| 0-3-2  Basic Policics fm‘ the KASIBA I')c\"cl'obment Pl‘m

In ])I'Cp’ll‘lllg plans for the KASIBA dcvclopmcnt in Parung Panjang, it shall firstly consuler '

~ several patterns of development components and project organizalion. Iowever, it is also

necessary to consider a problem or preferable solution from different pcrspcclwes soas (o reach_
- a final recommendation. At this stage, the followmg alternative plan is prcscntcd in a
hypothcllcal fashion so as to f'tcditate the verifi cahon of a modcl pl'm . i L

(D Eshbllshment of ihe KASIBA Managcment Body (KMB) and the LISIBA E xccuto:

" Perum Perumnas as KMB

- As stated in article No. 20 of Act No. 4! 1992 rcgardmg Housmg and Hum'm Settlement, the
- KMB is the Statc Owned Enterprises (SOE) or Local State Owned Enterprises (1.SOE). Aswe -

* know that there are two kinds of SOLs, which arc PERSERO (Government Regulation No. | E
- 12/1998) and PERUM (Govemmenl Regulation No. 13/1998). LSOE itself, based on Act No.
~ 5/1962 regarding LSOE, is classified as a PERSEROQ. Inthe refonmahon the govcrnmcnt tends |
* o privatize PERSEROS It means tlnt thc SOLs w1|l be Pcrum Perumnas only >

"' (2) LISIBA E\ecutms
e LISIBA cxeculors aré prlvalc devclopcrs mcludmg Pcrum Prumnas 'lhc dcvclopcrs whlch P
. have acquired land and principle permit from Locatl Government, will be coord111ated by l’erum_ &
- Pcmmms and the KMB to dcvelop mfraslructurc and housmg estate in LlSIBA '

® Casc btudy Development System

- Consudermg the adaptablllty of the dcvclopm-éhtrs.;.y'st-ém and the characteristics of 'lhc' land the L

* development system to be employed shall represent a combination of the "land readjuslment

* system (L/R)" and the ordinal "acqulrement and development syslem (A/DY". The L/R serves . '
- to accelerate the development of settlement areas wnhout land acqmsmon and also the S

2 "rclocatmn of exlstmg v;llagcs A furlher advantage is thc ease of cost rccovery e

: Prmmpally, land acqulsmon for mfrastruclure publlc facnhltes and the operallonal cosls

"+ involved are the responsibility of the landowners. All of the said landowners as participants in . .

~ the L/R should confribute their tand for developnlent purposes so that it may be used for : . |

* infrastructure and public facilities and for covering the cost of L/R cxccutlon through the sale of - -
~ the land so contributed.: Perummas is the largcst ]'mdowner in the case sludy area and owns ihe i_f
: ma_;only of ihe dcvclopment l'mds [ : - : . _ T

1) Land Readjustment by Perumnas : p ' e i
- Fundamentally, L/R is a self—sustammg progmm but Ihere would appcar to bc some | :

~ - difficultics about recovering the entire devel()pment costs for regional infrastructure from = -
~within the case study area itself. Therefore, government subsidics will be required to ¥

motivate landowners to fmance L/R with their own funds from their land. Thc KMB is |
rcsponstble for the nnnagemcnt of L/R and Puumms for its cxecuhon i

- Pcrumnas has p!ans to de\_rclop approxmlatcly 200ha in thc case siudy arca and; as of thc""; .

end of 1998, had alrcady at(jllirx.d over:100ha of land. Acquisition of the remaining land -
" may be confronted o various obstacles, such as the existence of villages and/or the price .

: range of the hnd lhus lhc I/R system wﬂl be adapted in this housmg dcvclopmcnt -
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. without land acquisition.

- l‘urthermore the N‘lltOllal l'md Agency (BPN) must be involved so as to handle the
regrstratron of the land involved in the prolect S

2) Aeqmrement and Development System by the Private Sectors - - T

~ One of the purposcs of the establishment of the KASIBA is (o encourage the chalmclmg of the

privatc scctor's energy into a properly controlled housing development. The private sector has

accumulated know-how concerning land acquisition, procurement and securing of

development funds, etc. The KMB should involve the participation of private developers so

- that they can provide mltlal development funds by themselves and be nomrnatcd for the
L lSlBA cxecutor S Do : .

. 63-3 KASlBA Development Plan

,.Thc KASIBA case study plan is developed and revrscd from prevrous conﬁrmed plans due to
the followmg pomts

(1) Land UsePlan e

The plan is followmg the rarl orlented new town concept And the commumty center wrll be
posmoned as a core of the town that will be surrounded by the new rail statton

In lhlS KASIBA development plan, a more detailed _land-use plan together wrth community
planning should be examined. ‘Iherefore, public and social facilities will be divided into
neighboring units in accordance with the administrative hlerarehy for the residents. Public and
- community facilities being required are figured out based on the estimated population. And
these facilities will be allocated to the community center/sub-centers whetre tocations will be -
- attractive to the residents and suitable in terms of land profile. Procedures in both commumty
planmng and lad- use theory are mtegrated by this plan : '

_ On the other hand the meamng of housmo development is cqual to socral development
. Therefore, the zoning system should be reviewed from the aspect of categories and levels of

~ housing, and environment of planned residential area. ~As such, a cerfain percentage of

; mrddle—category housing zones were located not only i rn east srdes but also in wesl sides for
- balancing the commumty :

‘Further the planned area betlveen the housrng zong, local trunk roads and major rivers will be
. provided with a green buffer to sccure the setback space and m'nnt'nn a comfortable
- envrronment 1n the res1dent1al area. : : :

o (2) Commumty Plan

- The area for the KAS!BA development wrll be dlvrded mto several blocks in accord'mce with

the optimum size of commumty units. Each housing block can eommonly and umversall),r

" enjoy publlc/commumty services.  For determmmg components and the size of community -

' units, educational facilities shall be utilized as a checking sector. Since the educational sector is
. strongly encouraged in national programs, particular attention shall be paid to the improvement

of the cducational environment when planning the future urban development. Therefore, the
catchment area of Jumor hlgh schools shall be provrded for one nclghbonng unlt in accordance o



~with the number of service population and walkable distance. As a result of the community
planning, the arca for the KASIBA development will be consisted of 3 neighboring units with
the land arca of approximatcly 100ha. Theoretlcally, Ilns 100113 -area meefs the basw uml size
in the urban planning standard . S

Morcover, conmdermg the reglonal charactenstlcs of Pamng Panjang, some of llldlSPCIlS‘\blc
comimunity facnlmes will scrvcd the ncnghbormg arcas if lhey do not havc enol.gh service
f’lCI]IllCS : : Lo : >

_ (3) Road Nelwork System

lhc road nclwork in the area for lhe KAS[BA dcvelopment wnll be 1ntegratcd to lhe reglonal
network. The road system will have an hierarchicat structure as follows: regional ar_tcnal road
(ROW=22 meters with 4 lanes), arterial road (ROW=16 meters with 2 lanes and 2 lanes of side
stop), collector road (ROW—12 meters wnth 2 lanes) and 3 types of local road (ROW-IO meters,'
8 imeters, 6 melers) = : A

lhc '1rlenal road is desngnated to have radlal and mrcular formatlons lhat wdl serve as bus
feeder routes, major routes for cargo delwery services and garbage collection, and routes for
emergency vehicles. The land profile is taken into account for lhc toad ahgnment and slope
gradlent is desrgnated to be less lhan 10% R R g : .




" (4) * Public Utility Services
1) Water Supply System

Accommodating the demand of water supply, a system of water supply is planned in a
distribution network system based on the population growth in residential arcas and road
hierarchy networks. Water supply facilities and network i in the final stage will be developed by
the Local Government Water Supply Enter prises. 4

“The Average water consumption per eaplh is estimated at 120 Iltcr/caplta/day By this ratio,

the total water consumption or residential is calculated at 4,920 m’ per day. The water
consumption of commercial institutional facilities is calculated by the formula that is
multiplying the domestic water consumptlon by the eommercnal ‘md institutional water
consumptlon ratlo : '

Total water supply needed by a populanon of qpprommately 41 thousands in a 300 ha
development area 1s calculated at about 6,092 m per dqy

The total W‘ltCr supply demand by the communlty umt is shown in'T; able 6- 3 4.

Water Distribution System _ _ o Lo
The water dlSll‘lbllllOn system for the fmal stage of development is prcsented in the followmg
' dlagram :

Water L ‘Potable Water I, Water - ' — PSSR
— —— 7| Treatment |i. il Water J—b Dwelling

B T A i g g gy Y

The plan of the water supply dlstrlbutton system m the development area shown in l 1gu|e 6 3 3

- depicts the water storage main supply lines and main the dlstnbutlon network

E (Detall of water resources to be referred to attached analysns paper)

2) Po“er Suppl} Systcm

‘ - Power Supply sources . L : S ERE RS L -
' The demand of eleetncnly in the development arca wnll be scrved by the Govemment Power '
i Supply Enterprlse (PLN) through the nearest Main Power Statlon (Gl)




‘Table 6-3-4 Demand Projection of Water Supply

- Community Unit § - Community Unit Il -~ Community Unit Il -
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 Figure 6-3-3 Water Supply System .~



Distribution network

Distribution of electricity in the 300-ha KASIBA project will be developed by the PLN and
should consider the PLN’s power supply capacity and network availability.

The power distribution to consumer will be supported by the connecting station (GH) that is

located the closest to the public facility and positioned in the center power load of serviced area.

The radius of the connecting stations wrll be based on the amount and capacrty of power inside
each serviced block

Distribution stations are planned to bc located msrde community units that consist of 2-4
residential blocks. A forty to sixty sqm area is needed for each distribution station and the

location of cach station depends on the possrl)lhly of nctWork dlslrlbutron line and length of the

_‘mam feeders (400 to 800m)

_ Planmng of dlstrlbulron stations are laken mlo consrdcrallons

- Servrcc area of each s(atron isin a square shape and located at the center of lhe servrccd

arca. _
- Each drslnbutron station |s connected to 4 mam feeders.

lhe power drslrrbutlon network system consists of a primary cable network, a second'rry cable
network and a consumer cable network.

The electrrcrly network plan is shown in Frgure 6-3-4, showmg the main plan covenng the

whole system network that consists of a main statlon GI (located outsrde of the PrOJecl Area),
dlstrlbulron station and a prlmary cable nelwork RN

“The power drstrrbutron network system consrsts ofa pnmary eable network a secondary cable
network and a consumer cable nctwork : :

’I‘ab!e 6 3-5 Demand Pro]ectron of Power Supply

COM'-!UNIT DEMAND COMMUNIT DEMAND COWUNITY DEMAND
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Figure 6-3 4 Po“ er Supply System w

o 3) I‘elecommumcatlon System

The telecommunication network plan in the development area is planned usmg m1crowave
~ telephone. - This situation is influenced by the lelecommumcauon plan in this area and

surrounding that is using the microwave telephone system that received by the Automatic

" Telephone Station (Slatlon '[elpon Otomat / STO). On the bases of on the projection demand
~ for telecommunication in the development area, the telecommunication network is planned to
. serve proposed resndenual areas, cominercnal and publlc facilities, and publlc telephone 1

. facilities. ) : : : L S S

N The telecommumeatlon dem'md for the ﬁnal slage of development is calculated at 9 526 lmes-' "
- 1ncludmg connection lines serving the business and ‘commercial fac:hlles N The_‘
_ tclccommumcatlon lines will be served by one Automat;c Telephone Stanon ' SRR

L The demand projeellon of leleeommumeallon lmes by commumly ulnts IS shown in1 ﬁble 6- .

© 36

The development of the telecommumeatlon network is based on the prlonly of development

- stages. Thearea needed for one Automatic lelephone Station is about 500 sqm. -This area does " o

" not melude public telephones, telecommumcahon office and customer services. The allocatlon '
of publlc telephone booths is based on the conmderatlon of the service area, centlallzatlon of

_acnvmes and security. T he optnnum serviced area for publlc telephone boolhs is every 500 m .
to 1,000 m. The locallon of Warung Telekomunikasi (Wartel) is based on the’ condition of the .-
. residential and consumer character, Wariel is positioned in the center of a 30 ha reSIdenhal area o

~and close to public faellltles The average | Wartel bulldmg size is 300 sqm

" The telecommumcatlon network plan is shown in Figure 6- 3 5 depletmg !he maln plan Ly

. 'covenng the whole nelwork that consmts of automatlc telephone statlons, cable houses and the i

prnnary cable nelwork
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Table 6-3-6 Demand Projection of Telecommunication Line

Standard Community § Bemand | Communily | Demand | Community Demand
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4) Drainage System
- Waste Water Drainage System

The waste water drainage system proposcd for the development is a scpmated system that
separates night soil, gray water and storm waler, as the first alternative. In case of much higher
construction costs of this separation system the other altcmatrve isto combmmg gray watcr and
storm water m the same dr'unage network S :

In the alternatwe B, mght soil will be treated by an on- 31te trcatment systcm (septrc tank) and
then infiltrated into undergtound ' :

Each septic t'mk can serve 2-6 dwelling units in low cost housmg and located in an allowcd
distance to shallow wells. The cleaning process of each septrc tank should be done every one or
two years. The average volume of each tank is 2- 12 m The vacuum truck capacrty needcd to
move the night soil to the end- dumpmg site is 5 . T T T S S o

Thcsc two 1lternatwes are proposed for the short term stage of thc dcvelopment For the_
long term st'ige, all the domcstlc wastewater is proposed to be treated ina treatment plant

SRR lé;:'a';t\

. ML . : 0500

IR DR IR IR | ISR SRR 3R 4

. i .)!,‘,‘}"‘1 . - . - =’{"’{’¢?(
Domesttcwaste ) - RANGOG Oomesbowaste . [ O
. - . On site =:(:¢:<:4:¢: — 0n5!ler . ::t:c::;c:c

- P treatment e e ok o] e ) treatment | =i}, 4.5, 5,654
Night Soil sV 5 :1 Hodd ) <) <] Night Soit P (septic 1 Hodd o)

. (sep ¢ 5500 . . tank} - :»:»:’:):):

lank) . :s‘sts‘s‘::: . . D NN

::‘::»:;:}‘: — —J EREIEDENEN

KRNI L SR Tttty

Gray waler P By || BOSAIE Gray walter Smmwaterb BRNBND

B waler : - : rm v )

’ - 'm*¢:::s:’:::):: e :::>:»:s:>:

T : RN . i - RIS

o " LI A A B A L A A A
_ . o . T Pelenion Pand River

S Waste water -~ S T Ty '
Altemative-A . T Altemative-B;; ol Waste water

Frgure 6-3 6 Wastewater System

" The total water drscharge volumc is cstrmated at 2702 m3 per day mcludmg the water
drscharge of commercral and ofl‘lce burldmgs and other l'aellmes EEEES P :

'-..\

The pro_lectlon of water dtscharge volume by commumty umts |s shown in Table 6 3 7

N




Table 6-3- 7 Projcctlon of Water T)lschargc / Wastc Watcr

COMMUNITY UNITI

COMMUNITY UNIT if

COMMUNITY UNIT Il

UntDisharge | Populaton | Ve population | WOT | o tanon | Vel TOTAL
(Vcapitaday) (Pog) Discharge (Pop) Discharge (Pog) Discharge (miday)
: (miday) _{may) | (miiday) i
Residential _
Middle class - 78 1600 125 3,000 23 " 1,980 i 513
Low Cost o _ T T
78 R F .+ SR BN TC N D 9000 . 702 1,700 133 1,703
BuitupRes e B T
: L8 L2200 | 2 172
. . © Waler . Waler . Waler Waler Water . Water
Standard consumplion Discharge consumption | Discharge | consumption Discharge
: : L {m¥day) {m'iday) {m¥day) {m¥iday) {m¥day) (miday)
Commergal -~ | %ol S _ S - T
Business and ;osupply . 366 28 3 2 105 68 308
_tn_sgt_ution ’ 65capacity - - : ' - ! ‘
Total 1,408 98 | - . o388 | T 202

No'e Assumphon of waste watet i tnduded mght soland geay waler . .

. Storm Water Dramage System R : S
_ The storm water dramage system is planned in order to prevent all of developmcnt area from
the possibility of flooding. - “The storm water drainage system 1s pIanned followmg the
topography and hydrology of the development area. . : :

' _In casc of 'tlternatwe-B whcre the storm water is separated from other waste\yater the drainage
: pattern flow is divided into three catchment areas that maintain the existing catchment area,
" Based on the existing catchment area, the dramage network is proposed to be de\eloped as a
' collector ditch line as fo]lows : :

anary and secondary dramage net\\orks in the west of the artertal coliector roads serve the
catchment area of the Clbeber Rrver (center catchment)

. Prlmary and secondary networks in the east of arterlal collector roads servc the catchment arca |

- of the Ctbunar Rlver (east catchment)

_The ﬂowmg speed pIannmg msn:Ie the dltches was decided bascd on the ‘minimum and
. maximum speed allowed by the materral of the ditch, The lmnt of lhe ﬂowmg speed is -
Lo esnmatcd as foilows : : '

"_i)ttches constructed of concrete or stone have a maxrmum speed of 0. 6m/sec and nnmmum
'-_speedofSOmlsec R IR RN . G

Dttches constructed wrthout enforcement have a maximum specd of 0 75 - l 85 m/scc (Detalls
of ﬂood protectton to be referred to m the attached analysrs paper) SRR

::ﬁ: 5) Solld Waste Collectron and Drsposal

: ' There are no specrﬁc national regulatlons regardmg solid waste management T he sohd waste '
managemcnt m the Kasrba PrOJcct is nnplemented based on the ordmance concermng the

T TR



organi7atioml structure and management of Parung Panjang Municipality. The local
government is responsible for street sweeping, the cleaning of public places and supplying
central bins in public places. lransportauon and final disposal will be conducted by the local
govcmment as well, The ordinance is based on a collection fee, transportation and disposal that
is based on categones of habrtahon for example 1 resldences commcrcral offices, cte.

- Wclght and Volume _

- The project amount of solid waste generated based in the studies carried out in several cities in
Indonesia is around 0.5 0.7 kg/personfday or3.1-38 lltcr!pcrsonlday

Fablc 6-3- 8 Projection of Solul Waste Wclght and Volume _

Populat:on 1 Dally Weight Dally\’olume _
' . {Pop) (kg/day) - (Litre/day)
Community Unit 1 - 15,000 - 9,000 o 51L000
Community Unitlt < | . 12000 | . 7200 | . 40800
Conmmunity Unit 111 14000 - -} - 8400 47,600
"~ Total - 41,000 | 7 24600 - | - 139,400

- Solrd Waste Dlsposal System |

_ The solid waste disposal system apphed in the development arca must constdcr somc factors
that are mﬂuencmg the amounts and quality of garbage to be handled in every of the three
dcvelopment stages Thc wastc drsposal systcm should consrder the followmg aspects

- hlerarchy of services
- service area

.- garbage container .

- collectmg system
S transportatlon '

~ - final drsposal _ L
lhe garbage dlsposal system is prescntcd in lhc followmg dragram;
= e
N R Garbage Garbage Temporary Final :

e Dwelling unit [~ Containier [} Car - . [°] Dumping * 2| Dumping 7

i : T T SaC OuSde Deveicprentarea |

lhe sohd waste colleetmg system is planned as follows

- Garbago Contamer

* Garbage from dwelling umts collected in garbage contamcrs wrth a capacnty of 40 hters ' o

posrtloned close to each dwellmg The garb'tge is collected two or three tlmes a Week

- Garbage Car : ' o : S
Garbage planned to be camed away by garbage ear The destgn wrdth of the garbage car is
. 0.7 m with the capacny of 1 m , it is assumed that garbage cars can carry the ‘garbage of 40
dwe]lmgs at once Garbage cars w1th a of size of l 25 m wrdth can bc used in mrddle class o
housmg : - LT IEE RIE AL IR

- I'cmporary Dumpmg Srte/Movable Cont‘uner ( T PS) S o .
Thc temporary dumpmg sileisa contamcr thai has a blggcr Capamty than a garbage car wnlh a__ '



capacity of 10 m’. 'l he container can be carried by truck to the final dumpmg site.

- Final Dumping Slle _ '
The final dumpmg site is planned to be located outside of the development area.

(5) Land UseAllocatlon_ _

Afler sludymg the selected KAS]BA development area ln detall a land use and a housmg
: dcvelopmcnt plan can be workcd out. -

1) Juusdlctlon ol'the Land o AR A

The actual size of the case sludy area marked off by a local a(limmstratlon umt of RT/RW is

292ha. Of the total, 29.4ha (Bmldmg rights:HGB) have already been subject to development

by the pnvate sector. Houses have already been built on some part of the arca. A railway line

separates the south side, and the area along the ra:lway is owned by the National Railway.

. Excluding the  above-mentioned land (COVerlng 31.3ha or 10 percent of the tofal), the
]urlsdlchon of I'md for actual development is 243ha (83 2 %) ' '

2) Area allocahon by Land Use ' . X :
A land use plan must be based on feas:ble econonne and ﬁnanetal mdexes At the same time,

' ideal urban environment must be pursued. In this respect a land use plan requires flexibility. It

is important to revise the ‘plan if needs arise in accordance with such changing factors as a
- development system adnnmstrauon and esecunon, a development fund, market and feas1b1hty
A hypolhelical land use plan has been formuhted as a sprmgboard for such goals '

'(6) Housmg Allocatlon and Development Seheme

' It is nccessary to comply wnth the prmc1ple of 1 3 6 percentage pomts for hlgh class m1ddle-
 class and low-class houses imposed on large-scale housing development (about 200ha or more).
- Inview of Parung Panjang locational characteristics and little need for a publ1c__orgamzat10n to
~- supply high-class houses, it has been decided to only provide middle- class and low-class
- houses. On the assumption that 33 percent are for middle-class houses and the remaining 67
- percent for low-class houses, the number of units is 3, 500 households (14,700 persons) and
7,300 houscholds (30,600 persons), respectively.. In terms of land use ratio, 60 percent (93ha)
" are for mlddle class houses, much larger than 40 percent (64ha) for low-class houses. Two -
types are available for middle-class houses, and simple housing (RS) and very simple housing .
~ (RSS) for low-class houses. . The types of houses have been determined in the wake of
eonsultatlons wnth Perumnas WlllCl'l has played a major role in housmg devclopmcnt in Parung
Panjang SRS ,

) Detalls are shown m lhe attaehed table



Middle Class Housing
Public Facility

Commercial, Business, Fie

Low Class Housing

Community Unit : I
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u['g“ .

Il [ 11 N '\"‘\

H ﬁ/ Y,

,,5 B

A1 T
144 F )
i AU i
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' ,Commur.lil)' Unit: Tl

Community Unit : IIT_

* '_i‘argc‘t Population :

(Mlddle Class 1,600

15000p'

-

"l‘a:gél Pbpulétioﬁ' B
S op

(M lddle Class 3 000

* Ta:gel Populla‘:lggo .
' p-

 (Middie Class 7,500 ;

Pn’maiy School ; 8 Units

S&:um) Posi Public Tel.;
- 4 Units

Musholla, Chuzch : 4 ijni:s '

thna.y, Shops 1 Unit «

Primary School :6Unil_s B

Musholla, Church : 3 Units '

Smunly Po;l, Publlc Tel. :
S et 3 Umts

Pha:macy,Shops IUml 5

- LowClass :11,200 " | - Low Class - 9,000) Low Class " 6,500)
Built up Resi. 2,200) ST T S 6,500) .
SIS * Facility Deimand Projeetion .~

Cesa (Village) Level

Tunior High Schook : 1 Unit | Junior Migh School : 1 Unit Juniollllgh School * 1Unit

-anainchooi 7 Units L

Musholla, Church 4Umts

Semmy Pc-sl Pubhc Tel.:
; 4 Units -

pm_ﬂ. Shopé.: VUnit -

Kecama!an (Sub-dislticl) bc\jel

- Sm:or Ihgh Sdml C!lmc Pubhc Ik—a!th Cenle:. Matemﬂy Chmc Sma]l llospital
- Kelurahan Office, Pelice Post, Sub-post Office, Fire Brigade Post, Shoppmg Center ©

(Pasar), Commencial (Retail Shops), Cinema, Cultural Ha!l Mutu Purpose Hall/Yuth
Club, Spons Field, Mos:;ue :

: Each 1 Unit -

Figure 6-'3.-;!_ Dei'e[.'o'p:.n_eh't_ Umt Based on ={h_:e Commumty i_.._cavﬂ o




KASIBA Development Area

LISIBA:Residential Development

Seﬁal Number of
LISIBA Sub-Unit

kn j_‘_l_.lS]l;.".A:Cmmnertial Development

Low Class Mousing -~~~ |~ Middle Class Housing . Commercial & Business
LISIBASub] Area | Mo of  |LiSIBA Sub| Ara No.of . | |LISIBA Sub| Asa
Unit Numbxe  (ha) | louses - Junit Humber] gha) Houses | {Unit Numbee| (ha)

1| 22 ] e “® - |46 | 10 a | 27

2.0 34 250 @ leo | b 33
3 -] 60 | dd0 @ | A0 " 1o c - 23
A4 L so| M| @ s | “sso d 32
5 - ea | A0 | B | 79| w0 e | 42

6 24 | 180 @ lies e Y 03
caclfas | w0 | @ S {e | s g 1.7
8 s1 | 30 | 16 | om0 -

P9 50 | 370 ‘@ | ns | 30

10 so | 30 @ |10 | e

n - ss 480 @ |60 1o’
o1z for | 190 S e

B3| 22 530

14 5| 30 | 220
s o | 48 | 380
16 ¢ |152 | 120
Tow | 907 ) 6700 | tow fuer | 3ase || rora | 152

@9unitsma)] v 8.6 units/ha)

" Note: LISBA'da'elopr;!&l size \ﬁll be ct_ms_i-s[sf(_yfapprdpria:e numbser of

LISIBA subunit
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Table 6-3-9 Land Use and Housing Alloeation

Jurisdiction of the Land

(] Q0.0%)

2117

Category of Land Arca
(ha) (%)
Case Study Area 2920 (100.0%)
Land occupicd by developer 294 (10.195)
Land of national railway 1.9 (0.736) -
Kampung arca (Total area : 21ha, Removed by new dev't : 3.4ha) 17.6 (6.0%)
Efticient land for the development 243.1 (83.2%)
Area Allocation by Land Use
Land Use Area
ha (%0)
Public Land  |Basic Road, Public Parking, Bus lemminal - 53.5 (22.0%%)
Use Infrastructure Park, Bufter Green, Reserved Forest 4.9 (2.0%0)
(25%) River, Watenwvay, Retention Pond 24 (1.0%%)
Others School, Kindergarten 1.3 (3.0%)
Retigious Facility, Cemelery 2.4 (1.0%)
(5%) Other Public Facitity 24 (1.0%%)
Sub-Total 72.9 (30.0%)
Pavate Land  |Residential Middle Class T-150/350 47.3 {19.4%)
_ ) T-100/200 360 (14.8%)
Low Class RS T-54/153 23.7 {9.8%0)
' T390 - - C140 ¢ {5.7%)
RSS T-36/60 10.8 (4.4%)
{58%) T-21/54 9.7 (4.0%)
Commercial Markel, Retail Shop, Office 287 (11.8%) -
(12%) SRR —
Sub-Total 1701 (70.0%6)
Total - 243.0 (100.0%)
Housing Allocation : :
Housing Category ~ Land .~ Number of Unil Planned
(ha) (%) ~ (unit) (%) Population
Middle Class T-150/350 47.3 (33.4%) 1,350 (13.7%) 5,670
T-100/200 360 (25.4%) 1,800 (18.3%) - 1,560
| Sub Total 833  (58.9%0) 3,150 (32.0%) 13,230
Low Class RS - &~ T-54/153 237 - (16.7%) - 1,550 - (15.7%) 6,510
T-36/'%0 140 - (9.9%) 1,550 (15.7%) 6,510
RSS | T-36/60 10.8 (7.6%) 1,800 (18.3%) 7,560
. T-21/54 97  (65%) 1,800 (18.3%) 7,560
Sub Total 58.2 (41.1%) 6,700 (68.0%) 28,140
Total 141.5 9850 : (100.0%%) 41,370




G-3-4 Fcnsibility;\nalysis :
(1) DBasis of Cost Estimation
1) Cost componcnts

[Land dcvclopmcnt] '

The total land development cost of KASIBA case study area is composed of mfraslructure
construction cost and housing construction cost including bmldmg permrls and land acqmsrtlon
‘cost. lhesc cosls are classificd as follows: . :

I lnfrastructnre construction cost _
"~ + Study and design work
*  Preparation work
.+ Land arrangement work
.-+ Roadwork
.+ Drainage work
+ Park and green work o
. Elcctrlcrty and water supply work
« Other works
.~ Physical contingency LT
- 2. Housing construction cost and burldmg perrmts L
Low class housing : RSS(T-21/54, T-36/60), RS(1- 36/90 [54!153)
~ Middle class housmg T-lGOlZOO T-150l350 '
Land acqulsmon cost

[Mam mfraslructure development] EE R L i ' S ;
The main mfras{ruclure llsled below is to be construcled as the basrc mfraslruclure for L ISIBA
developmenl ' ' : : . -

1. Roa_d work' _
"+ Arterial roads (w=16m) *
~+" Collector roads (w—12m)
"+ Drainage work

: +  Open drains are conslrucled on bolh srdes of major roads
2 Electricity and water supply work _

. Electric transniission main mtakes arc mstalled aiong major roads Cia
BRI A plped water supply system |s msta]led under major roads RO

' 2) Construcnon cost R

[Infraslructure constructron cost]

The unit cost of mfraslructure conslmctlon is dctermmed by comparmg and analyzrng lhe ol

followmg data .

. Pcrum Pcrumnas s cost data of its past dcvelopment prolects o
e “Journal of Building Qonstruchon & Inlgnor (supervrsed by Mmlslry of Publrc o

! Regional arterial road (w=22m) will be conslr_ncl'g_d by the gov&nnienl_budgﬂ. L D

i 2[3 ;:“}5‘5 ._ S



Works) _
- Estimation of umt cost for main 1ctw1tics 1998-1999 by Clpta K’uya
+ - Standard cost of DKI Jakarta
.+ Market price dala coltected through i interviews with loml contractors and engineering
consultants

Matenal prlces espccmlly lhose of unportcd matcrlals have mcre'ised significantly smce lhc
cconomic crisis, while prices of domestic materials and labor cosis have been stable.
~ Infrastructure construction costs of Perumunas’s housing projects’ around DKI Jakarta
estimated by Perumnas before the economic crisis are shown in the Table 6-3-10.

Table 6-3- 10 Perum Pcrumnas s Infrastructure De\elopment Cost o 1

. Date of Area Total cost

C1ly N Locauon N bsltmatlon - m? Rp/m’
Bogor = - Parung PanjangThpl o 1996.5 - 242738 - 18,820
Bogor - - | Parung Panjang Thp2 -~ *-- { " 19984 | = 825624 | - 19,190
Bogor - | PT. Agi Bojong Gede - - - 19971 43,190 11,720
Tangerang : | SuraditaTahap I - ..~ [ - 19976 19,017 | ¢ 17,160
Tangerang Karawaci I : 219984 17,179 23,230
Bekasi | Ditjen Perhubungan Darat 19983 | ~ 104,999 - 17,290
Bekasi .7 BOJongMemeng S 1998.4 333,181 23,990
Average ~ . - - : e ST P 18,771

(Source Perum Perumnas)

['otal mfraslruclure construchon cost avcragcd 18 770 Rp /m beforc the economic crisis, Table
L 6-3- i1 shows a summary of interviews with local contractors on the price increase of
) ,construchon ‘materials. - The price escalation of matcrlals betwecn July 97’ and July 98’
A _aVcraged 75% for cmllractor l and 53% for conlractor 2 SRR SR

v 2 'Thesé_: are typical projecls for refatively low class housing development.



Table 6-3-11 Price escalation reported by eozlt;*actors

: Accordmg to the mformahon from Perum Pcrumnas local contmctors govemment slaﬂ

[Housmg construchon cost] : : S : -
The housing construction cost has also s;gnlﬁcanlly mcrcased since tho economlc crisis. The ,
following table shows Perum Perumnas s standard cost for low—cost housmg conslructlon (RSS

_and RS)

o ) . , - Contractor 1 - Conltractor 2
C]assiﬁeatlcm: Unit [ August 7 August '98 i  Increase - | August 98 | Increase
Labor Cost (Rp.} ' ' '
Driver Hr 3221 3,750 16% - 3,221 0%
Forman Hr " 3,865 " 4,000 3% 3,865 0%
Operator - Hr . 4,725 © 5,000 - 6% 4,725 0%
Skilled Labor Hr 3,438 3,500 2% 3,438 0%
Unskilted 1.abor Hr - 2,468 2,500 1% 2,468 0%
Material Cost (Rp) - o : . S :
Cement - ton 175,000 | - 300,000 7% | 7 250,000 43%
Sand .. - m3 - 38,031 45,000 18% " 50,000 31%
Crusher stone ml - 38,031 . 45,000 - 18% 50,000 " 31%
Steel ' ton 1,680,000 4,460,000 - 165% 3,100,000 .« 85%
Reinforcement ton 1,600,000 { 4,250,000 : - 166% | 2,800,000 L 15%
Wood - m’ - 83,000 - 450,000 o 442% | o 379,500 357%
Concrete producl(K225) m' | < 186,409 | - 185,000 e 0% ] 192,400 - 3%
Asphalt ton | 429,000 1,400,000 226% " 673,750 L 571%
Gasoline .~ Ltr 700 1,000 CA3% L0000 T 43%
Diesel oil .~ .= Ltr 400 2o 600 o 50% * 550 S-38%
Heavy oil . Litr 300 © o 400 - 3% <400 S0 33%
Electricity -~ .71 ‘ . 88 1051 20% 180 " 106%
; Average ' L L 15% : L 53%

and
local engincering consultants, mfrastruclure construction costs for housing development have
 increased 30 to SO percents since last year. Based on the information above, the infrastructure
- construction cost as of August 98 for the proposed Parung Panymg pro_|ect was estlmaled at
24 000 to 30,000 Rp m’. : :

: Table 6-3 12 Constructmn cost of RSS RS (Rp Iumt)
S | mss2msa | mrss3ero RS21/72 . |  RS36/98 - | RS54/153
B 1 e T nerron ] A0 i 5500000 | 21,000,000
1997 | 2079000 | 3783600 | 4328000 | 06000 | ~ 25000000
‘1998 3,570,000 | 5,940, 000 |+ 8,400,000 12,312,000 | 28,325,000
December . | (199, ooo;m‘) 6, OOOIm) (400,000/nd) | (342,000/md) | (327,000/n)

(Source Pemm Penlmnas)

The conslructlon cost of RS% houses mcreased 50 o 70 percenls between 1997 and 1998 1 he o
, conslructlon cost of middle-class houses (T—lOO/200 and T—150/300) is estlmated by Perum o ':' o

Perumnas at 800 000 to 1 ,000, 000 Rp I m (ﬂoor sue)

ow




(2) Economic Consideration

There is no established methodology to quantify the economic benefit of city planning or
housing development projects. We may define the benefit of these projects as the increase in
cfficiency in economic activities and/or the improvement of living conditions, produced by the
total of all project components. Simple addition of economic benefits gencrated through the
construction of each infrastructure does not adequately capture total project benefit.

The major objective of cconomic analysis is to provide policy makers with the information
necessary to judge whether an investment of public funds wilt yield worthwhile public benefit. -
A quantitative comparison between economic costs and benefits is ofien requested as one of the
most practical and uscful sources of information for this objective. Measuring the GDP gains to
be achieved by the project is the method most frequently used to quantify the economic benefit
of publlc works projects. In the case of road construction projecls, for instance, fuel saving,
increase in the car usage penod and time- savmg for car users can be translated into an increase
in GDP However, not all public works projects are aimed at lncreasmg GDP but rather at
1mprovmg the quality of human life, which i is not casy to measure in monetary terms. Such
projects as water supply, sewer treatment or public health would fail into this group.
Aliernative benefit measurements, such as beneﬁcrarres wrlltngness to pay, are often used to
Judge the worthmess of the mvestment in these cases. : :

: In elty plannmg or housmg development pro;eets the apprecratron of land value is sometrmes
~used as an mdrcator of a project’s economic benefif, since land value is basreally a l'unetron of
- economic activities or the value added generatcd on the land, Land value in a housing area

“would be the price that people are wrllmg to pay for the amemty ot convenience that they can
enjoy by living on that land. "It should be noted, however, that market land value is often
strongly affected by real estate speeulatlon especially in ASEAN countries. Indonesia is not an

- exception. House rental rates, which are not really subject to speculatlon could also be usedas o

an mdrcator of a housing project’s economnic benefit since they are also a function of economic

. activities or value added generated on the land. However, in Indonesta, since the house rental

- market is not yet developed and rental rate data is not available, it would be quite difficult to
: foreeast the appreeratron of house rental rates aﬁer a housing development project. For the
~reasons mentioned above, quantltahve economic 'lmlysrs for the proposed KASIBA
development prOJeet was not eamed out in thts Study '

: :The followmg economre efleets are expeeted after the lmplementatron of the proposed housmg
) vdevelopment proleet m Parung Panjang R : T :

B _Improved housmg eondltrons for the new resrdents thelr current housmg condrttons
L0 would supposedly be much worse than those expeeted in Parung Pan_]ang wrthout
_enough space in DKI Jakarta. g : :

e Improved ltvmg conditions for the new resrdents the new town is equrpped wrth all
"¢ necessary urban infrastructures, L

~ +  Efficient urban infrastruciure: housmg development is mtegrated mto a crty plan
. \vhere economic efﬁcrency is aehreved _
S Equrtable distribution of development beneﬁts drstrlbution of development bcneﬁts

is carefully planned in the KASIBA system. The benefits are not monopolized but - -

- shared by each expected KASIBA eonstttuent (Perumnas, developers cooperatlves e *
:"-_landowners homebuyers ete) e T e : _




It should be noted, however, that the risk of the project must be fully considered before
proceeding to the implementation. The development plan in Parung Panjang prcsenled in thls
ch'rpter is aesrgncd based on the followmg ermcal '\ssumptlons :

1) Muldle—c!ass housmg sale

+  Indonesian GDP growth turns pOSllth, b) 2000 'uld the gcneral demand for nudd!c—
class housing resumes.

* The planned new north-south arterial road is constluctcd as schcduled and conneeted
with the Jakarta- Memk nghway Mlddle class re31dents norm'illy use a car for
’ eommuhllon -

2) Low class housmgsale _ : ST SRS BN .
"BTN’s (Natlonal Savmg B‘mk) subsrdlzed housmg loans become avallable (the

- Government resumes subsrdued lendmg to BFN) and the general dcmand for low- .

class housmg resumes. . ‘
© A new rarlway station is conslructed or a bus cormecuon to the exnstem ra:lway ;
' station in Parung Panjang is established. S

_ The number of commuler lrarns between Parung Panjang and DKI Jakarta is
" increased. ' :

The housmg demand in Parung Panjang wrll noi matenalwe and many houses w1|l remain
unsold unless the above conditions are satisfied. B [ﬁereney in urban mfrastruelure will not be
, achreved if there are many unsold houses since the mfraslructure is dcsrgned to seive ihe total
new fown. The recovery of the econoniic condmons of the country and the, Government’s fiscal

"arrangement for the related mfrastruclure are the precondltlons for lhe lmplementatlon of thls o

Parung Panjang housrng development
(3) Fmancral AnaI) s:s

I‘mancral analysrs was conduetecl onedch of the followmg four types of Parung Pamang |
housing development, out of which land consolidation is used in two cases.* (Land and housing

development by a single enmy, which is currently underiaken as the_ conventlonal housrng g S

devclopmenl by Perumnas, is presented as Case 0 for a reierence )

lnfrastructure construction, Iand acqulsulon and housmg developmenl

Case 0| Land/housing de\{elopment by a single entity

Case | Seilirrg LISIBA {n[g?ls}(:\uerure eonsuuetlon and land acqursﬂ;on by KMB and sel!mg
Cas e2| Develo P"!fﬁ_i“ C_irarge i t}gr]als_)’t’r\ucture construeuon by-KMB and development charge on

Case 3 IJR for l_@AS[BA /LISIBA LR covering the_ e‘nt_|re area

Cased | LR forKASIBA . - | L/R for main infrastructure .~ 7 "

¥ Since the fi nanc:al analysrs on each case is undertaken for the purpose of eslabllshmg KAS]BA and Iand
readjustmenl systems examination of fi nanclal v1ah1llly of each case IS not the ohjeclwe of lhls ease study



~ The following are the assumptions applied to the analysis:

1

Elements under the current unusual economic situation are climinated from the casc
study so that the same methodology can be generally applied. For this purpose, a &

- percent inflation rate and a 10% real interest rate were applied.

Field survey results were used for the purchase and selling prices of land.

The proportion of middle-class houses and low-cost houses to be constructed is 3 to 6.
(80% of revenues come from middle-class houses.)

As ﬁnancml indicators, Internal Ratc of Return (IRR) is used for housmg

~ development, while Land Contribution Rate (LCR) is used for land readjustment.

Case | (Infrastructure construction and land acquisition by KMB and sclling

" LISIBA) and Case 3 (land readjustmcnt in the entire arca) arc the basic cascs for
" Parung Panjang, based on which Case 2 and Case 4 are developed, respccuve]y

Case 0 (Infrastructure conslruction, land acquisition and housmg dcvclopment by a

“single entity) is presenied only as a conceplual case, since KMB and LISIBA

. developers are ﬁnanclaliy dlfferenl entlucs

he results of the ﬁnan(:lal analySIS are shown in Tablc 6- 3 13.




Table 6-3-13 Fil}ﬁll'éiﬂ! Analysis Comparison Table

 Case0 " Case 1 " Case2 Case 3 . Cased .
KASIBA Land/Housing Dev. | Selling LISIBA Dev. charge | 1/C KasibaLisiba | 1/C Kasiba
A. Totat area (-,000 m) 24301 2,430.1 24301 2,430.1 2,430
Housing arca o 14147 14147 L1417 14147 14147
Commercial area 2870 - 2870 2810 2810 2870
" Infra/Public S 193 o-3us |, 3118 o193 | 318
) Sellab!e plot L !SIBAAIc“a“ ~ LISIBA Area Reseneland .. Reser\cland
o : oL mt 2 119 m? 2,119 m* $21 - 1,008 m? 543-831 m?
B. Development Cost 556,461 © 7 61,i82 32,700 | 9L131-112457 | 33512-42,140
L. Land dev.cost ., 110936 - 61,182 32,700 © 79,000 29,246
. Land acquisition 31,936 3,936 L 345 0 0
- Infra/Others 19,000 29,246 29,246 < 79,000 29,246
2. Housing dev.cost 452,236 0 0 B 0 S0
3. Interest Payment R o oo 12,131-33,457 4.266-12,894
{Interest Rate) - - : 10-30% 10-30%
C. Revenue 642,583 65,730 35318 91,131-112.457 3351242141
1. Sales of houses 599,534 -0 0 0 L0
2. Commercial area 43,050 "0 0 -0 0
3. Sales of LISIBA 0 65,130 S0 0 0
4. Charge to LISIBA 0 0 3518 0 0
5. Sale of reserve land -0 0 ¢ 21,131-112,457 3351242141
Raw Land Price 1998 | Mouse/tand i’_rice LISIBA Price Dev.Charge | Reserveland Reserve land
' |, {Perum Perumnas) [{Perum Perumnas) [(Perum Perumnas) i
12,000 Rp./m 19.1950 M Rotra) 10000 Rp/m® | 3,000 Rp/m?
' _ (Resid area) (Resid area) - (Resxd arca) (Resul an.a)
i ) 30,000 Rp/m? 20,000 Rp/m? 90,000 Rp/m? 30,600 Rp/m?
(Com Area) (Com area) " [(Com area) (Com area) (Com area)
150, 000 Rp/m? 90,000 Rp/m? 40,000 Rp/m? | 150,000 Rp/m? 90 000 Rp-’m
D. IRR 1% 6% % BRI : —
R ' o _ - 63 13% TV
. |E- LCR R{max) : - L (59-76%) (46-71%)
. |F. IRR for LISIBA housing | Low | Mid. Low | Mid. R o
development : Class | Class | Class | Class
8% | 1% | 4% | %

* Rauo of planned reserve land over maxamally allowable reserve land -

The rcsults of the ﬁnancnl analy31s ':re summanzed as follows

l._'__If a smgle entﬂy 1mp}ements the enure pro_lect mcludmg housmg constructlon as

~ shown in Case 0, a 17% of IRR will be achieved, showing the pmJects financial _ .
- viability when the real interest rate is 10%. o
“specific conditions in Parung Panjang, different assumptions should be applied if
conditions are dilferent. Cross-subsxdles among l 3:6 house types are also proved to -
be achicvable. ' ‘ -
The results of Case 0, Case 1 and Case 2 are bastcally the same since thesc cascs have !

- the same financial structure. Profits to be achieved in Case 0 are shared between KMB
‘and LISIBA developers in Case 1 and Case 2

Since this outcome is valid under the -

. The IRR to be achicved by KMB :is L




rather marginal, 6% in Case 1 and 7% in Casc 2. SN :
Cross subsidies are introduced by charging dlflcrent sellmg prlccs bctwecn L IS]BA
developers. As a result, Perumnas that constructs only low-cost housing can achievea
positive return, 8% in Case 1 and 4% in Case 2, while private developers that construct
medium-class housing can achieve a 13% return in Case 1 and a 12% returmn in Case 2.
Although land readjustment in Case 3 and Case 4 is financially viable, its application
+ is rather difficult in Case 3 since its LCR is as large as 63% to 73%. This is because the
-~ increased amount of land value i is small compared to the infrastructure construction
costs. The ratio of planned reserve land over maximally allowable reserve land is also
large, 59% to 76% in Case 3. These results show that ordinary land readjustment is
difticult to implement in remote arcas as such Parung Panjang, if small landholders arc
dominant in the area. However, if large- scale landholding is dominant in the area, the
- project becomes practically the same as ordmary large-scale housing development
- where 50% to 60% of the housing area is sold. This method is applicable if Perumnas
- becomes a dominant landholder by purchasmg lanid before the land readjuslment In
~ this case, Perumnas constructs only main mfraslmctum (Casc 4 in which LCR is 34%

" 1o 46%) and then develops LISIBA by itself or sells LISIBA to private developera

. (Case 2). - As such, housing development through land consolidation in Parung .

' »e_PanJang should be implemented in combination with up-front land purchase. - "



6-4 KASIBA lmplemcntation and Action Plan .~
6-4-1 KASIBA lmplemcnta(mn Plan
(l) Condltmns for the Fm mulatlou 0[ thc Implementatmn Plan .

80 f'lr we h'we becn sludymg various types of pl‘OjeCl systems that shoukl play a lcadmg role in
organizing the KASIBA Management Body (KMB). - Proposed here is a system and a
devc]opment entity considered being the mosl apphcab]e and easnest to matcnahzc among
various allcmatwes scenarios. T : - :

1) Implementat:on System asaPremise e RN

This implementation and action plan is based on prOJcci system sludlcs mcludmg land
consolidation that require no land purchase for infrastructure development. What has been
discussed can be used to carry out similar projects in areas other than Parung Panjang. As far as

the project arca is concerned, a project system with a cmnprehenswe tand purchasé has been

adopted except for built-up zones and existing villages. Regardmg the land - purchasing,
- PERUMNAS has the priority due to its current land possessions and development rights. In
othier words, the KMB will acquire land in the project area, mcludmg that owned by the area’s
largest landowner PERUMNAS, implement infrastructure development and sell land wuh
' added value to contractors in L ISIBA in order to ensure proﬁtablhty of the prOJect

-Present Landowners- Ist Sep: - o 2nd &ep "~ 3d Step o

Land Exproptiation Primary lmeslmeni : " Regular Real Pmperly
. H;hand Owners
v

2) Orgamzauons Involvcd in the Fstabllshment of the KMB , '
~ Given the above project system, PERUMNAS will play a leading role in seumg up lhe KMB -
Under the KMB, some sub-organizations such as the MENPERKIM and the Ministry of Public

R S | wiin
- |infrastructurg ‘ &
" |Developmeny] “_.'_’ for . -

LISIBA

Flgure 6-4- I Type of Project Implementatmn

Works will assist the development of the KASIBA project. Assisting organizations include

BINAMARGA, the Department of Land Transportatlon a Local Water Supply Company, an_ :
Elecmcnty Compan) and a 'lelephone Company ' 3

o ——
o -~
"

o
!
. ,;’ PERUMNAS /!
: ,f _asaCore :
\ - —~"  Related Utility Service Companies . - - -
AN —-=7 . . &Private Sector Participants

e m—

Fig“l‘é 6-4;2 ,O.rgén_i.zdtidn'of KMB : _' e



(2) Ploccdures up to Implemcutatwn of thc Projeet

It is nccessary for the KASIBA to play an actwe role mn a\ordmg urban sprawl. Speclﬁcally, it
will carry out housing development in accordance to development strategies of the central and
local government in areas where the private sector has implemented housing devetopment
wilhout any considerations for government strategics. Publicly led development can bring
" about proper urban development, efficient infrastructure development in harmony with traflic
~ development, and thercby achieve necessary housing supply. This requires, however, the
following legal procedures {0 obtain approval for the project. T

1) Enactment of the KASIBA Law SR ' - : ‘
A detail study is now being conducted on the basis of an exrstmg draﬂ law Pnor to project
- nnplcmentatton itis necessary to enact an ofttcral Iaw to that end SR S

2) Preparatlon of a Pro_lect Implementahon Plan o .
-~ A project nnplementatlon plan must be worked out in accordance wrth the contents spccrﬁcd in
the law. = :

' 1) Cont’rmatlon of the Soundness of the Pro_lect
. The economic and financial aspects of the project must be studred to confirm that the pro_|ect
has adequate economic effects and proﬁtabtltty :

N 4) Establ:shment of an Orgamzatlon t‘or the Pro;eet 5 L
* An organization well versed in real estate development must be set up to manage and exccute _
- the prOJect : S

8y Acqursmon of Approval for Development , o :
- Documents necessary for approval must be prepared to obtaln approval from the governmcnt
; and acqurre a development llcense con : :

; 6) Measures for Local Res:dents _ ' ' ' ‘
_ Measures must be taken s0 that local rcsrdents wrll not be v1ct1mlzed from the KAS]BA project.

7) Constderatmn forthe anrronment e : ' P
~An envrronmental rmpact assessment must be camed out to work out measures destgned to
_'reduce envrronmental damages R % : s

_.8) Land Purchase . ' ' - Lo '
Land must be purchased at a reasonable prtce, whtlc paymg due respect 10 the rlgbts of
o 'mdtvrdual landowners and right holders ‘ ‘ :

9) Infrastructure Developme“t

- Proper functions must be provrded to the housmg devclopment arca, mcludmg the development

o of infrastructures such as roads, water supply, sewerage, storm water dramage electrtcrty, -
L communrcations and land for pub]tc t“acrhttes B : PR ~

| B 10) Selectlon"and Managemcnt of LISIBA Contractors SN

':'; ' LISIBA pt’OjCCt P

. While mvrtmg tenders for the LlSlBA pmJect arca, contractors wrll be selected to execute thc |




11) Monitoring : : : Lot - ‘ ‘ :
The KASIBA unplement'itron procedmcs wrll be rmnagcd wlnlc momtormg wrll bc carrlcd out
even afler the settlement of residents. The findings of this monitoring wnll bc comprled as
know-how for better commumty burl(llng in other KASIBA pro‘lccts .

On the b‘lSIS of the contents descrlbed in the above (l) eondltlons for formulatlon of
Implementation Plan and (2) procedures up to approval of the project, the main points for the
KASIBA implementation will be expl'uncd consrdermg the current polmcal and economlc
situation in Indonesia. S C o : - S

' (3) InstltutlonalAn angement ' '_ ' - S RN
Fhe lndonesran government has been lmplementmg drastrc reforms of 1ts orgamzat:on since
1998. It is still in progress and further reforms are expectcd in 2000. The following chart

shows what the new [ndonesran governmental orgamzatron is expected to resemble in lhe near
' future : - coL . ; ,

Pres_eritllierarchyin_the Regiori_:\(ertical Relation =~

Central Governmment - .-
{MOHA on behal t'oﬂ’m ident

Levell - o : e L

Provincial Gov.emmmt(?roprnsr) B 2 AT
Level Il - e ] el i
Regmcyﬁomnmml(l(aburmm) i Mun!crpal Gotenunmt(l(otamad}a

Etpéeterl Reform : Horizontal iielé_tionr )

S Central Goventment

L. S . B (Prasrdent) . N R L A B
Regency Government x| Provincial Government | |, | Municipal Govemment
(Kabuparm) [ ¢ —' (Propinsi} : 7 1. M -’ (Kotamadya) , - ¢

Frgure 6 4 3 New Form of Government Orgamzatlon

_ The current orgamzatlon was mhented from the prev:ous reglme of centralréed economre o

. _management This organization ‘had ‘many deficiencies | requiring remedy, in the course of -
~adjusting its administrative structure mto the most eflectlve and approprlate form for enforcmg ]
the decentraluahon pohcy ' AR : B P IS RV o

: lhe new system arms at reducmg and elrmmatmg dupllcated functlons between the central and =
~local * government,” and: separating administrative’ functrons mdependently from ‘the
. implementation function, : As such, the dccentrahzauon process’ will ‘render the local .
government fmancrally and admlmstratwely more mdependent The advantageous pomts of .-
- decentralization are: a) the saving adnnmstratron processtlme b)abetter accountabrhty, and c) S
' faster decrsrons m'lkmg process ' B L S

. Ilowever rt is essential to msure that the followrng partrcular pomts be well coordmated in -



future reforim efforts:

«  Strengthening of making financial budget for basic public works in the local
government
Establishment of clear guldelmcs for selling mvestment priorities and rankmg of
alternative project -
. Bnngmg up of capablc governmcnt officer in each posmon and ﬁelds

These are nnportant to ensure that urban development/housmg supply projects are consrstent
with overall national stratcgics and objectives, and with activities undertaken using the local
administration’s own resources. These key items would also be useful for other snmlar prOJects
or local governments preparmg prOJect proﬁles .

. Strengthemng of the planmng sectron in the local government m terms of
admlmstratrve capacrty and rrght ;

This recommendatlon aims at estabhshmg a clear cut regtonallurban development plan 'md

' strengthenmg rlghts for the development permission, termination and penalty With a free -

access to the various informaiion bases of the several participating agencies, and sufficient
“capabitily to complle information on housing development plans, especially at the planning
_stage, overall the planning of mdlvrdual pro;ects can be well desrgned and aligned to the _
~ ‘national development plan : - S

-_(4) Prolect Formulatron |

, 1) Strengthemng of Perumnas’ Aetlvrtles : ‘ S - -
Perumnas, which has been cstablrshed to 1mprovmg the worsenmg hvmg envrronment due to
the sharp population growth and rapld inflow of populatlon into urban areas, has mamly
supplied low-cost housing for low-income earners.  Although the supply of inexpensive

* housing requircs low-priced land, it is increasingly difficult to acquire such land in metropolitan o

. areas. Furthermore, Perumnas must sirengthen its initial role The so- called ‘Principle 1:3: 6°,
for houses has been applied to development by the private. sector, regardless of the efl"ectiveness
of the system. Under this prmcrple, 60 percent of the houses should be built for low-income
groups, whlle 30 percent are. for medmm mcomc groups ‘and 10 percent for lngh -income
brackets ' P T : L - .

As a ﬁrst step toward meetmg the changmg demand Perumnas wrll be able to not only .

: construct and sell Iow—class houses but also middle- class houses In the near future Perumnas

) wrll also perform a leadersh:p role in the KMB that serves to promote urban development and
: carry out land readjustment in cooperatlon wrth the N'monal Land Agcncy if necessary

2) Prlvate Sector Part:erpatron Gy | : ~
" The use of the private sector to carry out housrng proleets is crucral for ensurmg an eﬂlclent _
implementation of those prO_]ECtS and programs The profit motive makes private firms more
o 'sensrtrve to consumer demand, improving prospects for a sustalned flow of benefits. Afler -
- improving Indonesia’s economy, their financial resources, management skills and techmcal '
- know—how should be fuliy utrhzed in, order to attam the goals of the pro;ects and programs

Wlth respect to mcentlves for prrvate mvestments, the areas of key nnportance for the e

' -:"successful revrtallzatron of the economy are: (l) exrstence of a competmve lax concessron K



pack'tge (2) credible and efficient banking and finance operations, (3) strcamlined
requirements for company formalion, and (4) appropriate government guarantees for the
exemption, incentives and concessions granted by the government. SRR
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' Flgure6-4-4 f_)yer_all KASIBA ExecutlonFlow T '(
(5) lmplementatlon Schedu!e
1) Act in Concert wnth the Market Maturlt)

When preparing the nnplementatlon schedule for the KASIBA development the market s
maturity must be considered to ultimately realize and 1mplement the project. The Short- term

periodis 5 years, 2001 to 2005, the Medlum-term is 5 years, 2006 to 2010 and the Long-termis BN
10 years, 2011 to 2020. Considering the economic growth in JABOTABEK the followmg _ o

1mplememahon actlons are desnred for each term

sy

- Shom Preparatory and engmeermg work for the executxon ST e e e
Accordmg to the 1mplementat|on schedule, the short-term KAS]BA housmg development wtll

- require prehmmary administrative and engineering work such as; mstltutlonal arrangement,

“design and engincering, publlc acceptance and financial arrangcmcnt -The initial sitc
preparatlon/acqwsntlon and basm mfrastmcture development should be lmplemented ¥
-contmuously ' ; e o

M_ldjetjl. Development of prlorlty area (300ha/ 10 0000 houses)

~ The mid-term plan is the actual start of housmg construction. The targeted supply volume of o

housing units is around 10,000 during this period. Providing a double tracking of rail fietwork
-'from Panmg Panjang to Central JKT (Tanah Abang) and the construction ofa reglonal arterial

~road connecting Parung Panjang to JKT~Merak Highway are identified as iwo ‘major key o -
projects related {0 KASIBA development However con5|dermg the lmportanee of

"23_0_ G



strenglhening the public lfanspor!étion system, the mass and rapid transporlation system
between the project site to JKT-CBD should be constructed.

- Long-term: Development of the Master Plan arca (700ha/23,000 houscs)
After the development of the priority area, the KASIBA housing development project’s long-
- term objective will be to develop the remaining land dcmgmtcd in the Master Plan (700ha with
23 000 dwellmg umts) ' :

The project 1mplcmcm'1tlon schedule, proccdurc and cost sharing provisions are summarized in
the followmg figure. :

Y Vsz,m'm}n I 'Mc.fiunﬁenn X Long Termn s

e Housing Demand Rising ) -
+ by Econonic Recovery

' Moderate Econonic Trend - / |

Jl(‘A Study

_ Supplenmtal Projest Fonmllon Szudy | * Provide double tracking ofrail network kom
’ L mvm—— .- | Tanah Abang to Parung Panjang
: Rene\a ofEconomic Situatics, Fis L’P FIA * Constriction oftegional aterial road connecting
Parung Panjang to JK T-Merak hnghv« ay

lssu:mcc of

Establishmeat of K ASIBA R e
stablishato "‘"h""". KASIBA Regulalion

Fs!abhshntn!ofKAS[BA Exm_non Boady
L]
(Fnbrc-:mml ol'PERUMNASsPouer) [

Design and Engmcenng -
]

. Financial Arangemcat

PublicAcéep!ancé o
T SN

" Site Prepa:aiion;md InFastruciure Develepment Eand Acquisities, Resctfonent)

Designation of LISIBA Executer
K ¥st Phase Housing Construction (300ha/10,000usits)
3§ Year Preparation Stage o

Fé:adyr fre Scttlemont "+* " 2nd Phase Housing Const'n (700ha'23,000unils)

el
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‘Table 6-4-1 Assumed Cost Sharing Provision of Public Utilities/Facilities - .
in the Arca of KASIBA (Pa_rn_ng Panjang)

- Case: KMB : Main Organization = PERUMNAS
Sub Orgamz,al:on =MENPERKIM, PU & Bogor chency Local Govcrnmcnt
Infrastructlure cous{ruclmn wilhin LlSlBA :

"~ Cost Sharmg : Operation &
o Category . ' n Land - | Construction | Maintenance |
Regional . Arterial Road] KMB { . PU PU
Road Arterial Road (ROW=16m) KMB KMB - [KMB/LG
- Collector Road (ROW=12m) - | KMB KMB  [KMBALG|
: - : KMB KMB LD/LG |
Local Road (ROW=10m) KMB
Local Road (ROW=8m) - . [ 2¥2 | KMB LD;tG ;
Local Road (ROW= 6m) cr o . VLD LD G R
~ o Pootpalh(ROW’*dm) I IR I I
Transportation - _ |Public Parking *- - - T S| U KMB CLG ‘LG
St e e T Bus Terminal o T KMB - CLG o LG
[SVIRL R R_aiISf_atiqn o | O KMB | O DET o« DLT .
Waterway/Drainage  {Reteation Pond o . P KMB -} KMB & S0 LG
- Waterway _ ' KMB ] © KMB - LG
o -7 [Drainage _ -1 KMB KMB LG
Park & Green RWievel - S KMB - KMB - LT X ORR
o RTLewt o KMB | T KMB S Yol
Sewerage s Sev.erage Treatment Plant L KMB!LG 71 LG ce L LG
o |sewerageNetwork - | - KMB - | LG
Water Supply =" |DeepWell - o oo ot L KMB PDAM . PDAM
w7 .. |Distribution Network @ v oo | KMB " KMB | . PDAM
© .. |purificationPlant .- - .o | PDAM ] _‘PDAM _ - PDAM
Power Supply - Substation . - S KMB .} ¢ PLN | .. PLN
... |Distribution Nemorx R T PLN " PLN
Telecommunication  |Exchange Station -~ .~~~ " - "' | - KMB - PTT ... S PIT
SR : CableNeh\ork VRl R e e T PTT PIT
Remarks; T I Y Tv - '
CKMB  : KASIBA Management Body 7
~PU - : Depariment of Public Works
LG - : Local Government '

DLT  : Department of Land Transportallon BRI '
.- PDAM ¢ Lecal Goverament Owned Water Supply Company oo
- PLN - : State-Owned Electricity Company (Perusahaan Umum LISll’Ik Negara)
. PTE  : National Telecommunication Company (PT. TELKOM) :

. LD : LISIBA Developer _
CUULC ¢ Local Commuaity o T ol _
e *I '-" = For under-construction, O & M wﬂl be underlaken by KMB or LD lf the prOJect has becn w orked '
“t7nar e putand submitled to LG, 0 & M will'be respons1ble of LG. :
: *2_ g = If sewage treatment plant (STP) is inside of KASIBA, land should be prowded by KMB bul if
PR _' STPis outs:de of KASIBA ]and :,hould be prowded b)f LG SR o

: 6 4-2 }npected Cash Plow -

; ) When Case 1 m Sectmn 6 3 4 is applled to thc KAS]BA dcvelopment in Parung Panjang, thc' .
-~ total project cost excluding interest costs is Rp.61 billion. Although revenues arc expecied to

 be generaled from the second year, the yearly net cash ﬂow turns positive for the first time in ‘
- the fourth year As a result capltal needs peak in (he fourlh year approxunalely Rp 35 bllhon s .



nceded as capital costs.

Table 6-4-2 Fxpectcd Cash Flow for KAS]BA Par ung Panjang Pro;cct

Yca: Costs Revenues "~ Net Cash Flow

0 ] o 0 . 0

1 15,296 0 B E (15,296)
2. 15,296 9975 - (5,321)
i3 © 15,296 - ' 9975 o (5,321)
4 15,296 35,805 - 20,509
5 : -0 9,975 -, L9975
l‘olal 6l, 182 : 65,730 - | 0 A 548

: Perummss parucnpatlon in thc K\/IB'S capital by provldmg its already acqulred land (106ha)
would lead to smooth lmplemcntanon of KASIBA in Parung Panjang. The value of land
~ currenlly owned by Perumnas in Parung Panjang is estimated at Rp. 12 billion, which is

. equivalent to a third of the KMB's required capital. Itis expected that the local government also
participates in the KMB, providing the rest of lhe capltal possnbly by usmg a forelgn loan 0111

lent through the ccntral Government R R

- 6 4—3 Actlon Plan _ :
': "The Perum Perumnas should be the main organlzanon of the. KAS]BA Management
Body for bolh admmlstratlonlmanagemenl funcuons and pro_;ect executlon o

: Manpowcr and quahty strengthenmg of supportmg sections of the central and local‘
- governments (MENPERKIM, Deparlment of Public Works Provmclal & Regency_
- Government Offices, each departments planmng scctlon) : SR

Estabhshmenl of the followmg institutions: -~ -
- The Organization for Analysis of the Land Prices (in each land mlc or rlght)

- The Monitoring Section for the Buying and Selling of Real Estate -

"~ The housing production model -

"2 And, the Statistical Section of Data Collcction/Compllallon for thé above lwol '

institutions

Preceding a model project
- The housing supply model

- Improvcmcnt of the housmg soft loan by the utlluauon of pubhc funds housmg - _ B

assistance organization as BTN and prwate funds o SRR

- The upgradmg and remforcement of the hlgh quallty and mass housmg supply, whlch ..

_aims at the improvement of house construction tcchnique from conventional method

to industrialized (this subject should be developed by Perumnas togethcr wnth the D. G o

o of Human Settlements, and a351sted by forelgn ald)

Internatlonal criteria for prolect evaluallon of housmg should be adopted
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