijectlon in JABOTABEK

: The ownership rate Wlll decrease untli 2005 due to (he reduccd supply of owned housmg and
steady the increase of househoids however aﬁer 2005 it w;ll grow up to about 65% by 2020

- (FlgureG 2-10 and 6-2- u)

g



10,000 - S S ,: T S A R !

.9.000 200'- ,
A e

150 & (G2 Gonuiotis |

o : g " owned

7 § - : _: 2 housing
g 1008 =
- % (Z727) Houschold
50 ST

o ‘ —&— Aninual
. . Increse of

. 0 . " House

y Source S(udy leam

l‘lgure 6-2 10 Numher of Household Stock of Owned House and Annual Increase .} o

In JABOI‘ABEK
66% ..
P
' ng w7 {] e
c " lu/E’ 1H L x|

= o en B N e {HHELER s0s

L4 o § Jor Jell o8

':—3 : 1] 1 | i : THEN . | E=29Househou

3 N 11l i : Ty ses g2 -

8 4000 . M \,,,\*;',- 1 - gk § : :

2 ot T ' W=
' iRE : JH] o0 = 'Own'ersib.
- 2000 illl [ 1t 1HLE 52* 7 rate

1000 ; | L L T S ——
it e A Sy el L
'§§, RE 53232 ﬁgi’;"és’a_éé?aﬁﬁg?iff'

~ Source: SludyTeam

Flgure 6-2 11 Annual lnerease of 0wned House and Ownershlp Rate in JABOTABEK . -

The (llSll‘lbIlllOIl of lolal planned area remdenhal estate development as of Septembcr 1997 was
as follows o S : S : : ‘ _

' DKI Jakana 18%’ Bogor 21%, langerang 39%, Bekas1 2% SUANEES

Accordmg to thls dlstnbutlon the mcrease ol' o\\ned houmng in reSIdentlal development areas e

is shown in Fi 1gure 6 2—12

s



120 e e e i L
veo b S e e R

80 |-} f--——_—-—'— - IR IR IBIE: o .
: ‘ : 1 Bekasi

(1000 units)

|

I ]

I

I L[
] - T
——
Bt

Tangerang
Bogor '
J(3DKI Jakaita

o

ol

1

i HH R BB
25 ‘
4 [l ¢ . g
7 :
.d.

o A gon B e H
1 1 1 E HRE
L : 4 = F a3
. B , I 0HHF ‘RN
1 H 1 A HE : .
0 NARGNINEG N/ARAN ¥ AN v E

RN N S N A N N P O N A
FELLL ST LTI F TS T FS

' Source Study’]eam

I'lgure 6 2 12 Reglonal Dlstrlbutlon of Owned Housmg in De\elopment Area

- Aftordablllty and Classnﬁcallon of Housmg :

~: From the survey of the JICA Study Team, the most affordable house would be Rp 10 000 000,
which is ranked as lowest. The desired quality level of house is higher than the lowest house
~ price. The low monthly income of affordable houscholds may be Rp.0.5~1 mllhon The
- aﬂordablhty is reﬂected by the mcome class of households and avallable mterest rate.

The State Savmg Bank ralsed the mterest rale for housmg, howevcr, that for the lowest class
* subsidized loan was not changed. Even the interest rate for the RS (simple house), B type
(comparatively higher’ standard type), became 25%. That of commercial banks is still higher.
- Inthis high interest rate, any loan may not be affordable. Furthermore, it is said that lhe fund
resource has run a shonage The sntuatton should be lmproved B ' R

Table 6 2- 9 Interest Rate of State Savmg Bank (B'l N) for Housmg

Lotl House'l‘ype - Interestrale(%) Maxlmum monthly }[ousmg
o 997 1998 - income (Rp.) - | LoanType
: Ready bmlt Iol 154 60 ’iZm 8 5 1. _' 85 S 175000 - | . AL
- [RSS, 21,27, 36 m’ l~200m ol ss 85 | . 275000 - . | Al
" [RS, Flat 18,21m* /~200 m’ ;,_..ﬁ Seon o 1] 450,000~ 1 000000 © A2
_[RS 27,36m® /~200 m’ (A2 type} 14|14 0 1 450,000~ 1,000,000 | : A2
- |RS 27m* (B type) 728 1] 450,000~750,000 | 0 B
- . [RS 36,45, 54, 70m (B typc) e 25 0 750,000~ 1,000,000 | . B
, {No limitation . BN :"1 | 175,18 | 225 0 | . nolimitation R CH
Company investment for RSSfRS 16.5 w22 s - s KYG

;7 Source: BTN, 1998 ...,

. Actording to this condition, the following simulation was made to get ideas for affordability.

o



Table 6-2-10 Simulation of Price of House, ln.lercs.‘t.Rate and Repayment

Class House type]  Price Down | Amountof | Interest {Repayment| Monthly | Peccentage | Monthly
(1000 Rp.)| Payment |Loan {1000} rate of pericd  |Repayment rcpa‘;llrenl income

_ : o {1000 Rp.) Rp.) BIN(%0)| (year) |(1000 Rp) th income {Rp.1000}

Lowend  [RSS 121 4900 | " - 490 4410 8.5 0| 39 20% 194

RS5T27 - 53400 540 S 4,860 8.5 20 43 20% 214

RSS Ti6 < 6,900 s 1690 6210 ¢ - 85 20 © 55 - 20% 273

Low-Low [RSTI8 C 11,302 3,052 ! 250 -l - 15 096 ) o 20% 478

RS 121 C 128991 ¢ 3,549 9,350 1l 15 108 L 20% 542

" |rsT27 - 14,260 2,860 - 11,400 14 .15 155 209 713

- |RST36 19,010 - 3810 - 15,200 - 141 1S 206 - W% 1,031

Low <T45 | 30000 :_6000 - 24,000 R 3 R b1 S S1B] . 25% 2,073
Middle i s S . i -

54 50 000 !0 000 40,000 - 28] - 15 ¢+ 864) - 25%] - 3455

lo“ High 1170 - | 100,000 | ° 20,000 80,000 S25) 18| - L1277 T 25% 6,910
Source Study Team based on mformanon from Perum Perumnas g:. o .f. R

'The housing dennnd depends on lhe housmg class or prrce bracket The following
classrﬁeatron is made eonsrdercd as typreal L : : -

L l‘able 6-2 11 Classrﬁeatlon of Housmg Class

o .| Priceofhouse | Site area (m’) lneomele\el (Rp /momh) Remark
Income bracket | "o | " . - |Household| :i: Percapita 0 | o o
Not affordable .| not affordable S <03 mil- ) ~100,000 0 ]
. {Lowendclass | - RpImil . } = - 54 ] 03mil | - 100,000 - |KBS,RSS| -
“|Lowclass © - 0 | Rp.15~30 il <0 <2000 0] 0.5~5 mil |200,000~-1,000,000)  RLRS
Middleclass . | Rp.50~250mil | - 54-600 -~ | 5~25mil | . 1 mil~5 mil o

. Highclass =" | Rp250mil~ [~ ~600~ | 25mil~ | -~ Smil~
* Source: Study Team e R TR

: _6'2 4 KASIBA Master Plan L |
(l) Master Plan Development Schemc EEE
1) Consrsteney wrth Hrgher Scheme e P _

.. The General Spatial Plan for Bogor Regency up untrl the year 2005 (KCbljaksanaan Spatral /
* Rencana Umum Tata Ruang Dacrah Kabupaten Daerah Tingkat 11 Bogor S/D Tahun 2005,

' BAPPEDA, Bogor), deals with the planned spatral utilization pattern, meludlng spatral
utilization for housing and residential purposes, Consequently, site approprratron for the

' proposed KASIBA must be consrstent wrlh land approprralron for housmg purposes as set forth L ) |

in the relevant spatral plan

_2) Development Seenarro in Response to Demand N B
The development ZONE as defmed by the orrgmal scope of the Work is as follows

- MasterPlanArea lDOOha B A A SIS S
S ~ (Estimated populalron approx 130 000 p/31 000 houscholds) SR
- l*easrbrlrly Sludy Area - 1300 ha ¢ncompassed within the aforésaid 1,000 ha™ . 0 0
' ' (I‘strrmted populalron approx 48 3{)0 p/ ll 500 households)

o The housrng dcmand has recently dropped due to the current economre crrsrs and polrlreal:




upheavals. Thus, itis exceedingly difticult to predict the level of future housing demand and, in
addition, when sufficient demand for the Mater Plan area (1,000 ha) will be generated.

Aecordmgly, the M'ister Plan only describes an area of 300 ha which is designated to meet the
predicted demand in the target year 0f 2001 10 2010. The remaining 700 ha arc designated as a
futurc urbanization arca (c.g. allocated for houemg, industrial, commercial and business cstates,
research and  development, and reereatlonal cte.), in accordance with the cconomic
circumshhces and social needs. This rescrved area is lying within the 1,000 ha Master Plan
~ arca and may still be developed in slages, in lme wnlh an easing of cconomic constrains in the
near future . S

In conlr'isi the 300 hal'e asnblhiy Stucly arca wnli be mamtamed at the same size as that set forth
in the scope of work, and is designated to meet predicted demand in the foresee'lble future, with
continuous efforts being made to meet the target. The feasibility study area is the recommended
location for the railway station and includes the proposed sites for Perumnas’ housing.
Perumnas commltted 1tself to contmue and expand lhe housmg pro;ects 1nto the Case Sludy -
arca.’ IETER : C e _ :
- . Target in Future \mh
S Funher Eeonor:‘uc Prospenly
. Targe! in I\ear Fulure mth SN S
l:‘mnomrc Recmery SRR Pmspcx‘tt‘\mabr
' R “ | Futwe Development| 7

j e Look'ingﬁr A_
"¢ NewEea © -

Demand Pdonty] - TR
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i : e .
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Flgure 6-2 13 Urban Growth in Demand -

3) Conformlty w1th Loeatlon Charaetenstles and Social Needs . »

The Indonesian govemment has adopted the principle for the supply of housmg in hrge scale
- developments of the ratio of 1: 3 : 6 in terms of number of units supplied for upper, middle, and
lower category housmg respechvely 'md every new development is reqmrcd to adhere to this

: prmmple ‘ : - - S

However dlﬂleullles have arisen wnlh respect o upper eategory housmg development in

Parung Panjang, particularly in the early stages of the devclopment due to the potentiality of - -
the land. As a consequence, the housnng supply for high income groups is centered on existing

:_ ~ developments such as Bumi Serpong Damai (target development area of 6,000 ha), Lipo -

- Karawaci (dllto 2, ;000 ha) and other srmllar developments lymg between J'ikarta and Parung L
o Panjang PR oL o .

. ._leen lhe largct groups mlddle and lower category housmg ean be supphed whlch is
Co ,formulated based upon the demand analysis.” The ratio of middle to lower category housing ¥
' --_.'adheres to lhepnncrple of 3 : 6 (actually 3.3.: 6.7). It is considered desirable that the majonlyof

e housmg umts should be lower eategory so as to demonslrate soelal sohdanly o

T



Luvrious Housing for High Income G:oups
by the Private Sector

[—

Middle Categoryllousingby both .

Principle of 1:3:6 the Public and Private Sector .~ . ETarget

' : " EGroup3
: oo EBrthed

Low Category Housing . ECase 3

Mostiy by the Public .+ . Egqyude 3

Sector FArca

: Figure 6-2-14 Principles foi'r}l.otising ‘Sup.plyfan'dr ;Ifargét;s"of the Doveldptnent T

4) Conformlt_v, wnth Transportatlon Systcm L D

The utilization of the exisling rail network, albext smglc track presents an advantageous
solution for the development of a large-scale residential estate in a suburban area. Based upon
the results of the site survey, the number of railway passengers commuting from Parung

Panjang to and from Jakarta, Tangerang and Bekasi during peak pericd amounts to
ﬁpprommatel) 2,500 passengers per day. This demonstrates the possibility of a rail commuting -

system in terms of a modal-shift from vehicle to rail transport. The Department of Land
Transportation, under the auspices of Ministry of Ti ransport has plans to provide a double track

line through the upgrading of the Tanah Abang and Serpong system. Accordingly, this upgrade R

should be extended to Parung Panjang so as to sustain both the KASIBA plan and the rail - '
demand for rail transport respectively. T he provision of a rapld rail system is mdlspensable for
* the creation of a rail- orlented new town, unpollutcd envnonment and Just-m -lime commutmg

< - 7 DkanaMersk Highway
Proposed Regiondl Ateril Rod . JT Semonece
ICnnﬁ\:ttng to lhe l"\tstmg Ilagh\\'ay ) High“:y'po //
SRR JKT-Merak Raifway
Paung Qe mem e : 10 be Improved ’
Panjang : E .
The area isolated by disconnoction] ™~ Sepong
of major trnsportalion network ~ A .

Fsgure 6-2 15 Conformlt) wnth Transportatlon System

'i he key issues mvolved in the reahzatton of the KASIBA development m Pamng Panjang are; S

asfo]lows e

i The nnprovement of the ratl network up to Parung Panjang LR
...+ The opening of a new railway station in the center of the Mastcr Plan area’

.+ The consiruction of a new arterial road (to strengthen the north . south aXIS)V_'_ SR

connected with the Jakarta - Merak highway A
+ - The construchon of a Mctropohtan ng Road to umfy the JABO"[ABEK reglon R

- .: 56 . l.



5) (,onl‘ormrtv wrth Designated U: ban Functions
‘The JABOTABEK Development Plan, prcpared by the Department of Publre Works set fortha
designated hierarchy of cities and the function of each city concerned is based upon the forecast
regional structure. Parung Panjang is designated as a 3rd level city in this hierarchy.

'I‘ahle 6-2-12 Urban Hierarchy |

: lilerarchy : Target Populatlon - City / Town
1 National Capital / Mefropolitan Clty 10,000,600 Jakarta
] JABOTABEK Development Center 1,000,000 Bogor
CUI Regional Development Center * - 400,000 Pancoran Mas
Sy Suppoited Development Cities-1 - . 100,000 Parang Panjang
-V Supported Development Cities-2 : 50,000 .
Vi Supported Developmient Cilies-3 © 40,000
- VI | Supported Development Cities-4 - © .0 30,000
VI | Supported Development Citigs-3 - - - 20,000

Source Pengembangan Kawasan Parung Pan_langIDJ Clpta Karya Depanment P U

- Accordmg to thls hlerarchy system Parung Panjang is posrtroned in the hlghest rank of the 5

categories of ‘supported development cities and had a current population of approximately
- 68,000 (at the end of i997) It is expected that the urban function of Parung Panjang will be
able to justify its position in the hicrarchy given the incentives of the Perumnas development
and rail improvements. This reprcsents the prmcrpal development target scheme durmg the
o Master Plan stage ' : :

| .(2) Plannmg Scheme

:- - 1) 5 Zonmg Concepts : L S
. The proposed KASIBA development area is almost ﬂat wrth a gently slopmg undulatmg area.

- This flat topography provrdes opportunity for fonnulatmg and conceptualizing a largc-scale o

- housing development. The proposed KASIBA location is divided into 2 zones by the rail

~ network and is bounded by a planned north- south rcgtonal arterral road axis. Thus, there are 2

areas of middle and lower category housing. These areas are further subdivided into smaller

B ) resrdentral groupmg whrch are bound by therr related envrronmental facrlrtles

A secondary road network that debauehes mto the prrmary road net\\ ork wrll mterconnect these
' resrdentrai groupnrgs _ - - : :

: The questron of the degree of soeral mtegratlon must be consrdered given the drvrsrons of
- house- -type classifications and it is possible to resolve this issue satisfactorily through the

. categorrzatlon of houslng units based upon s similar socio- eeonomlc backgrounds Consequently,
.+ residential groupings in the proposed KASIBA comprise a total of 6 types of housing units
. . divided info 2 categories, namely .1) Large House 1-100/200 (RB) and 2) Large House I-
o 150/350 (RM) in the Middle Category housmg group, and 1) Very Small House T-21/60 (RSS),

T-35;’90 (RSS) and 2) Small House T 54/ 120 (RS), 'l 70/ 150 (RS) m the Lower category

E ‘»'-._'the followmg crlterla

:.housmg group

" The srttrng of the houses in the respectwe housmg groups may be determlncd by, among others

. Mrddle Class lIousrng (RB/RM) ,
S Goodac_cess to the major ar_tenal roa_ds '




- Isolated from localron of the Very Small llouslng areas
- Relatively attractive and quict arcas : _
The topography pennlts the development of me(hum size lots

® Lower Cfrtcgory Housing (RS/RSS)
- Good access to public transport, such as a bus terrmmls or mllway stations
- Location near to a market .. .
- RS housmg may be located adjacent to Mrddle Catcgory housrng

‘Residential zomng conccpts may bc formulated based upon thesc critem whcreby Mlddlc Class
Category housing is sited in the north-east of the arca, which is relaltvely more attractive and
isolated from Very Small Housing, and near to the planned regronal arterial road, while majonty '
of Low Catcgor_v llousmg is sited in the south near thc town center and rall lme '

The town center shall be consrdered in tandcm wrth the propOSed new rallway statlon and shall -
comprise a matket, administration office, cducation ccnter health, religious worship facilities,
recreation/sports and busmess/connncrc1al offices, etc. - The allocation of. neighborhood
~ facilities will be in determined in accordance with the plannmg standards issued by the relevant
: govemment agencies. Settlemcnt sub-center shall also be sited in the center of each residential
grouping and shall comprise cducation facilities, healthfrellglous worshrp facrlmcs commercral :
facrlltlcs, sports facrlllres and parks elc. ' e S

ppe owCiassHoustng ..

. Figure6:2-16 Zonng Comeept

2) Road System o - ECIRAI e LT
~The basrc road network concept 1s d<:31gnated m a radral and crrcular pattem, srmllar to the “hub '
~~and spokes of a wheel”, and i is centered upon the planned new railway station. Thrs further
emphasizes the concept of a rail-oriented town and slrengthens the community cohesion. -
- Access to residential areas shall be via Jalan K.H. Sallman (exrstmg asphalt road, ROW = +/-

~- 6m) which shall connect ‘with secondary roads wrth access to each house bemg v;a prlmary' B
. roads - L A 3 . : N PRI A




3)  Utility System

- Water Supply
To date, it has not been possible for PDAM Unit Parung Panjang (local government water
utility) to provide a fresh water supply to the study arca. Consequently, residents must avail of
river watcr or controlled ground water from wells and shallow wells using hand-pump or
electric pumps.

Fresh water service in the development area will have to refer to PDAM’s planned fresh water
system. The nearest location to the development area that has piped fresh water service is Desa
Cibunar, which may be connected to the system in the development arca. Topographical
conditions will require recalculatron so that a gravntatronal dlstrrbutron system may be

- employed

- Scwage , . L I :
This will use the local sewage management system whlch employs scptlc tanks complemented
by a rechatge arca. The use of septic tanks is restricted in the areas having high ground water
levels, whereas in the areas with low ground waler levels septrc tanks wrll be employed both
mdrwdually and communally.

Z Storm Water Dramage R ‘

The pnmary storm-water dramage system employs man-made dramage dltches at the verges of
 the primary and secondary road systems Storm water watershed and catchment areas will be
apparent from the site preparation using cut and fill methods. The next stage of the system
desrgn shoutd calculale the rainfall and run- oft and the requlred srzes of drtchcs and retcntlon

- Electncﬂy and Felecommunrcatlon S : > : -
An overhead cable system using ‘poles will be employed and the prospectlve locatlons for Ihese .
can be adjusted in accordance with the planned prlmary and secondar), road systems.

(3) Development Frame '

" In accordance to the results of the developmcnt dem'md study, the tlme frame f'or the Parung
Panjang development is b'rsed on the followlng scenano S

- Housmg demand in the cntlre Bogor Regency
Cumulatlvely 47 000 umts over 5 years

- New tcnants in the KASlBA development wrll commence takmg up res1dence from year 2006
" Given the implementation schedule; approximately 5 years are required for administration,
site preparation and construction work. Durmg this period, it is anticipated that Indonesia’s .

. cconomy will have reCOvered and that growth wrll have resumed wnh housmg consequently -
havmg become more affordable R - L

s Based upon the above assumptlons 47 000 housmg umts wrll havc been requrred in the Bogor
Regency durmg the ﬁrst S-year penod o - :

B Housmg demand w1|l be centered on 4 major res:dentlal deveIOpment zones in the Regency, '.

| '-"namely l) hlghway comdor zone, 2) the Jakarta frmge zone, 3) the Bogor urban l'rmge zone, -



and 4) the Parung Panjang KASIBA development zone.

JABOTABEX

Bekasi -
Regency

Tangerang
Regency

Exdsting Major Bighway
Network

LEGEND

1 Major Rcstdcntlal BPrev tlom
in Bogor chcn‘}

— = l Illghway(.‘omdor?.onc

4 1: Jakma Fringe Zone Co
2 =—Forest Conservation Arda=z", A o . ‘
~ 3:BogerCity Fringe Zone ) :
tncy SRR P P_kmjmgk;\sma Zone

Flgure 6-2 17 M‘leI‘ Housmg Dcvclopment Z,one in the Bogor Regency

- [fassumcd that the P. Pan_lang KAS!BA devclopment absorbs a minimum of 25% (]l4) of the
~ total demand, this means that more than 11,700 new housmg units Wl" bc supphed Thls
_’ assumptlon makes rcferencc to the foliowmg housmg ailocanon ‘

o '(4) HousmgAllocatlon

R lhc planned area of the proposed KASIBA in Parung Panjang amounts to approxunately 300ha,
with this being primarily atlocated for housing, roads and public facilities. The target for the -

total housmg units, whlch can be accommodatcd lS based upon a comparlson w1th a balanccd
_occupancy pallem : ,

Area and housmg lype 'ﬂlocatlons may be detcrmmed usmg the followmg method

l$n0ha ——-—-————)* ?GHB Raxnodauaﬁrﬂnﬁnxedachxnﬂi L
' ' -----> .ll)ra Pmmt)m:a '

215ln Efﬁatlﬂtlt‘crtfndad
o Omrqi\4kgggh1h4;nnzanihnﬁrauﬂ

—b73tu(30%) ktafcrmxhlﬂ\\uk
—— 29111(120/@ Armforu:rmnual fa:ﬂmcs
———> mm(ssuxa hmﬁrm.ﬂrg el




Housmg Allocation

Muldle Class : IO\\ Class =3 : 6 > 3 3:67= 33% 67%

MlddleC!ass F)pe'l =150/300 X l350umts— 48 ha
'I)pc'] IOOIZOOX 1,800 units = 36 ha

: Sub Total ~ 3 150 u(33%) 81ha

Low Class Typc1 547153 X 1 550 units = 23 ha
oo © TypeT-35/50 X 1,550 units= 14 ha
- TypeT-36/60 X 1,800 units= 1lha - -
" TypeT-21/54 X 1,800 units= 10 ha .

SubTotal - 6700u(67%) 58ha

C Total -~ - 9,850 u(100%) 142 ha

. "‘P 9 850 umls X 4.2 pcrsonsll‘mnl) =41,370 persons
. Densnl) (Gross) f ST '
9,850 units /245 ha= ..~ 40.2 units/ha
- 41,370 persons /245 ha= 168.8 p/ha °
(5) - 'l‘he Master Plan

T he proposed Master Plan that has been formulatcd is presented below wﬂh the proposed
' reglonal development struclure S : '
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o mduslrlal areas and many v;lhgcs scallered whlch be cxcluded

6-2-5 Site Scleetion for the KASIBA Development Plan

The candidate site for the feasibility sludy arca (total arca wntlnn 300 ha) should be sclectcd
from the designated M'lter Plan arca.

Major considering pomts for the site selection are dcscrlbcd below, '1|1(l it may sallsﬁcd most of
items suitable for the ]*casnblhl) Study arca for the KASIBA dcvelopmcnt

(1) Crltc: ia fm Site Sclcchon

1) Al(‘ﬂ Smtablc for Estabhshmg the Rail Commutmg Town -
This area must be a located service to build a rail oriented urban center and commumly It can
: be fully mllmmg the cx13ung potenl;al of rall network particularly for low-i -income group,

2) Arca must be Included Pcrumnas sland '
Following to the dcvclopment policy and strategy, mosl of thc area must be mcludcd the land
© occupied by Perunmas. Therefore, Perumnas is the main mgamzcr of the KMB and also
~ achieved candldfalc for !he LlSlBA contractor. ‘ -

3) ltxclus:on of an obstacle arca for laml purchasmg
Basc on the conducted site survey, in the southern part of the Mastcr Plan area lhcrc are 2

-

_ Accordmg to above menlloned cntcrla and evaluauon of the arca, ihc rcsult of lhc sclccled sntc
- forthe Fe asnblhly Sludy cm be shown inthe KASIBA Devclopment Plan m followmg section.
63 KAS]BA ])evelopment Plan (300 ha)
6 3 1 Prescnt Condltmns ofthe Area for KASIBA De\ elopmcnt Plan
(1) Land Characterlstlcs ( -
An intensive Slte Survcy 1 was conductcd by a local consullmg firm undcr thc superwsmn of
the Sludy Team. T he object of the Site Survey 11 was to obtain more detalled information onthe

~case sludy area, cspecnally the present situation of physical environment and the present
situation of the urban activities which included land mallers. The survey items obfained |

'lhrough sile observallon and mshlutlonal survcy, and mtervxews for spcc;ﬁc data arc as follows o

Q) Admmlstratlon "

| Thc smdy area covcred part of sub sub dlslncts (dcsa) of Clbunar, Lumpang, Gmtung Cllejel 4 o

RW and 9 RT, with a total land of approximately 290 ha. The north and south boundaries of the

“case study arca are the river.Ci Bunar, River, west the river Ci Gagantung and RT and south o

mlway The local admmlsiratlons included in the sludy area qrc :

" Desa Cibunar : RT 12/RW 03, RT [3/RW 03, RT IS/RW 03 o
- Desa Lumpang : RT 03IRW 02, part of RT 04/RW 02 (divided by r'ulway) B A
Dcsq Glnlung Clleje( RT 05/RW 02 parl of RT 04/RW 01, RT 06/RW 02 and RT 07/RW 02

U



(3) Present Situation of Buildings

-Bmldmg Coverage

The total number of burldmgs in the study area is ncarly 600, with most (70%) of them covcrmg
aland arca of 51 to 100m’ and 18 % less th'm 50m’. Only one house and one school have a yard
of over 200m’. : - : :

“~Type of Structure :
Mosl (62%) of bmlclmgs 1rc lmde of concrele, 'molher 24% timber, and mixed structurs 14%.

-Bulldmg llelght ‘ , .
The 99% of buildings are smgle slorled cxcept one wnth 2 stoncs

'-Bulldmg Age . : '

- Most (76%) of the bu1klmgs are bctwecn 5 and 20 years in age the remaining 24% arc below 5
'years and in good condition. Those between 5 and 20 years old are almost equally divided into
good and moderate condmon There are no bulldmgs over 20 years

—Burldlng Use .. . - S o

Lrghly—seven percent (87%) ancl thrcc percent (3%) of the bulldmgs are used for resrdenllal and
commercial purposes respec{wely Another 10% is for mixed use and factory purposes which
is a relatively high ﬁgure m such rural areas Olhers are for small stalls scllmg daily

c merchandlse

E (4) Exrstmg Land Use
_ | (,urrently rice ﬁclds cover 170 ha or 58% of the total land area, The mixed crop plantatlons
- found in the case stud) area covers 65 ha or 22%, and dry land crop plantauons 12 ha (4%)
wuh selllcmenl areas on 35ha (12%) are vrrlmlly located along lhe main street. :

Tablc 6 3 1 Exrstmg Land Use

Category -~ o ) IancIUsc : <, Area . | Compeonent Ratio
N R A S e, - (ha) R C0)
o |PrivateLand . Agricule Paddy Fields T 1e1s8] . 57.38%
Ce el IDry Crep Land _ 1163 3.98%
¢ 027 IMixed Plantation ~ 6448 T 2208%
Lo e SubTotal - 243.69 - 83.45%|
. Residential 7 Jvinage(Kampung) e anas| e 1.25%
.. NewHowsing Estate . |Built up-Area .- oo 1B o AS1% .
Coe 0 |Demotished Area - . | s3] o 2.92%)
T SubTotal - | - 4286 . - 14.68%
R o L . Total -~ = ‘ - 286.55] - : 98.12%
. |publicLand - 7 . Neighborhood Facility |Education Facility ' 010 ©0.03%
N B N Lt [ YT 30| L 1.03%
H - |Cemetery G S 008 0.03% L
"Retigion .- - | o - 0| - 0.06%]
T + SubTotal - R N N e
©o Others . . - |Green/Buffer Area ool 048%
St 0 [Vacant Land . - | T . 025%
-5 SubTotal e AR U 0U12%
R S Total oo el Loon T 5A8) - 1.88%
o Tofal .0 7l R 2 292,03 - 100.00%

.. Soorce: Su.lcly Te_ém e o




(5) Infrastructure

1) Roads -

The main road in the case study arca is the K H. Salimah with a width of 4 ) meters wrth '1splnlt
pavement. The connecting roads comprise village (desa) and nelghborhood (lmgkungan) roads
with a width of less than 4 meters without pavement : -

2) RI\ ers and Waterways , :

There are two natural rivers in the ¢ case study area mmcd C1 Bunar and (,1 Gagantung, both of
which ar¢ under the government of the regency (kabupaten) jurisdiction. Both are relatively
large rivers (with width of 4-6 meters and depth of 1.5-2 mcters) with permanent ﬂow
throughout the year. .

Dramage and scwage facilities arc not l'ou'ndin the arca.
3 Flcctrrcrty and Mrscellames

* The case study area is a typical rural arca, whlch lacks varrous kmds of mfrastructurc F he only '
utility available is electricity. There are no telephone lines, piped water and piped gas, The

fresh water is taken from wells or through well pumps for the public; waste dlsposal is carried - -

out by each household through burnmg or dumping. The local residents use Jomt lavatorles '
: located near the river or they use the river as toilet facrlrtres : '

(6) Ne:ghborhood Facrlrtles

. 1) Educahon Facrlrtres B B T I P ' RV A
There are three primary schools in the case study area, two publrc pnmary schools in Lumpang
(21 0 students with 6 teachers) and Cibunar (280 students with 7 teachers) One prtvate sehool
is located in Gmtung C1lejet (65 students wrth 3 teachers) S

2) Publle Admmlstratwe Facrlttles ' L I

There is only one local government admlmstratwe facrllty in the case study area, namely the B
Gintung Cilejet vrllage (desa) office. It 1s in located RW 02/RT 06 nearby the rallway with a
land area of 90 m’ and ﬂoor area of 70 m whlch is almost in good condrtron

- 3) For commerelal facllmes o ' : B
There are only small grocery stores, caterres small workshops and beauty salons partrcularly
' operated by owner- managers However the market is relatwely small in the case study area.

4) Medlcal Facrlmes N e Sl R T o
* There is one health center (Puskesmas) nearby case study area whlch s located in RW 02/RT 07 -

“in the village of Gmtung Cilejet. ~ The health center 1s under sub-district (kecamatan)
jurisdiction, with a land area of 100 m 2and ﬂoor 'trea of 72 m Howevcr tho locatron is located

B outsrde of the case study area. .

'5) Rcllgrous Facrhtres = : TR B R PR A S
There is a large number of rellglous facllrues wrth all of thcm bemg small mosques (mushola) T
and at least two mosques located in one RT. SN :

" 6) Mlscellaneous Facllltles . :-' o L : SR i
These are not formal sports facrhtles but an open space bemg used as football ground



Other facilitics include two rice storage arcas and one rice mill, all of which are located in the
village Gintung Cilejet.

(7) - Urban Actlvltres and Land Tenure

1) Populatlon and Household :
* According to the population data in 1998, the total numbcr of population amounts to3 063
~ consisting of 774 households in the related administration area. The average population density
is quite low with 8 persons per hectare. In the case of the population within the case study area,
~ which is divided by the railway, it was calculated via the number of houscholds and a multiple
of 5 persons. The estimated umber of population in the case study area is 2,588 persons and
nnmber of houscholds is644.

2) Land Holdmgs o ' B -

~ According to all heads of RT in the case study arca ‘most of the hndholdmgs are based on
"freehold title without certification (hak girik)", and part of the case study area is occupled by
real cstate developers with "the right to build on land (hak guiia bangunan)" on an area of
- 29.4ha. Of particular note is the land arca held by the natlonal rarlway corporatron which is
located alongsrde the railway.

Table 6-3-2 E\rstmg Land lloldmgs

B - Land Tenuwre .- ] Area (ha) Ratio (%)
Right of Chwnership without Ceitification - (Hak Gmk) S 260.69 89.27%|
- |Right of Building - R (ltak Guna Bangunan) : - 2944 - 10.08%
: LandofNahonal Railway o  {Hak Pengelolaan) - - - 1.90 © 0.65%
' “Total . . - 292.03] - 100.00%

Source' Study Team

" 3) LandValue

~ The value of land is dependent on the drstance fo pubhe roads and the emstlng use. The most

" expensive is residential area (the lnghest being at Rp.35,000/ m?), and land for rice fields are -
lower (the lowest being at Rp.6,000/ m). The majority of land prices range between Rp.8,000
to 12,000 per square meter on approxlmately 193ha (66% of the total area)

(8) Dev elopmcnt Trend

Based on the information obtamed l‘rom the site survey, it can be recogmzed that the entire case
~ study area bears location permits issued by the local office of the National Land Agency. There

are five location permlts that have as of now been issued to developers that included Perumnas, |

. As of September 1998, actually only fwo developers implemented their development plans. -
- Peruminas has acquired a total land area of approximately 106ha for low-cost housing, which -
" covers 50 percent of the planned project area. However, the shape and locatlon of the acqmrcd o

i lands seems to be respecilvely lrregular and scattered

| . On the other hand one pnvate developer started the constructron of housmg for eml servant '
~exclusively. Construction activities on 25ha of the total 40ha of land area '1cqu|red with a -

« location permlt arc underway. Meanwhlle critical problems have been arising. Some of the
- location permits overlapped with cach other. This meant that the local office of the National " :
" Land Agency duplicated such permission. Itisa malter of govemment administration and it .
- can be solved by the transfer of such perm:ssron to new locanons with pnorrty

ST he detail mformatlon of the locanon permrts is as follows Bt



Table 6-3-3 List of Location Permit S T

Location | Dateof Arcaof " Areaof | Average Costof
Namc of Developer ~ { Approval | Permitted Land | Acquired |.and Land Acquisition .+ Remarks
(Name of Desa) ) {ha) {ha) {Rp/m2) o
1 |PT. Perum Perumnas Cibunar, Jagabita | 1998/6/23 200 106 < 0 1350 hain MP area
2 IPT. Cilangmatra Psima Cira |Lumpang - | 1996/5022 v R z IR
3 |PT. Awab Saka Estraga Cibunar, Lumpang| 1997/5412 R Y L) I 15,000]Construction on going
4 JPT. Aman Tata Cipla Perkasa |Gintung Cilgjet 1996/5/1 . 100 ; - P
5 | Koperasi Pegawai DPART  |Gintung Cilejet | 1996/6/18] 1.5 ol - = [PartofPT. AwsbSaka L

Source: Study Team

In the case study area, over 80 percent of the land area is used for agnculturc purposcs such as
rice fields (170ha or 58 %) and mixed crop ficlds (65ha or 22%). Vlllages occupy 12ha or 35%
‘with approximately 3 to 40 houses located along the district road or main vnllage roads. For

futurc KASIBA devclopment it is essential to improve or integrate exnstmg villages through
- the new dcvelopment system Unless other\wse con51dered development cantiot be realucd

Ca00
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