6-5 Conclusion and Recommendation

' Developmcnt plan s o S : - :

- It was Just at the beginning of the socnl unrest and economic crisis in 1998 when the master
' plan covering 1,000 ha was formulated. To respond to this situation, some measures were taken
in planning works ¢.g. the development area was reduced to 300 ha, leaving the other 700 ha for
future cxpansion ‘area, and within the 300 ha arca only middle- low-class housing under the
* 1:3:6 housing policy of the government was allocated, excluding high-class housing for future
(levelopment in response to the declining housing demand especially in the upper class.

Financial analysrs

As the result of these measures, the financial analysis showed that the IRR would be at 17% for
_the total housing project, and when it is divided into KASIBA (land and infrastruciure) and
LISIB (housing), the former around 6 % and the latter 8% (Low class)-13%(Middle class). Itis
apparent that if the former (KASIBA) is sct at a lower level, the latter (LISIBA) increascs, and

Cif the upper class housing is included when the economy is normalized, the IRR tends to further
~ go up. The financial analysis showed: 1 ) KASIBA is feasible when the real interest rate is 10%

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

. Pllot pr0jeet S ' ' : S :

- Itmay be concluded that KASIBA can be appllcable inthe outskrrts of Jakarta However takmg

" into consideration the unpredletable cconomic situation and the housing demand, it is

: recommended to start the preparation of the pilot project in one small-scale communily where

. Perum Perumnas has already acquired land, in the planned KASIBA development arca (300 ha).
_ Expansron shall be examined in response to the socio- economic condition and housing demand

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

. pilot project, KASIBA Law and govemment regulatrons wrll be applied for the first time in
Indonesra o : :

G Metropol:tan urban area and ageney R
- The metropolitan urban area and agency, covering several regeneres and mumcrpalrtles is due
"to be established based on the Law No. 22/1999 and the government regulations. It is

a recommended that the pilot project be handled by this agency, and not by the Bogor regency
" only, where the project is located, because housing demand to be met in the pilot project comes

- from DK1 Jakartaand other surroundmg areas. Therefore, shares of the fund for the pilot project

4 must be also coordinated through this agency. The real housing demand and the funding

- capacity of the KMB shall be scrutinized in the framework of the Metropohtan urban arca. The

s housing demand relies on the government financial measures, especrally housmg loans to the

B pubhe, whrch wrll be establlshed in the new govemmcnt

. KASIBA in revrewmg Jabotabek Master plan (1997) ‘ T ‘
E KASIBAcasestudyshowed that it is cffcetive mleadmgurban and housmgdevelopmentalong _
the rarlway 0 as to create a rail-oriented town aiming at the environment and fransport

improvement in the Jakarla area. It is desirable that the government enhance this urban policy ™

" through the app]lcatron of KAS]BA bspeually KAS]BA and the urban pollcy should be




examined in revicwing the Jabotabek Master plan ('1997) in the changing economic trends,
which will be done by the new government. This is related to the proposal on the sludy for
urban (lcveloplmnl through KASIBA in the Jakarta Mctropohtan area. Booree :

.



Chapte’r.7 Case Stutly' of Land- Corrsolidation in Ja.tiasih :

7-1 Basic Feature of Jatiasih District |

7-1-1 General

(D Locatiorr
| Jatiasih.Dislriet’ (Kecamatan) is located in the outskiris of‘ DKI Jakarra, about 20km east from
its center with an area of 2,450ha. Its location is exactly within the fringe of the Jakarta

metropolitan arca, where an urban conurbation of Jakarta cxtends and a recent very high
population migration potentral both from fhe oulbound and mbound of JKT, can be observed.

{MS‘”;‘&.\ ER S k"»@%k

5 ‘\“‘x
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Ist Fringe Area of Jakarta ’

Kabupaten chhsi

Kotamadya .
Bekasi B

: _. Kabupercrr Bogor

-Highér Poteatial of Housing for JKT Commuters
Remalnmg Vacant [and for l{ousmg Dcvclopmenl

_ Figure 7-1-1 Locetiolr of Jat_ias_ih in Jakarta Corril‘rba'tion' ]

! (2) AdmlmstratlveJurrsdlcnon

- Ja(nasrh Drstrlct is one of ihe jurlsdlctlons in Bckasr Mumcrpallty (Kotamadya) under Bekasn )
Regency (Kabupaten), which consists of 7 Districts (Kecamatan), Pondokgede, Jatiasih,
: Banlargebang, Bekasi Timur, Bekasi Selatan, Bekasr Bdl‘dl and Bekasr Utara ThlS :
municipality was ncwly cstablished in May 1997 S - :
Jatiasih District is divided into 6 Sub-districts (Desa) JatiaSIh Jatlrasa Jatlmckar, J'ltikramat 7
Jatiluhur and Jatisari. Moreover, ¢ach Sub-district consists of some Dusuns RWs RTs in
.hlerarchy order of local admlmstratwe commumlles :‘"-.:i P AROESE ? '

(3) Populahon S el e

__Total populahon of JallaSlh DlSll‘ICt counted for 9l 5 thousands in December 1997 accordmg to
- the data by District office. (Another statistical data publlshed by Mumcrpahty officc indicatesa -

o total population of 104.5 thousand in 1996, with an increasing rate of 7.1% to the prevrous L
B year) P0pulatlon densrty rs 421 persons per hectare and thls ﬁgure is not so hlgh comparmg

B VI



with the neighbor districts such as Bekasi Timur (110 person/ha) Bekasi Selatan (110
person/ha) and Pondokgede (61 persowha).

The total number of familics registered was 21, 197 in 1996, and the average famlly size is 4.13
persons per family.
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- lﬂgurc 7 1 2 Admlmstrahve Junsdlct:on of Jat:asnh
(4) Exrstmg Land Use ::_ SRR

~ The topograplncal land proﬁle of the Jatnasnh Dlstnct is summarlzed as follows it is a plain

with the altitude of 20 to 50 melers, and with moderate land slope. A rather big river Ci Keas
flows into Kali Bekasi along the eastern border of Jatiasih District from south to north and
“some small streams such as Cakung and Baru run also toward the same dlrcctlon :

In general the exrstmg land use of Jat1a51h shows a typlcal pattem of suburban of Jakarta
“metropolitan area; that is, mixed land use with suburban agriculture fields and newly

_ developedfunder-development subdivision estates. The irrigated paddy fields extend along the = -

“valleys and agricultural settlements are scattered almost all over the plam Some necessary .
~ shops/facilities for local activities are locatcd along the artenal roads and fonn a lmear local )
conununlty center RS : o N SRS ERRLE RN Y IR : -

’ (5) Major Urban Structural Characterlstlcs 5 SR

L As JallaSlh Dlstrlct in Bekasn Mumcnpallty is located in the frmge area next to Pondokgede e
) adjommg to DK Jakarta in the southeast, existing urban structure of Jatiasih is characterized as

*_ atypical Jakarta conurbation from the two aspects, its location in JABOTABEK and the present

. land use of Jatiasih itsclf. The present sntuauon of Jatlasm D;stnct 1s summanzed m the
followmg three pomts L .

'.;‘5

1) No Patterned Road Network ST SRR : a
~ There is a rather poor road transport network w:thm the area. Only two pnmary local roads -

connectmg to the neighbor dlstrlcts one is the gateway road to/from the mterchange of Bekasn e -



Barat running toward the north from the center and another is the east-west local road
connecting to/from Pondokgede and Bantargebang districts. Both roads are two-lanc asphalt
paved roads with insufticient width and maintenance. Other roads connecting cach village arc
mainly running through north-south direction along the part of ridges in the district.

2) Mixed Residential Area; Agriculture Villages and Newly Developed Subdivisions

" The old villages extend along the above-mentioned primary and small local roads, and

meanwhile, the newly developed subdivisions arc located in old agriculture ficlds connected by

* the only gate road from the cxisting public road. Thercfore, two difterent types of residential
arcas are mixed like a mosaic, tladmonal 'lgrlcullure wilagcs on the lnghcr land and new

subdmswns on the lower area. '

3) Vague Land Use I’attel n . - P : ‘

Since some local/small commiercial faCIllllCS are scaltcrcd only along lhe Pondokgedc Bekasi
Kabupaten road and they arc all in small scale except Jatiasih market, it is difficult to identify a
* certain land use paltern asa whole but very vaguc wnthonl any charactcristic

7- 1 2 Urban Dcvclopmcnt I’lan and Program
' - ) Spatlal Plan

' Since Bekasih ‘Municipality was newly established in May 1997, it docs not have its own
‘Spatlal Plan’ as of now, but only a tentative plan followed previous spatial plan. They arc
going to review old spatial plans by each District and form a new spatial plan from the year
_ 19971'98 ihc new spatlal plan howcvcr is not yct completcd

Accordmg o lhe tentative spanal plan two reglonal ccntcrs for lhe prnnary economic service
are planned; one large center is proposed between Bekasi Sclatan and Bekasi Timur, and
another is planned to be iocatcd in Jatiasih. T hough the detail contents of the regional center are
- not clarificed, it’s true that the Jattasnh DISlI’lCl is deﬁncd as nts nnporhnce in the rcglomllurb'm

- dcvelopment context - Sl

' \/[eanwhlle, another I'uture phn was 1lluslmtcd togclhcr w1t11 Pondokgcdc Dlslrlcl western
ncighbor of Jatiasih, and the distribution of connncrcnl/rugloml centers is almost the same as
~ the above menlloncd spatml plan ' - :

: VB".sed on lhe avallable fulure plans, the fulurc urban structurc of .l"lllaSlll can be summan/ed as
_ follows e : i o

Ce As mosl of the area of Jahasnh is planncd for housmg estates with low/medium
. density together with some open spaces, accordingly Jalnasnh is deﬁned as Ihc futurc
: residential arca for the Jakarta metropolitan people. | .
" - Since there is a proposal of commercial/economic service ceilter around Jauluhur in
. Jatiasih, lhough the dctalled content is not clarlﬁed some reglonal core functlon is
) ;’cxpcclcd in Jatiasih. - T : :
" 7 The locatlon of Jatlasnh can be cxplamcd asa very slratcglc locallon from a viewpoint
oo ~of toll expressway network; one is the Outer Ring Road with an interchange under
'conslrucnon and thc other one is the proposed Jalmsnh Karawang Timor 1oad
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"(2) Outer Ring Road Project

One of the most significant projects from the viewpoint of urban/regional development in this
district is the ‘Outer Ring Road’ project. This is a BOT scheme under BINA MARGA, and its
southeastern scction of Outer Ring Road runs through the Jatiasih and Pondokgede Districts
connecling Jakarta-Bogor (Jagorawi) and Jakarta-Cikampek toll expressway. [ts route location
is already confirmed and land acquisition of the righi of way is almost completed. One
interchange (on-off ramp) is planned at Desa Jatiasih in order to serve the local usage. The
~accessibility of Jatiasih to/from Jakarta wrll be tremendously improved when this project is
completed.

() Other Arterial Road Projeets .
According 1o the spatial plan, there are other two toll expressway proposals: one is the Kali

Malang toll road running paralle} in the north of the existing Jakarta-Cikampek toll expressway,
and another is the Jatiasih-Karawang Timur toll road connecting the Outer Ring Road at

~ Jatiasih to the cast through Bantargebang District. As the details of the projects are not

conﬁrmed yet only the proposed routes of two prOJccts are 1llustrated in the ﬁgure

" In addition to the above, some tocal road 1mprovement plans are also mdlcated in the map of
spatial plan. - - : :

(4) Housmg Development
f here are many real estate development schemes for housmg in and around Jallasrh espccrally

in the north and west part. These development projects have been carried out since the early -
1 1990s due to the advantageous location to/from DKI Jakarta, only 4 to 5 km away from

R Jatibening and Bekasi Barat interchanges, after the completion of the Jakarta-Cikampek toll

expressway. According to a statistical data of the Regency, the total number of developers and -

- area in Jatiasih District used for housmg until 1996 counts for 22 and 864ha, about 35% of the

total area, though details are not clear.. Meanwhile, a number of | ,291 low-cost houses (RS)

T was constructcd in Jallasrh under the 6th Frve-Year—Plan (RI:PELITA Vl) from Apnl 1994 t0
' Marcht997 ' Lo SRS LT .

_ _'(5) Loeatlon Perrmt

The dlstrrbutron of loeatron penmts in Jauasrh covered almost 1/3 to half of the total area in

_ 1997 as shown in Frgure 7-1-5. Most of the location permits are concentrated in Desa Jatrmekar, L
' Jatllrhul and Jat;sarr and purposes are housmg developments ina scale wrthm lOOha '



o Figxifrél'ff-,l—s' Location Permit in,siaﬁasih; 1997

7 1-3 S:te Selection for Conccpt Development Plan Pl Tl e

At the beglnnmg of the case eludy on Land Readjustment (LIR) pro;eet in the JatlaS]h Dlstricl a
site selection for concept development plan was examined in order to deterniine an area about
1,000ha within Jatiasih. Concept development plan is a so- -called master plan for general urban
devetopment, which prospects a desirable urban structural concept in the future, in line with the -
. possnble lmplementqtlon of major urban development pro;ects mcludmg IJC or LfR '

(1) Cnterla forS1te Selectlon '

) - cerlain area for future development plannmg should be sclected mcludmg ahlgh potentlal area o
o for the pro_iect lmplementatmn ' e

o ‘Typlcal example of LIR prOJect in the urban conurbatlon of Jakarta, :
-7 Applicability of various types of L/R project, - S L
- Possible development of urban/regional center, : o
- Hannomous development between old and new commumtles o
e _Land provision for large scale ml‘rastructure, ete.

A snte selectlon of case s(udy area for Land Consolldatlon prolecl was earefully conSIdered B
mainly from lhe followmg v:ewpomts $ :

a2



1) Future urban development structurc of Jakarta Metropolitan Avea;

Jatiasih, one of the districts (Kecamatan) in Bekasi Municipality (Kotamadya) about 20km east
from the center of Jakarta, was chosen as a typical area where a potential recent residential
development existed in the suburban of JMA, in order to conduct a study on a typical cmmplc
of L/C pl‘OjCCl in the urban conurbatlon 'trea

: 2) PoSSIble urban devclopment S) stcm w1th tlansportatlon infr astructule development,
The Jatlasm-Karawang Timur toll road is proposed to run through the area as well as the
southeastern scction of Outer Ring Road. A possd:nlnty of urban dcvclopmcnt through L/R
sysiem, in association with those infraslructure developments will be also examined.

3 Establlshmcnt of new reglonal center, o -

3 Accordmg to the tentative spatial pl'm of Bekasi Mnm(:lpahty, two reglonal centers for prlmary
economiic service are planned; one is proposed in the urbanized area between Bekasi Selatan
~and Bekasi Timur, and the other is in Jatiasth. As Jatiasih is defined as important in
reglonal/urban development context it w1|l be exammed how to reallze the new reglonal center
: applymg LIR system ' - : : R

. 4) Area for a commumty development on a certam scale' - : :
- As an area of about 1,000ha was selected as the area for concept development plan of LfR
project, this scale was estimated from v1ewpomts ofa reglonal community planning; a range of
daily people’s activity, local government jurisdiction, etc. In general, the basic elements of the
: _local community consists of RW or RT within the vitlage (Desa) and the area should be
: deternune(l by this unit. Since the composnttonfborder of each RW/RT was not clarified yet, the
: _arca for concept development plan was determlned based ona VIIIage unlt m tbls stage ‘

'_5) Other exlstmg condltlons, R e T e
' - Topographical condition for future urban development
- Demographic COl’ldlllOll, STk -

- .- Bxiting land usc, - e
~ - Comniunity : structure -
. - Necessity of mfrastructure developmcnt :
- lﬂectlveness of I/C 1mplemenhtlon efe. o

(2) Case Studv Area for Concept Development Plan m Jatnasnh
As the result of snc selcctlon in accordance wnth the above mentloned cnterla an area of about

~ 1,000ha which is mamly composed of three villages (Desa); Jatnnekar Janasnh and Janluhur
,was proposed for funher concept development plan ‘ IR S
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' 72 Concept l)cvclopmcnt Phn (l (ll]()]m)
‘7-2-1 chlonal Dcvclopmcnt Stl ucture
| (l) Fnough Potcnhal of Urban Devclopmcnt

As a result of the analysis on existing condluous of the selcctcd case study area in Jaltasnh it
could be found cnough futurc urban dcvclopmcnt potcnttal ﬂmoug JABO lABI‘K area; ¢.g.

- Frmge ofJakarla Mctropohtan Arca - S
. __The case study arca in Kecamatan Jatiasih is locatcd about ?0km southcast from the
+ center of Jakarta, so called a fringe of Jakarta metropolitan arca, where there are many
. urban development schemes such as housing, commercial, industrial in line with
“recent typical urbanization sprawl in this decade. This urban dcvelopment pressure
will continue as long as lhe Jakarla mclropohtau arca w1|l grow cven in the future

- ‘V[an) Housmg Devclopmcnts by Prwatc Sector
© - There are many housmg development projects in and around the arca in various stages;

* . already developed, in marketing, on construction, land acquisition, in plannmg, efc.,
especially in the northwestern part of the area, reﬂcctmg a direct development pressure
from DK Jakarta. Some of these devciopments are now shll in progress even aﬂer the
economlc recession in ]998

- Direct Access hy Outer ng Road - Do
i~ Though this area is already served with the exlstmg Jak'ma Clkampek toll expressway, .
« about 5 to 8km from the Bekasi Baral interchange, a tremendous improvement of
_ access can be’ achieved when the southeastern section of the Outer Ring Road is
EEY. completed wnth JallaSlh mterchange whlch wnil be located cxactly wnhm the area. '

. anure 7-2-1 New Cov'ei'agésAre'o by Jofiasiﬁ I'_n_tcljchange.(Outer Ring lﬁ{oad)r I E o



- Proposal of a regional center development in the spatial plan ﬂ
A new regional center with functions of commerce, business and local comnmmty is
proposed within the arca to create another sub-core of Bekasi municipality separate
from the main urban core around the existing CBD and inferchange of Bekasi Barat,
according to the spatial plan. It may become possible to develop a new type regional
- center with multi-eomplex urban functions.

- Extstmg mefﬁclent Iand use . ST R
As a reform of land use, from agrrcnlture to urban use, is frequently observed in the
fringe of the JKT metropolitan area, it is also revealed in this area to divert a paddy

. field into residential estate and there are mixed land uses of urbanized and rural
functions without any order. . This results in inefficiency both for urban and
agrreultural functions. This disordered land use should be gulded into a proper land

. use pattem from urban planmng wewpomts : R

_ (2) Conmderahon on Recent Fconomrc Recessron _

The recent cconomic recession in Indonesra is a qurte serious problem not only for urban
‘ development but also for the whole economic activity. As the analysis on its influences is not
“our study subject and there are many alternative scenarros to recover thIS mferlor condition,
. followmg eons1deratrons are applled so far; . - ' SIDERETI

.~ There are sull housmg development demands in thls area as some exlstmg projec{s are -
. goingon. . ~ TR
.. Asthe actual housmg demand stmeture is not eertam in thls stage a demand by middle
. income level is supposed to be continued, being supported through some govemment_
-+ ° . system such as ‘Housing Saving for Down-payment’ (TAPERUM). - ; -
-~ Apopulation forecast for Jatiasih in ‘Development Strategy of Jabotabec Area (l 997)

~ allocates a quite large amount of population increases: l33thousand persons from - -

1995 to 2005 and 112thousand from 2005 to 2015. Since the most applicable area for

- future housing development in Jatiasih is within the case study arca, 13toa half ofthis -~
" demand could be acceptable for the year 2010, : '
- Demand framework can be also eonsrdered in lrne witha stage planmng

(3) Future Development Plans

. A future regional development structure, whlch could suggest a basre role!funetlon of the case
study arca from a regional and urban development context within the Bekasi Municipality, is -

B necessary to be drawn up as an 1mportant precondltron for the plannmg It can be analyzed -~

- through some related development studies in consideration with the existing features of various
~ developments in the Bekasi Municipality, though the pr0posed spatlal plan of Bekasr (refer to
Lhapter 7- 1) can provrde a llmrted mformatton B '

1) Proposed Funcnon in Development Strategy of JABOTABEK Area (1997)
* The study area is identified as a resrdentlal development area not in large seale same as its
vmnnty of Jatrasrh and Pondokgede e : :

Coowue
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2) Coneeptual Structure within Bekasi Munieipality

Though a regional structure plan of Bekasi Municipality has not been authorized, a conccpl
structure of Jatiasih can be supposed as an integrated urban function of residence with a
regional sub-center. Animage of arca dcvclopment concept can be llhlstratcd in the following
diagram.

<7 pesicun.

DX Satarty

© DKAJsets

Figure '7_-2—3 Jahas:h Arca DcV@lemcnt Concept ‘

-2-2 If,\lslmg Condmon and Slte Fvaluatmn
(l) Ia\lstmg Condltmn '
'_ 'lhc study arca covers most of 3 sub dlSll‘lClS (Desa) in JatlaSIh Dlstrlcl (Kecamdtan) major B
paris of Jatiasih and Jatimekar, and whole Jauluhur, and tolal area is 1,108ha. The composition -

- of local commumly under Desa such as Dusun RW and RT is summamed in thc followmg o
Table and Fi lgurc. : . . . .




Table 7-2-1 Administrative Juvisdietion of Concept Development Area

Desa Dusun RW No.of RT | Areatha) { RW, cut ofarca
Jatiasih . Kebantenan 89,10 | 14 N76411,13
: 2.Bendungan  [5,6,7,12,14,15 18 129.18 I234
Jatimekar 1. RawaBogo 1,234,567 C3 27007 -
2. Pamahan 1,23 - 18 2vM-
3. JahafCa!\ung 2,56 14 30.79 1,34
Jatilwhwr |1.Bulkk 11,278 | 5] 16727 -
2 W'ld'\s 34 9 183.00i-
3. Batu 'lumbuh 5,6 8 88.14] - -
{Total 30 = 134] - 1,107.80
Dc>a.hu‘;.mm“[4 ]
N
- z

- “\ i‘%{ —

| ) Flgure 7-2 4 Admmlstrahve Boundary of Concept Developmcnt Alca

1) Populat:on . R : | ST S
Total poputation of the study arca was 34 642 p(:isons in 1998 and total number of households
was about 7,000. Accordmgly the average household size is 4.95 person/household The -
populallon density by RT is classified into two: a rathcr low density of 10 to 50 person/ha is
- observed m ordmary selilements, and 100 to 360 pcrson/ha in ncwly dcveloped rcmdenhal
- estates. : : S _

| '-_'2) Land Use - % R '
- Topographical proﬁle of the sludy area is a plam wnh {hc allltude of 20 to 50 mcters wnth '

~ moderate land slope. Existing land use is composed of major three categories: scttlements,

ml*{cd crop pIantatlon and vacant fand for devclopmeni respectively 31%, 45% and 16% of the

" (otal. Paddy field has located in Jatimekar but recently this location is prepared for housing

devclopméiil “Locat commercnl facnililes are only along Kabupalcn road, JI. Raya
l’ondokgcde Bekasn : : L _ ' .

' -I_‘LXIshng hnd use is lllus{rated m Plgllrc 7 2 5
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k) Ro'ul Network
~ Major roads for automobiles in the study area are limited and consist of 2 municipal roads and 2
district roads. They are paved with asphalt in 6 to 8- meter widths and served by public
transport (Mikrolet).

I, Raya Pondokgede-Bekasi: East to west along the northern border of the area,
- I1. Jatiasihi-Jatiluhur: North to south through the center of the area,

J1. Parpostel: toward cast from J1. Jatiasih, and

§1. Kodau: North to soulh along the westcrn border of llle area.

i

" Other sub- dlSll‘lCl roads, WhICh connecl each commumty in thc area, are of narrow widths and
with gravel or dirt surface lherefore are relallvely in poor condition espccmlly in rainy season.

_ Flgure 7-2 6 Exmtmg Road Network Concept DevelopmentArca .
; *7‘4) Pubhc Facllltles |

o 1) Dramage ST : SR
" Tworivers runmng through the area have a functlon as pnmary dramage and have a permanent ,
flow. The drainage system of Desa roads is poor, while that of major roads is equipped even in

R pnmltwe level. Inspite of insufficient drainage system, there is no serious flood area “’llhlll lhe

:l study area, except for llmlted swamp areas, because of lts topographlcal advanlage S

= n) Educatlonal/Cultural l*acnhty o SR i : |
E There : are 6 kmderganens 7 elementary schools 5 Junlor hlgh schools 1 semor hlgh school and i
2 Islamlc schools, and educatlonal fac1I|tles are relatlvely complete in lerms of number in the
area Cul S o o _ ‘

% .lll) Rellglous Facxhty

L - There are many Moslem rellglous facnlmes 5 mosquesfmushollas in l)esa Jatlasnh 7 in Desa




Jatimekar and 5 in Desa Jatiluhur.

Distribution of various public facilitics is shown in Figure 7-2-7.

DESA PATIXRAMAT

. DESA IATIASIH .

| Figure 7-2-1 E_xr.is'ting'P.nblic-Fa.cAllizt'ies',_ Cen'ce:i)t bevelopnlent Afea_ .

5) Land Raght and Land Value S L '
Since the investigation and registralion of land tenure in thls area has been conductmg in
1998/99, there are no sufficient data about land rights. Land tenure in the arca consists of Hak
- Milik, Hak Girik, Hak Guna Bangunan and Kas Desa, and almost 90% of the land in Jatiasih are :
registered but only 18% in Jatituhur. Most of the area lS prlvate owned land (88%) Desa land is -
only 2%, accordmg to the hmlted mformahon B . . -

[hcre are two kinds of data on land value One is land value for land and bulldmg taxatlon and_

another is the actual land transaction for developmenis §.and value for taxation depends onits

land use and its location from the frontage road. . The unit values in Jauasm vary from
Rp.22, SOOIm in housmg area to Rp 225, 000/m in commercnl area. - UL :

6) Housmg Development Condltlon

There are 23 locations of development with dlﬂ'erent devclopment stalus in the area Mosl of S

them are for housmg in less lhan lOOha and detalled 1nformanon is, summanzed m Table 7 2-2

| and Flgure 7-2- 8




Table 7-2-2 Development Status in Concept Development Area

o GeedthRwaen 0 Lwdagasten . eckpoe Suts . .

Not O Nmﬁof(‘ome}vy : Eecatica | Paltof Apprgnal E Total 1and Satef ! Avergge | Dgw!ope_ld DU ’ Renuorks
. S (Dess) | Locaticn | Principls Land Arza Acquisited Lad Coxt Arza | Nunder i Nonder] Con- | Planning
ol rem ] 0 ) e vl o) | ) oftise otsag e |
E § _

1 Candra Bara . Nekar na na - !Zi 1921 ” 430 480 (A real estate
2 Nasio Citra M Mekar na na - 1o 1931 0, 30 mot !O{drea!es!a!e
3‘BU3!:!IJI)1 i Mekar 91 na - 05{ 19] _ o3 l(’J . 40! . IOld.leaics!ale
ID{»\mPeni:r_i-angnAguﬂg _M-e‘hr aa na . 4 } - B X .
SPen‘mKndm" . Alekar n-a na - ' 13 : l’x‘?ﬂi o 13 '-315 ).]5 : . ,Oij;edt;!:!é
6'PT. Anghasa Puri : Mol ne na . n 1990 n om0 O real etate
'.'FP]‘,Q.;M.—\;:&-mharm Mekar | 120693 | 080794 15 ] 1 X {PadtyFcd
ser ApSatria SeraKans . Maa | omse]ostiss| 0 b X 1and fil
ST Pessideon e | Maw | 2moevs{osuass|  wel e ' : 3 X (PdtyFed
IO:TmmlsmasMaéuu S0 U [ MaAsiAsh| ma na CHR U R - - - X S
1 Permtn Anghatin U = | ash | ma | ona ool e O real etare
IZ?PI..\!zgal(mecamRzp T ash | oavaes | 2700 36 36 1w 08 1| X ] [Tesipocttome
ugxz_mmn_ Asho | oosoess | o20us on L33 I ' " Paaro Sution
14PT. Hatmo Hap&Kavan _ Ash | 230195 | 010193 ) . mslsnse0 100 X Marketing
u!pl Duts Putra A Eota Pri Goding | Eubor Murrs? 180195 | 230185 ) so‘ n 193 20,000 . X 7 [Land il
1slrr.hwnggun-emm.mx§;egu: Lhr . | 180906 {o1zsss] 108l ot oasesl o | tosi 40l L1800 X | Makeing
1okonpis o ke Lemer|oeese] 14 PIIRRNTY AR E B ] ox Lond 61
lllParpt;rs!e! e e e e T st s 1se0y ] T Ocugind
150FT. Buzs Risma Vermaban Mandost | Lbr/ash | 100653 | 220893 ] * 43 s 93] 1500, Asp B BI © 10ccupied
zo'n. Madys Puea Sarena fatithar Lubur na | 180892 1’ B . ' X C Hand Rl
ZI;PT. Citsa Marga Nusapaa Pavsads Luha | 200993 | 0971095 1 7 93] 40000 - B ‘ X il
12§P¢nma!'tm Db Perai (AURD | Lobr | ma na - o oaess] osewl ml T x |7 e
nipr,,\sahi RS Lo | cavsor [ososer| 2l 1 g 1997, aogdo; 1ol - X o {Rosd developed

(-a:_-;r—l .

DER -
NTRUCTION

SR

253




(2) Site Evaluation -

A preliminary site evaluation was carried out based on the results of the site survey (1), which
was conducted from August to September 1998. The major characteristics of the study area are
identified from the following viewpoints for better living environments.

1) I‘lements to bc Conserved S
Though there are no identified historic or archaeologlcal sites in and around the arca, major
cxisting environmental elements to be conserved for better urban life are listed as follows:

i) chr and Grecnery : :

Tweo rivers of Cikeas/kali Baru and Cokung running lhrough the study area from south to north
“direction play a role not only of irrigation and drainage but also of landscape scenery together
with greenery alongside. They are srgmﬁcant elements tobe lmproved and preserved for future
urban hvmg cnvrromnent :

i) Mosque and Cemetery S ' S
- There are 17 mosqucslmushollas 2 lslamrc schools and 8 cemeteries in the area They are
- carefully taken into consideration when development pl'OjeClS are planned since Islam is the
dommant rehgron . :

m) Well planned Sub dwusmn Estates
~ Several sub-division housing estates developed by prlvate sector durmg this decade keep a
- proper living environment as far as its inside of the estates, in comparison with the ordinary
- homestead communily. Asa harmony with neighboring ordinary settlements is further issues to
be solved, these better hvmg envrromnental condrtlons should be mamtamed and managed :
-~ even in thc future B : - ' '

2) Hazardous Flements L : i :
Though seriously hazardous and negatrve elemcnts for better envrronments are not specrﬁed in
comparrson wrth nelghbormg areas, major features are summarlzed as follows

i} - Natural Drsasters . i .
Some swamp area msrde and bes1de the cast part of thc study area isa ﬂood prone area.

u) Traftlc Accidents - .- R L S T = :
It is not safe for traffic accrdents along all the arterlal roads in the study area, because of no
facrhtres mstalled for pedestrlan such as srdewalk pedestrran crossmg and trafﬁc hghts

111) Pollutlon .. Tl * S ; IR ' -
~ Public opinions on air and noise pollutlon in the area were not obtamcd durmg ﬁeld survey and :
mtervnew, but envrronmental condrtrons along artenal roads are deterroratmg :

- iv) Poor Rcmdcntral Condrtrons :

There are a few locations where houses wrth poor eondrtlons such as poor road aeeess weak - :
' structure garbage scattercd on roads etc PRSI N



3) Lacking Elements

i) Road Network

In general, there are no wide roads with more than 2 lanes where through traffic pass the
roadside obstacles (parkmg cars, minibuses, etc.) all over the study arca, and paved width is
narrow in spite of enough right of way. There is no suflicient east-west connection across River
Kati Cakung for automobiles within the arca, and most of the roads for automobile are north to
~ south direction, morcover there are so many blind/dead alleys everywhere in the study area.
Motoreycles and bicycles are only the modes of transport inside of the area away from the
arterial roads exeept for some planned subrhvrsron estates, because there are only small
fOOlpﬂth y

i) Public lransport L ' .
~ As the major public transports in the arca arc Mlcrolet and O_]Cl( there can be seen poor service
area for publtc transport farther than 800m s e SR

m) Parks and Other Commumty I‘aerlmes -' ST : © '
The number of these public facilities is almost sufﬁcrent and they are rehtwety well loeated in
the area. Quality may be where 1mprovement ought to be made. '

'(3) Summary ofExrstmg Condrtlon ofConeept Development Area o

In general not so manj,r elemcnts fo be conserved can be found wrthm the case study area, but
most of the factors identified are the necessity of future lmprovement and development
' General features of the case study area can be summan/ed as follows ,

2 Rather low populatlon denstty 30 persons/ha in 1998 : ' '
- Low efficiency of land use: Mixed crop agriculture (60%), settlement/housmg (30%) '
= - Commercial facilities: only along the regional road . _
- . Many land development projects: 34011a in total; developcd (6'iha), under
- consfruction (55ha), planning (220ha) . IR
- Lack of regional arterial network: from cast to west connectlon
. - Insufficient regional arterial roads narrow 2 fanes with poor pavement condrtron :
= . Poor arterial roads wrthm the area mcomplete network for motorlzed vehrcles
SRR A without pavement " S SRR SIRREI RS
.. = ¢ Inconvenient coverage by publrc transport servrce :
= i No preservation of water ways R R I R A :
.- Public facrlltles in a prrmltrve lcvel dramage system, water supply system park and
© . playlots,ete. o : _ : SR
RS Not enough reglonal amemty core [ R




7-2-3  Coneept l)evelopment Plan
(1) Development Directions
1) Development Theme

a) Catch Phr’rse Kom K ukaku-sem S : ' :

. Alitle, ‘Amenity and Prosperity in urban life thfough L/C iject for 215! century’-as a Modcl
Suburban Town in Jakarta Metropolrtan Area—(tentatrve) is set up asa development theme for

' the eoneept pl'm Lty o N S

lhrs aims a prlot pro_;ect of subslantlal Iand Consol1datlon pmJeet in the area under the .
integrated urban planmng in accordance with a polrcy of tlre spatial plan '

* b)Populalronlramework e o N TSR ULE L b E O TR LR
" Future population of the whole study arca is estrmated asa target to the year 2010 takmg mto
consideration very moderate increase in comparison wrlh the prevrous framework in the
JABO]ABLK development strategy plan o : SR

_ New Resrdents 30 000 50 000 persons

- Existing Populatron . 35000 - persons o
~ Total =+ 165,000 —'85_,000' persons T T

It is able to develop 10 to 15 residential elu's‘ters,‘ in a scale of 30 ha with a densit'y'{of 100
person/ha, within the whole study area. As a rcsult gross populatron densrty wrll mcrease from
65 to 85 person/ha o . _

2) Reglonal Road Network Cre e e ey

Since transportation in this area eompletely depends on road transport both publrc and prlvate a |

“systematic road network development is an essentlal factor of transportatlon plan as well as
urban development ' Ll e 5

| a) Toll hxpressway

“There are still so many uncertarntles on the pro_|eets of regronal toll expressways such as e

Jatiasih-Karawang Timur expressway and others, partially because of the BOT system. The

* construction schedule of the Outer Ring Road is not confirmed even though almost: 90% of the
~ land acquisition has been already completed. However, the conditions of two toll expressways R

- were determined through drscusslons wrth BlNA MARGA and local govemment as follows

- Outer ng Road an mterchange (on off ramp) to aceess JL Raya Jatrasrh rs located B

~ atthe north edge of the study area. S
- Jatiasih-Karawang Timur Road: this toll road is also planned to serve large scale
- housing/industrial developments such as Kota Legenda, MM2100, Lippo Cikarang,

towards the east, and a junction wrth Outer ng Road is developed at the almost R

same locatlon

Accordingly, tlns_ area beconres a very strategic location from a viewpoint of express network.
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b) chionai Arterial Roads
Following points are the targets of planning:

- Completion of a grid pattern | network of regional (prinmry) arterial roads through

improvement of existing roads and construction of nussmg links, cspcc:ally -

* strengthening the east-west connection not existing at present. '

e Widening of fl. Raya Jatiasih to cope wnlh the lraﬂlc demand to/from the toll
. expressway as a backbone of the arca.

.- Development of mtcmal (sccondary) arterial roads in thc arca with '1dcqnatc network '
. density for smooth access from each sub-community to the arterial roads.
-~ Provision of enough collector roads to access Lo each housing lot.
o= _Pedeslnan nclwork together Wllh grecnery 'md opcn space nelwork

“A proposal of regtonal arlenal road network is llluslrated in the Plgnrc '?~2-9

Ciiasr o
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Figure 7-2-9 Proposed Regional Arferial Road Network
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3) Alternative Development Sccnm ios

The basic information for future development structure can bc provided from the Spatial Plan

of Bekasi. This is composed of a very simple land use plan: residential (built-up and future),

commercial (regional and neighborhood), industry and open space/green. Most of the area in
“ Jatisaih is covered by future residential zones together with the cxisting scitlement arca. This

means Jatiasih basically has a monotonous l'unctlon of residence in the lrmge arca of DKI

Jakarta in the futurc '

- One cxceplion is an 'allocation of a commercial area within the casc study arca. As the detail
: ‘characterlstics of commercial arca is not cl’mﬁed in the plan, provable functions can be
eshmated in w:de range as follows : :

- Regional commercnal centcr for Jalnsnh '
- Regional center for lhc wider arca mcludmg surroundmgs such as Pondokgcdc 'md
Jatisampurna,

- - Regional center comprlsmg of some complcx l‘unctlons logclhcr wuh commcrcnl
- facililies, such as industries of logistics, goods distribution, communication &
~ information, efc., in order to fully utilize the advantageous location proxumtc to the
" Quter Rlng toll way 1nterchangc : :

In this stage, two '1llermtwe scenanos are exammed as comparatwc targcts of the conccpl'
pl'lnnmg, from the followmg contexl of lhc developmcnt .

- A_tgmatwe A: Ordman__ai&sol danon wnlhoui Qomprghgnsug ELaJ :
“This plan is based on an orihodO\ or ordimry dcvclopment contexl followmg a mtural
devclopment trcnd o : - .

- -Gradual resulenhal area devclopment umﬁcd mto Jakart'i conurbauon area. -
- Rather small scale housing development. - . - ' o
- No strateglc commercial dcvclopment in largc scale

' :- Lcss 1dent1ty of thc commumty

g Meanwhlle another plan is also set up as a model case of strategic dcvclopmenl for the case
study area through an 111tegrated cny plannmg Major 1ssucs of tlus alternatwe are:

R F ormulatmn of qua31 111depcndent commumly, even in lhc Jakarta conurbatlon area
“7t | Development of multi-function rcglonal sub center. ~. ... oo

.. < Bfficient land use pattern. .- - L
o ‘_-' L‘stabllshmcnt of modcl suburban commumty

. =fll'\s the alternahve B is recommcndable one cach '11termt1vc is smmmrmcd for comparlson m 7
the followmg chagram - SR g _ ;
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4) Plannmg Thcme within thc Case Study Area
Major subjects for L/C concepl plannmg, in order to solve the existing constraints and to create
a comfortable lwmg cnwronmcnt inthe fulure can be 1denhﬁcd from the followmg aspCCIS'

- Improvement of systematic rmd network,

- Orderly arrangement of land-use zoning,

- Development of public facilitiesfutilitics in compliance with accurate standard
facilities.

Preliminary analyses both on transportation and land use are summarized in the Figures.

Access ko Toll Read

Tmprovement of )
Regiooaf Arteriat Boad

T ———— e e -

Drvclopment of
Collector Xoad

Impeoversent of
Road Intorsections

BTELa ,'._Figru_l:'é.;f-zr_.'li D':e\#g:lopl.né]_it Them'e'-Tra'_h'sportation-__

Eﬁc’.m!ll:\dlfse cectof -
aloeg Arterial Road. ?‘n‘r;!“?:!:;:‘n;{‘.ﬂ

Tgan Cenfer,

" Figure 7-2-12 Development Them¢ -Land Use- |




5) Implemeniation Strategy

The development stage and method will be examined in the proposed whole concept planning
arca. As it is very difticult to execute whole plan within certain duration, a priority area can be
sclected in accordance with an applicability of L/R project as well as other ordinary urban
develapment projects.

(2) Concept Development Plan

1) Comparison of Alternatives

Preliminary proposal of concept development plan for the case study area is examined in
accordance with the two alternative development scenarios mentioned above.  These two
examples of development concepts are illustrated in Figure 7-2-13 and 7-2-14, showing a
conceptual land use arrangement together with a skeletal structure of road system. They are
compared trom various aspects and the altermative B is recommended as a result.

Plan A: (for Reference)

This is a development image of the area with some implementation of L/C projects not in large
scale, without a comprehensive urban planning. It is likely to be in the future without a
comprchensive city planning and enforcement. It’s not recommendable as the goal of a long-
term urban development for this case study area.

Plan B: (Recommendable)

Plan B is suitable as atarget of an integrated urban development together with 1L/R projects and
redevelopment of community. This can reveal an image of proper land use orderly arranged
with a systematic road network to cope with the community activity of the case study area. This
is rccommended as a concept devetopment plan proposal.

Table 7-2-3 Comparison of Alternative Coneepts

ltems Alternative A Alternative B
1. Road Network
Toll Expressway Outer Ring Road © |Outer Ring Road <@
Jatiasth-Karawang O |Jatiasih-Karawang O
Regional Arterial Road  |Grid pattern Q  |Grid pattern O
Arterial Road Direct access A [Systematic Network ©
Collector Road within developed tproperly served
area only & o whole area @
2. Land Use Pattein
Neighborhood Unit No concept x  |Clear concept ©
Utilization of Potential Not enough = (Fully vtilized @
Drensity Diffuse x  {Onderly arranged @
Pattern Vague *  |Systemalic ®
Amenity of Center Monotonous Mutti-function
in small scale A in targe scale @
Community Aclivily Ordinary Community A |New communily ©
Unify ofd & rew com.  IDifficult x  tPossible O
3. Implementation
Development Scale Not so targe O |Large
Stage Development apl to be Guided development
Random developmient x  |by neighborhood <]
Overall Evaluation Not reccommendable *x  ecommendahle @
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2) Sltc Selection for L/C Master Plan (within 300ha) -

An arca of about 300ha in the Concept Development Plan is sclected for L/C Master Plan,
" considering development priority, applicabitity of L/C project and desirable nnpacts for further
nnplenu:ntahon

Whichever allemnlivc concept is chosen, A or B, the necessary arterial road network for the
area is stable, nevertheless, the roles_ of JI. Raya Jatiasih and the east-west road arc essential.
When a priority L/C project is defined as a project to provide the land for these right of way
(ROW)asa part of land contribution and construct them together with necessary infrastructurcs
in the arca, an area which forms a certain sub -community mcludmg both road scchons Wlll
become a candidate. i

- Moreover, the followmg condltlons are l‘lkell 1nl0 cons1derat10n to ﬁnd some pl‘lOl'lllCS of (hc
cand1date area. - o : R Sein =k
- Lcss housmg development estates by prlvate sector ; S
- Rather low efficiency of land use (mnx crop land, scaltered old seltlements low

populallon density), . ' : e
- Suitable geographic condltlon for construchon works s
B Ralher low land pnce in the area. He SRR

X
: T S
i

e 15

 Figure 7-2-15 Selected Site for L/C Master Plan
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2) Site Selection for L/C Master Plan (within 300ha)

An area of about 300ha in the Concept Development Plan s selected for L/C Master Plan,
considering development priority, applicability of L/C project and desirable impacts for further
implementation.

Whichever alternative concept is chosen, A or B, the necessary arterial road network for the
area is stable, nevertheless, the roles of J1. Raya Jatiasih and the cast-west road are essential.
When a priority L/C project is defined as a project to provide the land for these right of way
(ROW) as a part of land contribution and construct them together with necessary infrastructures
in the area, an area which forms a certain sub-community including both road sections will
become a candidate.

Moreover, the following conditions are taken into consideration to lind some priorities of the
candidate area.

- Less housing development estates by private sector,

- Rather low efficiency of land use (mix crop land, scattered old settlements, low
population density),

- Suitable geographic condition for construction works,

- Rather low land pricc 1n the area.

o

Figure 7-2-15 Selccted Site for L/C Master Plan
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