7-3 Land Consolidation (LIC) Mastel Plan (300ha)
,7-3-1 P,xlstmg Condltrons of M'ist(:l Phn Alca

The study arca consist of a part of 3 sub-districts (Desa: Jatiasih, Jatiluhur, Jatimekar) in
Jatiasih, 11 RW, and 29 RT, with the area is about 323.87 hectares. However, the administrative
arca included all arca of RT, which is a part of study area (RT in the northern part that is divided
by a high voltage linc and the cast side of Jalan Raya Jatrluhur) Some parts of RT’s in Dcsa
Jatrmek’tr and JathIh are mclude in thls stndy : : : -

(1) Physical Characteristic

1) Topography

- Topographical land proﬁle of Jauas1h Master Plan Area isa plam wrth slrghtly land slope lhe
range of altitude is 28.26 to 46.95m. The lnghest altltude of the plarn is located in the south and
' 1t decreases towards the north : : AN ;

o 2) Land Use -

- Existing land use have been domlnated by mlxed garden (mlx crop) secondly is settlement
occupied along the street, especially along Jalan Raya Jatiluhur, Some houses are scattered,

- located in the rmx crop plantatlon land The present srtualion of the land use is shown in Table
731 _ : : l -

o Table 7-3-1 | Pres:e'nt Land Urs'e_' of l\dastcr Pld_n A'red in .I'nt'ias_i:h B

_ B Category co e |andUse oo 31‘:)3 - g::?(??::)m
1 - |Private Land Agriculture o fPond . T 0 1076 [332%
. . o7 [paddy Fietd -0 ¢ [32.63 - [10.08%

Dry CropLand - .:° - ]3733 . |11.53% .
S5 Mixed Garden o0 |1E4.60 - |35.38%
c o SubTetal o 019532 160.31%
- |Residential . . . |[Housing Bstate - .- " . 1042 - |3.22% .
' o Iillage - |81.89 - [25.28%
- |Housing Undchonstruellon 18.14 . [5.60%
: : S Sub To!al ol T HO4S 0 34.10%
N R Totall L CornL e nem T 30897 94.41%
<12 |Public Land Neighborhood Facrllty Cemetery AT e P92 0 |00.59%
= R L ~ |Religious Facility- 2068 20 U {021%
S Pducatron 0.90 0.28% -
oo fRoad o 1499 11.54%
o S Sub Toial s L 849 262%
Others 0 [VacantLand - . - 96l . 9%
S CSubTotal - |96l |2.97%
SEoTetat2 o i e ho e el L0 1840 v 5,59% -
Lo Totab 42 o T e T e 323.87 . 100.00% ¢

Source FreldSurvey. Oclober 1998 .
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Cal BuildingUse oo
Most of the buildings, 1,518 (88.42%) arc used as residences, secondly, 100 (5.82%) are mixed -

used, as residence + kiosks, residences + small shops, residences + beauly salons, and -~ -

“ " residences + workshops. Thirdly, others u;s»ed_' a__r'f_:r 35 buildings (2.04%), namely warchouses -

%" and chicken farms. .o
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b. Building Coverage
Total number of buildings in the study area is 1,718. Most of the btuldlngs 917 (53 38%) are
below 50m?, secondly, 668 (38.88 %) are between 50-100m’,

¢.  Building Structure.
Most of the building structures 1,221 (71 07%), are corcrete and bricks, and 368 (21 42%) are
wood structurcs The 129 (7.51%) left are bamboo made and mixed structures.

d. Number of l'loors
Most of the buildings, 1,700 (98. 95%) are only one ﬂoor, wlnlo l7 (O 99%) have two ﬂoors 'm(l
only onc blllldll‘tg has 3 ﬂoors ‘

“e. Years after Constmctlon | : : ' 3 I
- Most of the buildings, 1,043 (60. 71%) are bet\\een 5 20 ycars old and 660 (38 42%) are below
5 years old. 'lhey are not in so good COIlClllIOlt R :

4) lnfrastructure "

a. Roads o : L e . , _

There are quite a lot of kmds of roads in the area, whlch connect each scattered remdcnttal arca.

~ One main road in the area is Jalan Raya Jatituhur that is admmtstrated by the Kabupaten
jurtsdtctton and other sntall roads are under Desa, ngkungan and prtvate Jurtsdtctton

b River and Watenvays ) -- : : .
There is only one river in the master plan area, almost natural in type that is Kalt Cakung,

which flows from south to north through Pun Gadmg IIousmg Comple\t and crosscs Desa - o

' Jatlmekar

Dramage and Se\\age F'tCtItttes S A : S :
The drainage and sewage faClllllCS are qmte few almost in bad condttlon partteularly used for
runoff water. ) : » : e : '

d Supply and Treatment Facnltttes o | i SR P : :
Only electricity is already eventy distributed i in the master plan arca. 'lhere is no other uttllt)’, '

tike water supply, garbage collection and gas facilities. Water supply is from well or pumpwell . '

individually. Garbage or waste disposal is treated by every household, by burning or buried.
_ Lavatory are of two types, septic tank and in a hole. Especially in wood or bamboo structure ;

house, the lavatory is in a hole, but this hole is connected toa small pond L :
| ﬁ) Pubhchommuntty Faclhttes

a. Educattonal/Cultural l acﬂtttes

There are 6 cducation facilities in the master plan area, 3 is publte and 3 are under pr‘tvate B

7 jUI’lSdlCllon and almost all of them are concentrated in Dusun Wadas Jattluhur e

b.- ConnnercmlFacmttes R : & SRERSINY IR S
Vanous commercnal factltttes are owncd by per:.onal small m scale and concentrated in Dusun

Tlaes e



Medlcal Facilitics (W't(las Jatiluhur) - ‘
Therc is only one clinic in the master plan area run by pnvate/pcrsonal The other f‘lCIllllCS are
© run by communily supporl (.Swadaya) :

"d. Religious Facilities - -'f ' : '
There are a lot of Islamic religious facﬂmes llke mosques and small mosques. l “acilities in the
master plan area are almost all supportcd by the commumty for maintenance and opcralton

ark/Sport I‘a01l1tles L : . S :
Some sport facilities with no _]llrlS(llcllDIl are tempor'try utlllzed by the people bccause the land
is vacant for the tlme bemg : , : .

£ Other l‘amltttes _ PRI . L
lhere are no other specrﬁed facrlltlcs except a secunty post and cemetenes

"'(2) Socml Charactenstlc .' o
1) Populatlon : " e

- - The population of the Master Plan Area in 1998 is about 6 168 whlle number of households is
l 378, Populatlon densrty of the area is quite low, only 20 persons per hectare.

- 2) Property Ownershlp

.- There are two kinds of propcrty o.wnershlp in the master plan area, namely ‘Hak Mlhk’ (nght
~ownership and certified by BPN Ofllees), and *Girik> (right ownership but not certified by BPN
Oﬁices) T he present suuatlon of property ownershlp is summarwed in lable 7-3-2. :

B Table 7-3 2 Present Property ()wnershlp of Master Plan Area in Jatlasrh

No Land Category S o Area (ha) Component Raho
|t [Girik (not certified) 23240 | j.76% -
2 llalehk(HeldbyJakar!aszcn) 11.87 " P61%

3 . |UGB (a part already Halellk) qier 3.68%

14 |Hak Milik - - et 56 o |468% i
5 : |HGB (Butldmg nght) oot 5283 2 [16.22%
: ' - 1323.87 . 0 |100.00% s

o . Source Field Survey OL'!aber 1 993
o 3) Land Pnce _ : ' B : : g :
Land prices vary accordmg to the dlstance from main road (Jalan R‘iya Jauluhur) and the Iand

o - use. The value along the main road is between Rp 100,000/m? to Rp.225,000/m?, while in the

inside it is around Rp 60,000/m’ to Rp.80,000/m’ in accordance with the hearing survey results B

NG _ " The average land prlce of the whole area is estlmatcd in Rp 100, OOO/m

_. ._: '4(1) Overall Land Use

-3-2 Planmng Framework |

i Ir'ollowmg the proposals in the prev:ous eoncept development plan the master plan area is

= : roughly categorlzed mto about 5- classnfed zones of land use. They are summanzed as follows

e



1. Medium-density residential zone: the area next to the regional sub-core extension

~ - zone is planned to provide a housing estate in rather high density, 100 to 200

inhabitants per hectare, reflecting its advantageous location near from the
interchange of the toll road and the regional sub-core zone. :

2. Low-density residential zone: this zone occupics most of the study area, approxrmate

.. 23 of the total 300ha, and it forms a typical residential area in harmony with existing

. local settlements developed through land consolidation projects. The gross average

“population density is about 100 persons per hectare in this zone.

3. Town center zone: a new town center for the low-density residential zone is proposed :

_near Jatiluhur Desa oflices, together with a redevelopment of existing community
center facilities such as schools and mosques addmg newly developed local

. commercial facilities. ' : :
4. Regional sub-core extension zone: thrs Zonc is proposed in the northem fnnge of the

- study area as a future extension of the regional center comprising of some complex
functions together with commercial facilities, such as lndustrres of logrstrcs goods
-~ distribution, commumcalron& mformallon ete. ¥ L
5. Green and open space: this area rmmly located along the northem and western
fringes of the arca. The northern part is planned as an environmental buffer green

- from the Outer Ring toll road, and the weslern part is for greenery preservatlon of the

. slope along river Kali Cakung : : g o

(2) Major Plarmmg Dlrectlons 5 -

At the begmnmg of the master plan stage followrng general planmng dlrectlons are supposed in
order to create a better hvmg envrronment 1n the master plan area. . SRS SRR

= Establlshment of an mtegrated urban resrdentral commumty asa whole _
- ‘Total area consists of several resrdentlal clusters where each sub commumty ;
- organizes daily life activities. . : . St :

- 'Each community has sufficient publrc facrhtles for health edueatlon, eulture ele. _
- Completion of the two roads north-south I Jahluhur and east-West Jl Pamahan as
regional arterial roads. - CREEI : :

- . Formulation of a hrerarclncal road network both for vehrcles and pedestrlans &
- Each housmg lot should be faced by adequate collcctor road to receive neeessary o
- services for living and security. ! L :
- - Provision of adequate drainage and sewerage system
'~ Distribution of sufficient water and electricity.
‘ _—" Provrslon of enough telecommunrcalton lmes

(3) Planmng FrameworldStandard

..§ T

Basre planmng framework and desrgn standarcl for the master plan is proposed as follows
. 1) Populatlon : N e ey e RN
" Future population for the master plan was estlmated takmg mto cons1deratron the exrstmg
eondrtron future land use and development 1mage, S0 on L SRR

' ng_ek_A thrs zone is the area for future extensron of regronal sub core functron srmrlar to the

- northern neighbor zone. - Sinée the: detail function and contents for this block ate not yet

: detemuued in thls stage, the block is reserved as it IS wrthout any mcrease of new populatron



Block B: for this block, a rather higher population density is estimated comparing with block C,
bccausc of its '1dvant'1gcous locatlon near from the reglonal center and toll road mtcrchangg

lggk Q this block will be able to rcprescnl a typlcal suburban resulenlnl arca wnth a 1110dcr‘1te
population density of around 100 persons per hectare.

They are summ'\rl?cd in the Table below

'lahle 7-3 3 Propnsed I‘uture Populatlon by Block

No. |Arca]| ~ MajorLand Use - “Future  |Development

x| (ha) - S - Population Priority
11 Al 29.2{Future Regional Sub-core ' : S
- 1Extension Area L R R

2iB1|  25.7}Mediunvhigh density '
- [Residenial Area 35001 - - 3

3iB2{  47.3{Residenial Arca planned depend on
' * [by Private Sclor . - 5,000] Developers
41CI|  26.6|Medivm density - <= o | Developed
" |Residential Arca -+ - 3,500 SN

51C2} 28.1|MediunV/Low density PR
. |Residential Atea . 3,000 B |

6IC3F 131.5|Medium/Low density RV S o
~ " |Residential Area *- . 23,000 : 3
7|C4] 34.3|MediunvLow density - T :
: " |Residentiat Area o 3000 3

8|Cs 53.8 Low density -. T . . S
15 Rcs:denhal Area o o000 4

Total | 276.5] - . S 25,0001 - -

- I=C¢‘~’miu—=n-suqa.- o -

Flgure 7—3-2 (,ommumty Block Zomng of Master Plan Area o




2) Road System/Traffic Circulation Plan

The road network was planned in accordance with the hierarchical network configuration
proposed in the concept plan.

Though the principal design standard of roads was detcrmined as shown in Table 7-3-4 and
Figure 7-3-3 some modifications were done in accordance with the actual and physical
conditions in the area.

Table 7-3-4 Principal Design Standard of Road for Case Study Area

Classification ROW (m) No. of Lanes Width of Lane {m) Average Interval (m)
Regional Arterial Road 22-26 4 : 325 -
Arlerial Road 16 2 3.00 500-1,000
Collector Road 12 2 3.00 200-500
Local Road 6-10 1-2 2.50-3.00 : -

Regional Arterial Road
. 22.00

2.00 3.25 7325

Arterial Road

16.00
250 050200 300 . 300, 200050 550

| lside Stop Sidewalk

"y Te T,

Sidevalh ] Side Step

Collector Road
12.00

2,50 0.50 300

Local Road (1)

10.00 I
2.00 6.00 e 2.00 I

|

\J AR ER R AT A R | \J

Local Road (3)

6.00 )
1.50 3-00|_1-50‘

|

[ EamEEEERT Y

Figure 7-3-3 Typicai Cross Section of Roads
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3) Utility System
Regarding the water supply 'md wastewater {reatment system in the study area, a gradual
development system will be applied depending upon the grade of housing development: that is,

from on-site individual system to off-site integrated system, as illustrated in Figure 7-3-4.

Davelopment
Stage for the
Area of 1,000 ha

Development in Short Term Stage

Development in Long Term Stage

Several part of the study area is developed.

Most of the study area is developed.

"""""" RN SASARR T D Eahniiel B Attt f M
Residsnting “?."ﬁ:"' Residentisl _R“T{’“"" ’F’i’:“‘“' Residential
Area (Pﬁ._lw Arsa (Dauta;—a«!) (h!'rw- Area
KASIBA & L/C : : . - ———
Development Rasidantial Cormercint Residantinl C$ R”iz’:}'" Omn!f! . .Re:f:‘t!.,.
Rron Aros Ares (Bevetipsd) (Dm!aped) toralepsd)
. Fteriat Road - Y Frtorial Road TS
T T - 4 SETRAE
Rosorvad Resldential ngglaentral A Area for Relidontil! 1 |- Resldentist |\
Aras for Mres . [} Pblio Uso o ke ' P Arew ]
Public Use (ﬂonlopo&} 7 Mavatoped) (Dev’s!md_)\ Developed) 7
b e - I .«.“—-A—‘—; k= - P e e -~ -:--"«-i::—.‘.;—‘k

HF/
Y

I L

Arteris! Rosd

Improvement of
Water Supply
System

Artecial Road

[

_i v]

I

: Desp fall

: Mater
Rasarveir

: Elavated Tark

H‘afer supply in the whole of study area is
incorporated to the water supply system in

Water supply is from deep well in each area. |[JABOTABEK.
Ko;snic faats ' Domastic Naste
. On-Site . .
Night Kight Romcval of
» Treatmont - s ¥ = ——+
Sotl (Ssptic Tark) $ail : Septic Tark .
Improvement of : La.;hin:
Wastewater Gray Y :> Gray )
Treatment Watar Rain Water __} Fater _pi'_".!'_u'__ » e
= . 4

Wastewster
Treatmert Plant
JDomestic waste is discharged to sener. and
treated in wastewater treatment plant. Septic
tark is to be removed.

lDoneshc Waste is treatcd by on- 5|te system

Flgure 7-3-4 Phased Improvement for Water Supply & Wastewater Systcm

4) Publ[c and Social I'acllltles
The proposed planning standard of various public facnhtles for the residential area developmcnt
is summarlzed after due consndcrauon
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Table 7-3-5 Design Standards for Public and Social Facilities (Draft)

Facility SNI/DKI Standard Moditied Standard

personfacility] sqm/facility | person/facility] sqm/facility
Educational Facitity
Kindergarten 1,000 1,200 5,000 800
Primary School 1,600 3,600 S 2000 2,200
Junior High School 12,500 4,000 15,000 2,400
Senior High School 28,000 4,000 34,000 2,400
Medical Facility
Clinic 30,000 500 36,000 300
Public Medical Center 30,000 1,200 36,000 1,000
Matemity Hospital . 30,000 3,000 36,000 1,800
Commercial Facitity
Shops 30,000 400 36,000 240
Neighborhood Market . 30,000 13,500 36,000 8,000
Oiher Facitity ]
RW Level 2,500 2,500
Security Post, Public Telephone, ete, C300 200
. Small Mosque (Musholla) 300 200
Play Ground, Park . . 1,250 1,000
Neighborhood Level 30000 - 36,000 o
Government Administration Office . 500 . 3060
Police Oftice ' 200 120
Post Oftice . 100 : 60
Fire Station 200 : 200
Cinema o : 2,000 : 1,200
Mulii Purpose 11all o 1,000 i 600
Mosque =~ s 1,750 ‘ ] 1,000
Spoits Ficlds, Park . ) 9,000 © 9,000

Though an idea of cost_sharing‘ in prdvision of pubiic uti!itics/f_aci]iti_cs is proposed in the
following tables, the contents should be carefully scrutinized among the related agencics.

Table 7-3-6 Proposcd Cost Sharingrin Public UtililylFécility Provision in L/C

. .. . . Operation &
Category - _ Cost Sharing Maintenance
. : Land Construction
Road Regional Asterial Road (W22) B B : LG
- Arterial Road (\W16) : B : 1B LG
Collector Road (W12) B 1B - LG
Local Road (W10} - . 1B 1B ) LG
Local Road (W3$) i i B 11 LG
Local Road (W6) I - . IB 1 LG
Faolpath (W4) - IB LG
Road Transport Public Parking S LG LG LG
_Bus Terminal ' w6 LG 1 16
Waterway/Drainage Retention Pond : 1.G 1L.G : LG
o Watcrway . 1 n : LG
. : Diainage : ) 1B 1B LG
Park & Green Desa Level X ) IB B G
- ' 3 RW,RTLevel = - - 1B B - LG
Sewerage - | Sewerage Trealment Plant . . LG LG o LG
S - .| Sewer : L e L ‘ B -] LG
Water Supply Deep Well . B B . PFDAM
RN Distribution Network e e L - PDAM -
Power Supply Substation - : : PLN . PLN PLN
Distribution Network - i - PN ] PLN
Telecommunication Exchange Station - PTT PTT PTT
o Cable Network ) ) - PIT PTT
B3 : implemzntation Body (Landowners” Association) . -
- LG - tloecal Government o lio L oL L
PDAM : Local Government Water Supply Enterprise - L
PLN . Perusahaan Umum Listrik Negara (State-owned Electricity Company’

PIT : PT. TELKOM (National Telecommunication Company)
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7-3-3  Proposed Block Plan
A basic block plan was proposed as the man result of the master plan for the case study area.

1) Traffic Circulation Plan
The basic road network pattern is formulated by 3 kinds of major roads as follows:

- Regional arterial roads: Jalan Raya Jatiluhur (North-south, ROW=22mn) and Jalan
Pamahan (East-west, ROW=16m). The main functions of these roads are to connect
this area and outside and for the arca’s through traffics.

- Arterial road: the north-south road passing through the center of the area plays a role
of arterial traffic flow within the area, connecting each collector road and regional
arterial road, as a traftic distributor within this community (ROW=12m).

- Collector roads: thesc roads form each sub-community unit in the residential area
connecting between the arterial road and the local roads with ROW=6 to 8m.

Figure 7-3-5 I'raffic Circulation Plan

2) Basic Concept of Land Use and Development . - : :
The case study area is classified into three categorics of land usc and divided into 8 blocks as
shown in Figure 7-3-2. The development dircctions of each block can be summarized as shown

in Table 7-3-7. :
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‘Fable 7-3-7 Development Directions by Block

Block | Area Future Development Issue/Threction Major Road Developemnt  [Development
(ha) Development Status Priority

A 29.2{Area for future extension of regional sub-cordvi, v2 4
- Uncertainty of deveopment function
- Reservation for future development possibildy

Bl 25.7|Medium density residential area VI, V2 Location Permit (16ha), 3
- Confirmation of developer’s intention ) Certain Hak Milk

B2 47.3[Medium density residential area V1, V2, V3 Location Permit (35ha), | depend on
- Intention of private developer Developer
- Peading developnient

Cl 26.6jLow/Medium density residential arca VI, V2 Kopegtel cooperative Developed
- Rearrangement of cxisting village LiC (502 H/H), 2
- Confirmation of landowners' development intention

C2 28.1]1Low density residential area VI, V2, V3 Large landawnership |
- Rearrangement of existing village Absentee landowners Suitabte
- Establishment of 1own center for L/C
- Confirmation of tandowners' dev. intention

C3 31.5|Low density residential area V1, V2, V3 _ 3
- Rearrangement of existing village Large landownership
- Confirmation of landovwners’ dev. intention

Cc4 34.3) Low density residential area V2, V3 Pri Gading (22ha) 3
- Rearrangement of existing village -
- Preservation of greenery along slope

C5 53.8|Low density residentiat area Vi, V2. V3 Absentee landowners 4
- Rearrangement of existing village Lasge landownership
- Preservation of greenery along slope

3) Land Use Plan
The land use of the proposed L/C master plan

composition with the existing one (Table 7-3-8).

Table 7-3-8 Land Use Comparison, L/C Master Plan

Land Use Before Project - Aler Project
Arcafha) ¢ Ratio(%h} Arca(ha) 3 Ratio{%%)

Public Land #1 [Road ] 5548 18.1
River/Waternay H 336, 11

Retention Pond : 335+ 1.1

Park/Green : 2287 75

Public Service ¥1 H ) 766 ; 25

Total 13.10 3.9 P2 302

Private Land *2 [Reswdential H 186.50 ; 60.9
Business H 1215 4.0

Commercial s T “i514, . - 49

- |Notal 28831 ¢ 911 21379 898

Grand Total 30641 ¢ 100.0 30641 4 100.0

Motes *1 - including lands for administration, education, health, power supply and so on,
+2 - excluding developed land and fand under construction.
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4) Development Cost
Necessary costs for 1/C pi’()jCCl development mainly consist ‘of construction costs,

compcnsahon costs, survey costs and other operation/administration costs.

They were

estimated in accordance with the examples of similar pm]ccls and some Purum l’urumnus 5
projects after due consideration by study team

L ’l‘ablc 7-3-9 Constmclidn_ Cos_t"s, Master f‘lah

Note *: Calculated through eash flow analysis +

Unit | Quantity | Unit Cost - Amount Remarks
o s (Rp) - (Rp) -
lnfraslruclun, . - B : : i
Preparauon{'vérk o T vl 30640000 s00) 1532 050 ooo _ o
Land arrangeient i’ 1,532,_050 7, 500 ll 11,490,375,000
Road . . . “.-_- T B - ottt
Regional Arterial Road | m 2 210 750 000 N 16_80 0‘?0 000 wW=22m.
Artcrial Road .-~ m S 1,690 - 460,000 | 777,400,000 |w=16m
Collector Road m | . 6410| - 310,000 1987,100,666' w=2m .
Local Road m 8,680 | - 250,000(  2,170,600,000 |w=10m
Local Road B m - 4,860 150,000 | ~: 729,000,000 {w=8m -
.~ |Local Road m 39 900{ 120,000 4,788,000,000 fw=6m |
Footpath . m - 9,080 20,000 . 181,600,000 [w=dm
sub-total : T o 12,.313,100,000 |
_ Dramag o - e IR AT R
Open drain (S1) m 79,800 | . 40,000 | " 3,192,000,000 |(1) i
Open drain (S4) - nm 27,080 - 84,000] -2 ‘27"_1_22_0 000_ @ - -]
Covered drain (S4) m 20,680 | 168,000 [ 3,474,240,000 |(3) -
Swnp unil - -] 2,235,240,000 ((1)+(2)+(3))*025
E\_’é!_cmi;_______.f _m | 3350 - 800,000 26800000001 ~ . |
sub-total - o ] 13,856,200,000 ' ]
Park & Green m | 228,700 | - 25,000 | 5,717,500,000 S
Waterswpply T T T T T
Pipe (dia.100) m [ 10300 - 56,000{ - 576,800000f =
Pipe (dia.50) n 53,400 .- 24,500} 1,308,300000f .. . .
Deep Well ”lfuflﬁﬁ =0 10 1135,000,000 1 1,350,000,000 reselvoui'rjéh'l'cu,'bufnj_)___
_sebiotal o e R3sae0000f 0t
Study & Design i | 3,064,100 . 800 2,451,280,000) -
Substotal | E T ] 50,595,605,000 {(3)
Others T e ©7.589,340,750 _(_:g)_*g g o
o [Total 58,184,945,750
" |Physical Contingency - 5,818,494,575 |10% of TO[‘AL
' “GRAND TOTAL 64,003,440,325 :
. Table 7-3-10 Summary of Project Costs ..+
cooTem - 7 Amount | Composilicn
R " Rp. Mil. %
" [t- Construction Cost 64,0034 R X 1) R R
2. Compensalion Cost 76,4003 Y A ) | B
3. Survey Cost 1,384 | e
4. Overhead (Opcralmn) Cost " 8,669.1 SENT1 %4 | I
' - Sublotal 80,911.2 -~ 100.00
o |5. Repayment of Interest® - - 8,2934 : 2
Total 89,204.6



7-3-4  Feasibility Analysis on L/C Master Plan

The following three items werc examined to assess the feasibility of L/C master plan; Land
contribution ratic and reserve land, Project cash flow and other economic effects.

(1) Contribution Rate and Rescr{'c Land

Iand contribution of L/C ])I‘OjCCt is composed of two kmds public land and reserve land
contributions. The former is the necessary land for infrastructure and public facilities in the
proposed master plan insufficient in the existing tand use, and the latter is the land equivalent to
the total expenditure of the project in case of self-finance L/C prolcct The master plan base
case results are 74.5ha and 33.5ha respectively; the contribution rates to the original private
land are 25.9% and 33.5%, accordmgl)' the aggregated contribution accounts for 37.5%. This
result of the contribution rate should be evatuated by the participants of the project, although it
is 1/3 of the maximum area of reserve land which is rationally calculated in companson wnh '
the total bulldmg value i mcrease aﬂer L/C pro_;ect 1mplementat10n ' S

" ‘Table 7 3 1 Conmbutlon Rate and Reserve Land, Master Plan 'f

' Conmbutlon Rate

Building Lot - Building Lot after L/R G . Conlribution - *-:: 7 | Contribution
Areabefore | Replols | - Reserve - | - Tolal - | For Public | For Reserve | - : Total - Rate -
. e Soreso | Land oo | Faclities . | . Land SURTETEETE TR I
(A) - AD) - (E) ‘ S : (D) (DAY
_ ha i ha = hat ha - ha ha © hal - %
288 3 180.3 335 213.8 - 74.5 S X " 108.1 : 3748
- BuuldmgLoance B T I PR ‘ .
. [Building Lots| Unit Price Total Amount] Bullding Lots] Unit Price | lotal Amount Land Value Increase
before L/IC | before LIC | before L/C | after LIC after LIC after L/C . |Total Amount |Increased Rate
- (M) (@ - |(V,~Axa) () ) - | (Vy=Exe) | (V=VyVy) | - (da)
o hal - Rp/m’| . Rp.Mill] . hal o Rpsm?[ - Rp.Mill]  Rp.MlL| oo
2883 100000 288,310.0) 213.8 256,700 . 548,798.9] -- 260,488.9 257
5 Planned Area for Reserve Land : T T 5 _
Total Value | Total Value | Increase in | Land Price | Land Price | Maximum Planned - | Comparison
©oof oof TotalVaIue . perm’ Copern? "Areafor | - Areafor | )
Building Lots} Building Lots| .~ of . . | befor L/C after L/C Reserve | . Reserve .
before L/C | aRerL/C |BuildingLots| = - - . oosof s Land 1 Land -
(Vi=Axa)l (L=BxS|(V-V¥)] @ | ) (Re= Vo)l ® (Rmm)
S Rp.Millf ©Rp.Mill| - Rp.Mill| .= Rp/m’| .- Rp/ml| * * ha ~ 5 ha %
288,310.0] ~ 548,798.9] . 260,4889 100000 256,700 lOI A8 "~ 33.53 33 04



| (2) Cash Flow Analysis

‘I'he cash flow analysis was conducted under the following assumptions:

Table 7-3-12 Assumptions for Cash Flow Analysis

Item ' Assumption
Pricelevel = - = " | August 1998 e
Construction period - - | Seven years (From Year 1 to Year 'i)
Timing of salc of reserve land - | From Year 3 to Year 7 :

f
Pnce ofreserve Ian ' Weighted average of the land prices of !he housu.ngrarea and .lhe

commercial area: Rp 266 000 /m2

Real mterestrate e 0%

I‘ able 7 3 13 shows lhe expccled cash flow of ihe 300ha land consolldatlon in JallaSIh T he

~ land contribution ratio to balance the costs and revenues in Jatiasih proved to be 37.5% under

the assumption that the real interest rate is 10%. Since the selling price of the commercial area
used for this analys:s, Rp 375 OOOIm lS rather conservauve, the actual contnbunon ratio is
: cxpected to be lower :

AAl(hough the costs and revenues bal‘mee in the last year how to moblllze the fund for thc iand _
o development is one of the largcst conslramts in applying land consohdatlon at an area of 300ha h
* in Jatiasih. During the first 6 years, the project account shows a negalwe posmon where the
‘debt is kept at Rp. 17 billion for five years from Year 2. A long—teml ﬁnancmg sourcc must be

: '_sought for the land eonsohdahon P » c: :

Table 7-3 13 Expected Cash Flow. Base Case (Rp mllllon)

t

< Year - . .-.],: '325, =3 .' T4 i-S- 6 '-.7;- Total
fn’;’gfé‘s‘f;‘“m excluding | 4 04561 12,1167 | 16,1823 | 16,1823 | 16,1823 | 12,136.7 | 4,0456 | 80,9113
Interest payment - -
(interest rate: 10%)
Revenue from Sale of
Reserve Land '

Balance ~ -4,247.3 13683 00| 00 00 424281 13,1683 - 00

2023| 10316 1,6587] 1,6587| 16587 14564 627.1| 82934

00| 7 00[17,8409] 17,8109 | 17,8409 | 17,8409 | 17,8109 | 89,2047

i _Smce there is a “time gap betwecn cxpcndlluros and ‘Tevenues, the land eonsohdallon )
 management body needs to borrow money from financial institutions such as commercial banks.
~ The level of interest rate conslitutes a critical factor that affects the viability of the project. On -

- the other hand, consldermg that part of the mfrastructure and public facilities, such as arterial -
* roads, o be constructed in the case study area benefits not only the landowners of the project
- but also people living outside the project area, the infroduction of a Government subsidy is
 justified, which wili lead to the reduction of the landowners' fand contribution requnemem '

7 From this perspechve, the possnble Govemment substdy for the Jahasnh 300ha area is estlmated

~at Rp 37, 397 mllllon ' : :

In lhls Study, a sensntmly analysrs was carned out by changmg lhese lwo factors the real :
interest rate and the Govemment subsxdy The summary of the analysns is prcscnted in Tablc .
7 3-14. ' - :



Table 7-3-14 Sensitivity Analysis: Comparison of Cases =~

Case 7| 1 (Base Case) 2 s 4
- {Expenditures e\:cludmglnterests (Rp. I‘lll“lOll) - 809113 | 80,9113 §0,911.3 80,911.3
'7 Real Interest Rate - R I 10% 30% o10% 30%
‘ Interest payment (Rp. ntillion) ' _ o 8,2934 26,093.9 4,552-5.7 t4,874.3
Government Subsidy (Rp. miltion) - e 00 37,3970 ' 37,3970
Revenue from Sale of Reserve Land (Rp. million) ' 89,2047 - 107,005.2 48;068.0 58,.389.1
Land Contribution Ratio o Cms% | 39.8% 32.1% 33.5%
' R(max)* B T T Ttesw | 198% | sow | 108%

* Ratro of planned [eSCrve land over maxlmally allowablc reserve land

' thn thc real 1ntercst rale increases to 30%, the 1nterest payment increases to 24% of the
: expendlturcs (Case 2). Asaresult, the land coniribution ratio increases to 39.8%. On the other
hand, when the Government subsidy is introduced, the interest payment decrcases
- _approxunately to 5% of the total expendltures (Case 3), resultmg in the land contnbutlon ratio .
- 0f32.1%. Whena30% real interest rate is applied together wnth the Govemment subsrdy (Case
' 4) the land contnbutlon ratlo mcreascs to 33. 5% : _

: Ovcrall the landowners wdl be greatly beneﬁtcd from the land consohda(ron since the R(m'ix),

~which is the ratio of planned reserve land over maximally allowable reserve land, is less then
- 20% in each case. It would not be very difficult to attain an agreement from landowners on the
- land consolldatlon 1f the beneﬁts of the pro;ect are fully explamed to them. :

o .(3) Fconomrc F ffects of Land Consohdatron

o The fo!lowmg economlc effccts are expectcd through the reahzatron of land consohdatlon in
: Jatlasrh R C N L _ : .

- The housmg cnvrronment is enhanced through thc mcreascm publlc spaccsmcludmg '
* roads. Connection of water pipes and mstallmcnt of septrc t'mks assures comfortable
S living ¢onditions to the local people. - : -
e _Smooth iraffic flow is attained through the reahgnment and/or the constructlon of
.+ arterial roads and feeder roads. 0 o &
< 'Convenience in daily life is raised since the constructlon of schools and other publlc :
. facilities will follow the land consolidation. - . | i
- - The area’s future developmcnt with the constructron of lngher—storlcd bur!dmgs is
RPN made possrble through the improved allotment of houses and roads. Ll d ':
0= A new housing area eqmpped wnth pubhc facrhtres and servrccs is provrded to lhc
S Jakarta DK residents. . v i LT e e o
SR 'Unuscd lands are consolldatcd and turncd productwe whlch m 1um actlvates the _
o : area ] econonnc actlvrtlcs : '
- - " The realization of a new mvestmcnt mto the constructron of houses and roads
B “'strmulates thc productwc scctor v o : :




7-4  Land Censolidation (1./C) DcSign -
7-4-1 Existing Conditions of the Area for LIC Design

The study arca consists of a part of 2RW and 4RY in Jatil_uhur village, with the area of 26.48 -
hectares. The eastern boundary is defined on the centerline of Jalan Raya Jatiluhur, which is the
~ only paved road in the surroundmgs and the northern side is adytccnt o Kopcgtel s housrng _
cstate

'(1) _Physical Cond_itions '

1) ']opography _ : e : i

The topographical features 1nclme toward the north wrth the range of altltudc from 45 7m to
36.4m. A part of northern lowlands in which scvcral ﬁshponds locatcd isa swamp, and houses :
and farms lie scattcrcd in the rest of the area.. :

“The existing land use is domlmted by agrlcultural use at 73 9% of thc whole area, mostly mlxed '
croplands. A'portion of pub!rc l'md whlch consrst of roads and mosqucs 1s very small at 3 1% :
compared wnth pnvate land : o — -

'Iable 7 4 i Prcsent Land Use of LIC Desrgn Area

‘ Categorv e JAramD  Ratiom ]
. PublicLand R gooal 31l
' - |Road o - 5869 22
7 [ Rava faiilubue | - 21351 ¢ 0.8
CULAwL Gl Wy Z: 2 Oasa V¥ |
- 10thers le92l - 081 _
. o IMosque corbri a8 QB R o
© |Private Land __ e o 262100 969
' o |Agriculwre 0 ] 195,564 13.9
o pond v 16365] - 62
" |DryCropland: | — 43,196 16,3
Mixed Crop Land | . 136,003 514
¢ |Residentiat - - o 1 245001 -7 9,
Clothers o . oo | 36637} 0 138 _
1 |Cemetery . - Y912 34
{Total - e ] 264,804 10001

- Source FleId Survey. Pebruary 1999

"3) Burldmgs g . S SULT . 2 . _
- Buildings in ihe area are counted at 192 of whrch 138 are for resrdentral use and the rest are for
"+ chicken farms shop houses, private schools and so’ on.: Most of the butldmgs were constructed

“in the past 10 yeats (85. 4%) and by structure of comretefbrlck (69 3%) Condmons of
bmldmgs in the area are summarl?ed in lable 7- 4-2 R




~ Table 7-4-2 Present Situation of Bu_ildings

Source: Field Susvey, February 1959

4) Inflastructure S

No. of Buildings by Type of Use No. of Buitdings b).' Years No. of Buildings by Type of No. of Buildings by Building
after Constrystion Struglure Coygrase

Type No. | Ratig (%}l Years No, Ra[ig;%)ll Typs No._ | Ratio (%0}t Coverage (m?) No, {Ratio(%0)
Residence 138 | . 719]|lessthan 5] 36 1.8 [IConcrete/Brick | 133 69.3 {} lessthan 51 12 315
Education 1 36 5-10 113 . 589 |[Wood ' 15 18 51-100 92 479
Commerce 12 63 10-15 26 o 13.5 |[Bamboo 20 104 101-150 16 83
Industry - I 05 15-20 17 89 l\ll\ed L 24 12501 . 151200 4 21
Religion 5 .26 - ' - more than 200} 8 4.2
Mived 8 42 . - ) B
Chicken Farm | 21 ooy - - . L C. : - : : :

Total 192 100.0 Total 192 1800 Total 192 | © 1000 Total__ 192 100.0

Present srtmttons of the mlrastructure in the 'trea are brrefly described as follows

L Road L : - : :

The road network in the area is very poor, with only 3 sections of publlc roads Jalan Raya
Jatiluhur (width of 7m with pavement) along the castern boundary of the area ¢an be defined
as a main road in this surroundmg, while Jalan Awi and Jalan Tekel of which the widths

* amount to 4m and 3m respectively are the access roads to the main road. Those access roads

are not paved. Most of the houses, exceptmg houses adjacent to the publtc roads use prrvate
. footpaths as thetr access. ; : RN

w2, Drarnage S R : a8 TN :

*  Drainage facilities are also Very poor Unsupported street drams are mstalled along Jalan
* Raya Jatituhur, only for the drainage of road surface.’ Some llood-prone buildings are
* located in the internal lowtand of which the run-off dlscharge is mtercepted by a wall
' constructed by the project of Kopegtel s housmg estatc

© 3. Water Supply and Samtatron U I

There is not any reticulated water supply system in this area. Water for domestic use,

7 agncultural use and fishponds arc extracted from shallow wells of which depths are less than

" 10m. On the other hand, the sanitation in this area is an on-site system such as pit latrine and

~ septic tank. Itis deemed that the quality of shallow groundwater is Jeopardtzed by both the

- groundwater exiraction and the sanitation, ,especially in thls kmd of arca as the frmge of DKI
: Jakarta in whreh raptd urbammtron is recently occurred B o

: .: 5) Publrchommumty Facrlltles L e ‘
- The publtc/comrnumty facilities found in thts area are schools and mosques All of the schools

- 2 secondary schools and a religious school are prrvately operated F he mosques are owned by
- the local govemment or prlvate persons ' : . . .

) Populatmn

o -(2) Soclal Characterlstlc

" From the site survey rmplemented in Pebmary 1999 1t is 1dent|ﬁed that the number of

households in the area is at 149. It is estimated that the habrtants in the area are 745 persons,

- multiplying the number of households by 5 to obtain an average number of persons per
household And the present populatlon densrty is also esttmated at 28 1 persons per heetarc =



2) Property Ownership

From the site survey, the present sntmtlon of the property ownership, classified by land
ownership and bulldmg ownership, is described as follows. -

1. Land Ownership @~ .~ :
From topographic survey, the total arca for L/IC d051gn is calcuhled at 264 804m of whlch

_ public land (roads and mosques) is 8,094m’ and private land is 256 ,710m2, As for the
private tand, the number of lots is identificd at 345, of which 302 (87.5%) are classificd as
Girik (right ownershlp but not certificd by BPN offices). Hak Milik (right ownershlp and
cerlified by BPN offices) is counted at 43, most of those lots is owned by Jakarta citizens.
The present situation of tand ownership is summarized in Table '7 4- 3 :

Tab!c 7-4-3 Present Sntuahon of Land Ownershlp

Area (m )

“ Land Tenure No. of Lots | Componeat Ratio (35)
- |Girik . L3002 87.5 202,624
. [Hhak Milik (hcld b)' Ja!\arla cmzcn) "33 110 41434
Ilalellk 8 BEE L6655 . o
- Total - 345 1000 . ) o 256,710 < o

Soun.e F 1c|d Survey, I‘cbrua.ry 1999

o l" he area of a pnvatc lot is oﬂiua]ly reglstered namely, in SPPT (notlfy ef tax payment of
. which lot arca can be modificd by allegation of the owner) and/or in PBB (land and building
- tax). However, those registered areas have not been accurately mcasured In this study, the
area of each lot in the area for L/C design was estimated from modification of the figures in

- SPPT and PBB adjusting the results of the site survey and the calculated total area by -

o topographic survey, in order to practlce a model of replotting design in next stage. From the
~estimation of lot sizes, half of the landowners own land exceedmg 300m The lot size of .
lhose prwate lands is summarized in Table 7- 4 4 ' ST .

,' Table 7- 4 4 Number of Landowners b) Lot SlZe S

Lot Size (m°) . No. of Landowners Camponent Rauo(%)
©lessthan {00 - o - 200 0 o 08T o
100200 0 o 93 S 268
L 200300 - I 1) 190
m0relham3{}0 oy b 486

~Tofal® - oo 0 5 38000 o0t R

Nole *mcludmg mOESqUes .
Sousce: Field Suncy, F ebmary 1999

A Bulidmg Ownershlp St S : &
" "lhere are 192 of bulldmgs and classnﬁed mlo 4 lypes as shown 1n Table 7 4 5

Table‘? 4-5 Number ofBulldmgs b) Ownershlp Type RN

: Type of Building Ownership - Number of Buildings-
Land O\mer Buﬂdmg()“m; Building Occupant -+ o oo 130 s o 617
~ - |Land Owner = Building Cwner = noth!dmgOLcupanl(ren!al hou:.e) IRV & L 68 v :
=7 [Land Owner = not Bu:ldlngO\\ner niot Bul!d'mg Occupam (rcmal !and) R S AN LY SEAE i I
ChlckenFaJm rol T TS RTINS ] IR TR NERTRTRND ('L L I
’ : : Tota‘ R T 19 - 1000 -

) Somce Fleld Sune} Fehruar) 1999

:23_4'3 G e e

Componcm Rallo(%) b o



3} Land Price _ ' AT ' ‘ o
‘Through the site survey, data of land price in the area for L/C design is obtained by documents
of the PBB, Jatiluhur Village Office and interview from residents. The land price varies
according to the distance from road and its location.” Along the Jalan Raya Jatiluhur is the
highest, around Rp.223,000 — Rp.262,000 per square meler, while inner land without road is
- approximately Rp.100,000 per square meter. = - R o S '

- 7-4-2  Basic Conditions for L/C Design

L/C design is to establish a detail plan of infrastructure/public facility and a block development
plan for the sclected project implementation area in order to realize development policies
proposed in the master plan. At the beginning of L/C design, the detailed arca of the project
implementation was examined from various viewpoints and determined, and general design
policies wer¢ considered. ~ - 0 ot T L

~ (1) Definition of the Boundary of Project Arca -

_--Though a ‘c_'a.ndi.datf_li area of apprﬁxill)@tély 30ha for LIC 'project inlp]él]léﬁtaﬁon waS selected
from the southern part of master plan area, the detailed boundary was defined as follows:

1) E'asterﬁ bduhd_atyﬁ the centerling of regional trunk road, Jalan Raya Jatiluhur, -
2) Southern boundary: the borders between a Desa road, J1. H. Tekel and private lands.
*3) Western and northern boundary: the borders of private lands and small Desa road.

Since Jélén Rayd Jatiluh’u@‘ islplérﬁn‘léd to \Vldenbothof i!rs sidés_to a width of 22|i1, a half portion
. in this site is constructed by this project and another is to be developed by other project in future,
from the viewpoint of equal burden, = =7 27 o e :
- The résiili of th.c, bdli.ndélf-)’ of thrc_.LIC 'projegﬁi'iﬁlpléméntétioﬁ arca is ,i.liustra.téd in Figure 7-4-

" bigure 741 Droject Arei, LIC Implemenation Plan in Jatiasih



(2) Basic Policies for Land Consolidation Design

Since this L/C project would be the first example of substantial urban land consolidation
projccts in the Jabotabek arca, developing sufficient infrastructure and public facilities for
urban living through a financially sustainable system, basic policies for L/C desngn were
considered to make the pl‘O]CCl suecessful as much as possnble '

As L/IC pro;ects basically aim at mcreasmg the use of ‘building lots through the del/eloplrrerrt of
infrastructure and public facilities, following eommon desrgn pOllCICS arc also applled to lhlS
area. o _ o .

R To create a better resrdentlal envrronment satrsﬁed by nccessary services such as
L access:brllly, water supply system dramage system ete. .
- To secure the social/economic activities in the €XISllllg commumty from the
3 development as much as possible. - B
- To reserve the exrstmg good natural environment, 1[‘ any : ‘ s
- To keep the safety of pedcstrrans wtthm the area from the trafﬁc whlch wull be '
, mcreased by the developmcnt : : R ‘

Morcovcr thc followrng desrgn dtrectrons wcrc preparcd when the cx1st|ng characterlstlcs of
the case study area were exammed S .

- One of the most 1mport'1nt 1tcms of dcsrgn is road network/road desrgn m conjunctron

~with dramage system. . . _

- . Land arrangement work can be mmum/ed to prcserve the exrstmg physrcal condrtlon, :

..+ _except for the swamp area in the northern part of the area. B -
- Though a drastic road lmprovement IS necessary because of the exlslmg very llttle

~and poor footpaths in the area, alignment of proposed roads av01d crossmg the L

... existing social/public facilities as much as possible. -

- Some public facilities able to be planned in the vrcmlty area‘\vrll be loeated out of the o -'

- area, taking into consideration the wider community development plan beeause ofa
' certain amount of land contrlbutlon by roads U . : - '

743 Propo-sed LIC l)esign' S
(1) Proposed Structure for Pro;ect Area R

' Based on the above mentroned planmng pollcles the basre structure for the prOJect area lS
proposed as shown in Flgure 7 4~2 o . '

The pro_;ect area is on the west of Jalan Raya Jauluhur wh1ch has only one main road in the B

. surroundmgs and will be widened as planned in the master plan, therefore the road will be the

main frame of the pro_;ect area. A certam area for commerclalfbusmess use lS proposed along :
the road on wlnch some small stores are presently srtuated - '

There are mosques and schools on the west of the prOJect arca and these facrlltles wrll be used g -
for the same purpose after the project. A certain area of parks is proposed adjacent o the -

mosques and schools T hese set of facllrtles wdl form as socnl center of the pl’O_]CCl area,




The commercial/business area and the social center must be connected by a pedestrian network
as well as roads, in order to sccure the safety of the residents from increased vehicular traffic by
road improvement.

' Residential A_rca _
B Commercial/Business Area
_j Park : _
.Educ.ation/_Religious Facility
. l’rojecl. Area : '
‘ Major Road
‘l Major Pedesl.nan Network .

(awsubTEES

Flgure 7-4- 2 Basw Structurc of the Pro;cct Arca
(2) Land Use and l)ensuy .
- T he land use in thc project area should not be drastically changcd from the prescnt condmons so
- as to maintain cxnstmg social/economic activities of households in the pro;ect area, and this

pollcy is mdeed in accordance with the L/C system

‘ Though the land use of the pl’O_]eCl area at prescnl is mosily deﬁned as agrlcullurc itis planncd-

- - as residential use by the above—menlloned basic structure. The reason is that the area and the .

" environs will be urbanized in near future due to the expansion of the Jakarta metropolitan arca _

L ‘and construction of the outer-ring ‘road. However, it is dccmcd that the existing -

social/economic aclivities of those houscholds will continue alike even. after the project
¢~ implementation for a certain duration. lhus itis pracucal that the residential area is planned as

- relatively low densnty m order to sccure thc contmuahon of socnallcconomlc acllvmes as S
agrlcullural area ' : : T X

. .f. As for commermal arca, ‘area for small shops and/or shop houses is allocated along Jalan Raya

S Jatlluhur so as to prov:de daily necessaries for the neighborhood, whllcarcglonal commercial |
. center was planncd on the north of the pI’O_leCl atea in the master plan: In addition, other pubhc
> facilities such as clinics and pnvate-owned kmdcrgartens are to be umted wnthm thls
s 'commercnal arca. " S : SR P TBLUYD

LTI S TR I EIFEI LI RN




The population density of the project arca is assumed at around 100 persons per hectare based
on the master plan. The future population of the area is estimated at 2,600 under the this
assumption. AR

In order to guide the planned land use 1nto the project arca practically, some sort of rcgulatrons
such as administrative guidance and/or community-based agrccmcnt of building control, arc
needed. :

() Block/Lot Design

The design of block/lot is to determine the size, shape and disposition, at the same time, to
determine the network of local road. The prnnary consideration in the block/lot design should
be the land use plan, and the Jocation, lot size and type of cxlsung houses T he size and shape of
the blocks is detemnned based on the followmg factors e i

- The size and shape of exrstrng lots is taken into consrderatron for block design.
- - The existing economic/social activities of residents in the prolect area are taken into
* consideration for block design as much as possrble _
-~ Economic consideration must be paid to the size and shape of blocks in whrch rescrve
" lands are allocated. . . '
- . The longer side of block is allocated along contour lme as much as possrble in ordcr
" to minimize lhe cut and ﬁll work G

: 'lhe 'proposed average block sizes arc shown in l'rgorc 7-43.

Lp_t_us_l_eﬁ_t.m.mgﬂ ' : Lot $-iz.e: 300m2 = 500 m2

EE 1) G B W
T p—
20m iZOI'I'I
!
]
i
{
|
|

Frgure 7—4 3 Proposed Avcragc Block Slze by Magmtude of Lot

,(4) Deslgn of Publre Utllrtres :f-?;, ;:i o

"1) RoadNetwork o I I L e s s R
' Road nclwork in thc prO_]CCl area is hrerarchrcally planned in accordance wrlh lhe master plan in -



which the network of main roads is proposed. Of the project area, a regional road of 22m width
and a collector road of 12m constitute the skeletal structure of the road network The types of
roads that are allgned in the pr()]eet area arc outlmed as follows -

I"thle 7 4- 6 Proposed St'm(lald of Road Nemork in PrOjcctArea

Classif' cation ; ROW (m) No. of Lanes Wldth of Lane (m)] __Interval (m)
Regional Arterial Road 22 4 325 -
- | Collector Road ™ = =~ 12 D2 300 L
Local Road (}) ~ e 10 2 o 3.00 - Clne
Local Road (2) 3 B 1 3.00 -
Local Road (3) 6 1 250 . - - 40-70

In prmcrple, local road (]) and (2) are ahgned for the supplements of collector road and local
" road (3) forms blocks. [he interval of lOC‘ll road (3) is subject to block size.

On the other hand, footp'tths are 1llocated to connect thc pro;ect area and surroundmgs for the
: passmg, in case of need ln prm01ple footpaths are graveled '

2) Park/Green : o : : :

- Adjacent to the educatlonal/reltglous area parks are allocated to rmprove those amemtles

- Parks and the planned eommcrcral area along Jalan Raya Jatiluhur are connected with green

; ways, whlch are facilitated by greenery and footpaths. The principal function of the green ways
is to secure the safety of pedestrrans from the mcreased vehicular trafﬁc generated by the

development ‘ - -

3) Dramage and Plood Protectlon System

i) Hydrologlcal Desrgn Standard I R
Urbanization decreases the natural functlon of detammg ramwater on land If there are no
“measures in an urban development an area along the downstream will be jeopardized by the
o flood caused from the development T hus an approprlate ﬂood proteetlon system has to be
: planned in the case study area. : : : :

i) Waterway lmprovement ‘ R T R L S :
- For the improvement of waterway in the prOJect area, the sectlonal plan is to be prepared wath 7
. consideration of the whole upstream area m order to provrde for thc future development as the
- 1nasterpla110f300ha S . R

7 "'4) Water Suppl) _ R ) ‘ e _ |
At present, there are not any plped water supply systems m!around the pro_;eet arca, therefore

- most of the households use water from individual shallow wells (approx. 10m in depth), even in

: the arcas of both private and public housing development. As urbanization progresses, this

- manner will lead to pollutlon of groundwater and land subsidence in near future, causing from = -

" household ‘waste and excessive extraclion. ' However, the project area has no appropriate
. surface water resources nearby. Thus, as stated in L/C Master Plan the gradualdevelopment of -
' the water supply is 'tppltcable n the pmject area R : T P

' Namely, house connectron as the plped water supply system is mtroduced usmg centralrzed g
~ deep well (1t is reported that the shallow aqurfer around Jatiasih is gradually polluted) in the -~
. first stages. Then the retrculated system wrll be ﬁnally mcorporated mto a broader water supply -
o nelwork of Jabolabek S :



5) Sanitary System . : o : T s
In the short-term of the developmcnt for thc mas{cr pl'm area on- snte treatment was proposcd as
the sanitary system. Thus wastewater will be treated by septic tank of each houschold for a

plan.

6) Eleetricity and 'Ielecommumcat:on _' -
Eleciricity and Telecommunication services are served by the Natlonal Flectncnly Company
(P1 N) and National Tclccommumcallon Comp'my (PT. TELKOM) respcctwely

(5) Proposed L/IC Dcsugn of the Project Area

while, however, it will be lroatcd by oif-sﬂe syslcm in long term stagc as the proposcd master

‘Based on aforementioned demgn pollcles and standards 1he land use plan of lhe prolect area |s
shown in Flgurc 7-4-4 and Table 7- 4 1. SRR - A

Table 7-4 7 Land Use Plan of Pro;ect Implementatlon Area .

: Land Usc Before Project Afler Projecl
B R T Area(n?) + Ratio(%) Area(m’) -Rauo(%)
" - [PublicLand Use jRoad = - R 586_ 22 ey
3 RN IR S W=22m| 6,693;- 25
W=12m| -~ : Co S,151% 19
W=10m o (7,449 5. 28
W=8m o 3,360 § 13
W=6m : 20,687 - 18
Fool Path W=4m| : _ 348 0l
B w=am| Y STy T 0d
GreenWay | .~ = <. - E 261! R 1]
T Sub-total - -5,8695 2 46, 731 7 176
: |Public Facilities [Mosque - ".: | ¢ 2,225} -0 08 S 2235108
Do |Park : : -'3,197 b 1.2
Water Way ! 16797 06
T |publicService | - - % o 413 02
- | Sub-total S 2,225% 08| 7514 28
. . Sub-fotal(1) - 8094: 3.1 - 539877 . 204
Private Land Use Residential - - P S 190,229 ¢ - 718
©o0 e [Commerelal b i 11,2340 47
- {Schod, Kmdergarden ele. T 79354 3.5
RIS Sub-total(2) | -256,710% 969 210817% 796
TOTAL B ~ 264,304 - 100.0| - 264,804 1 - 100.0




B okl
JATIASIH
"

.b ’- Tt 15? | R
: == - N -

N oL
el

- -3E8
pragprp

¥
‘I
i’

11kl
L
t

~E2Ed
t! l[[l

—
et By
Era T +
—y
---------
7 ey -
TR e
+ : +
ety
.~.+ +
" -
tomachl.auixu .
0 lpchlMl- .
Ao P Y =,

- Figﬁ'ré 7-4-4 Land Use Plan of Project 'I‘ih{')l_e'gﬁéntationl Area
_ 7-4-4 'Cos'tAl'l_alysis L
; (I_)' AI_nfféStrru_ciu'r_é (_L“'on;stj.rucnt-ipn-'(_l_‘o_‘st Y
" The infrastruclurd construction cost of the case study arca is estimated in accordance with the

 examples of Kopegtel project (land consolidation by a'cooperative in Jatiluhur), some Perum
Purumnus’s projecis and interviews with local contractors and engineering consultants after

" duc consideration by JICA experts. The level of the basic system of necessary public utilitics

-~ for housing devclopment is referred to land consolidation désign what is cxamined in the

S



preceding paragraphs.  In the first stage of the project, regarding public wutility, house
connection as the piped water supply system will be introduced using centralized deep well. As
for the facilitics of power supply and telecommunications, they are installed by PLN and PT.
TELKOM respectively. Therefore the infrastructure construction cost is estimated except for
the cost of power supply and telecommunications installation. A contingency allowance has
been included in the total cost to allow for unexpected cost identificd through the detail design
and construction stage, 10% of the total construction cost is assumed as physical contingency.
A total infrastructure construction cost at a medium level of infrastructure development is
tabulated in ‘Table 7- 4 8. [t is Rp 3,526 mllllon for 26. 48ha developmcnt that is Rp 13,300 per
sq. meter.

'lablc 'I 4 8 Infn ‘\stl uctulc Constluctlon Cost, l’lOJect lmplcmentatlon Alea i:

Unit anmy UnitCost - |~ Antount : Remarks
- o (Rp) - (Rp) S
Infraslruclur\, - e : s .
Preparationwork - | i | '264,804 ' 132 q02000 - o
Land arrangtmenl oo L m3 26,4801 198,600,000
[Road SEEETETE IR IEENEI B T
[Regional "Artcrial Road m | 598} 224,250,000 [w=22m - o
- {Collector Ro_gd T b m | 5481 : © 169,880,000 [w=12m
Local Road - i nt 7T 182,000,000 [w=10m -
LocalRoad - =~ | m | - 405| - 60,750,000 |w=8m
LocalRoad _ Tl m 332 398,640,000 |w=6m
[Footpath -~ .~ . |- m . |- 8| - 1,780,000 |w=dmn T
Pootpath I Tm | T 82 1,230,000 jw=2m .
|Greenway - ] m 653 42,445,000 fw=1m
- sub-total - . o e 1080975000 '

: Dmmapé; et T TN N _ .,
[Opendrain(S1) - |'m 63| 4000|269, 360006 |1y
|Opendmain(s®) | wm | 2,176 84000 182,781,000 |(2)

Covered dram(S4) m | 1,694 168,000 - 284,592,600 |(3) -
Sump SN R BRI 184,184,000 ((l)+(2)+(3))*025
Waterway - - | m | 333 '7""'8'0’(')1)(70’ 268,000,000
sub-total . S T ,188,920,000
‘|Park&Green - o oni ] 3, 197 S asp00| avesee| T T T
_ Watcr suppl) T N S : Sl
Pipe (dia.160) U m 1216 L S6,0000 71,456,000
Pipe(dias0) | m "'“;- Ans 245008 1059625000
Decp well [t | 1| 135,000,000 | 135,000,000 frescrvor, tnk, pump
sub-total N A R : " 312,418,500 =

iSwdy & Design . - - -+ | of | 264804 800 211,843,200

S Total o o ' I B 32050862000 . -
Physical Contingency - - - R RS - - 320,508,620 [10% of Tolal .-~ :
GRANDTOTAL . oo [ 7 7 o T 3,525,594.820] - -

(2) Compensatlon Cost

“In land consolldallon prOJcct Iosscs to be causcd by thc lmplcmentahon of a pro;ccl must bc' _
- Tairly compensated In case of Jatiasih L/R project, a lot of houses are located in the project area,
~and 40 houscs and 1 poultly farm have to relocate bccausc of the conslruction of roads and .
publlc facilitics. T he reconstruction cost is classified by the s{mclure of a house The unit cost
is determined by analyzmg the Perumnas s housmg construc{mn cost and mterv1ews from iocal :
. conlractors, lhlS is shown as bclow R S e

292



‘Table 7-4-9 Unit Cost of Housc Construction by Type

~ Type of Construction COHS(llI{'l:)Cl;{)I?])C ost
House (Concrete) 550,000
ltouse (Wood) “ 400,000
Poultry frm ' 200,000

On the other hand, compensanon costs for agncultural property as fruils trées wnll be calculated
by detailed survey on the 1mplcmentatlon stage, therefore 10% of reconstruction cost is
assumed as physical contingency in order to compensate this.

(3) Others -

- Other neccssary costs such as the survey cost and the pr0_|ect admmlstratlon cost are estnnated
based on the experts® experiences. . ;

- For example, the survey cost consists of topo maps, conﬁrmatlon of bound’mes cadaslral maps,
determination of original lots and finalization of block plans The administration cost includes
L/C assocnatlon admuustratlon superwsmn of study and survey and reploltmg design.

Accordmgly, the lotai L/C prOJect cost excludmg mterest on necessary loan, 1s Rp 5 848 4
million as summarlzecl Table 7 4- lO i o . : :

Table 7 4- 10 Summary of Prolect Cost, Pm]ect lmplementatmn Area '_ o

Item . Amount Co;nposntlo_n
i._COnstru_c_t__ion Cost e 3,525.6 o 60.28
|2. Compensation Cost - - 1,537.3] - 2629
3.SurveyCost ~ ° -~ |- 1589 272

" 14. Overhead (Operat[on) Cost| - - 6266 - 10.71
1 Subtotal - - 5,848.4 - 100.00




7-5 Land Consolidation (L/C) Implementation Plan
7-5-1 [Implementation Planning.
(1) Contents of llll])lcllielttation Plan

The implementation planning pl‘ovidcs varions frameworks for the L/C ptojeet implementation
based on the planning works already conducted in the prcvmus stage l'he contents of L/C
: lmplcmcntatlon plan consustof four major 1tems ' ST

1) Location and boundary of the prO_]CCl area,
2) Outline of L/C design,

3) Implementation schedule and

4) Financial plan.

The contents of the nnplementatlon plan will be. composcd in the form of the lcgal documents
stipulated by Land Consolidation law/regulation and its prescnpnons to be legistated in the near
future. An example of detalled contents of the L/C lmplementatlon plan is proposed as follows

* Land Consolidntion Proje_ct: -
Implemcntation Plan

l Prolect and Implementatlon Body R LA
1.1 Project Name - RO
1.2 lmplementatlon Body
2. Project Area - e
2.1 Localion of P[O_]CCI‘. Azca )
" 2.2 Map of Area Boundary
23 ProjectArea Zoning | PR D
3. Outline of L/C Design - 3, S b
* 3.1 Objectivesof Project - -
3.2 Present Condifion of Pl‘O_]CCt Area '
3.3 Design Policics L
3.4 Comparison of Land Use before and aﬁer Project =
3.5 Calculation of Reserve Land .~ . * ' o
3.6 Development and Improvement Plan of Publle l aCIlllleS B
37L/CPlan . - : S
. Project Implementatlon Schedule
. Financial Plan . . 4
5.1 Revenue =
5.2 prendlture o
© 5.3 Annual Financial Plan .
6. Reference Materials : :
- 6.1 Rules on L/C Implementation R
" 6.2 Drawing of Present Condition: Use of land and bunldmgs R
6.3 Land Use Plan - : _ . sl

T Y-

As the pro_]ect area and the outlme of L/C desugn are already exammed in the prcvmus sectton
- the financial plan is mainly analyzed in thts sectmn to eomplete the nnplementatlon plan S




2) Assurltbtions for the Intplemeutatiou Plan
First of all, some necessary preconditions were assumed for the implementation planniug.

1) Association typc L/C proleet -

There might be various types of L/C projects in Indonesia possrble to be 1mplemented in future
as discussed and proposed in Chapter 4-4 of Volume 1. Application of a typical association type
of L/C project can be basically exammed for tlus case study in Jatiasih, becausc of its purpose,
characleristics and scale.

1 2) Implementatron Period

Ordinary L/C projects conducted by the BPN, though they are not the same as thrs proposed
L/C project both in quality and quantnty, are usually completed within two fiscal years. lakmg
_ into consideration this condition and the amount of work volume estimated in the previous
~ section, the proyect period is set to four years from the commencement to the completion of the
project, including construction of major mfrastructure and dlsposrtron of reserve land, etc. It
~ consists of one year of begmmng stage, two years of full implementation stage and one year of

' completlon stage. - L S '

- 3) Land Prlce , I

- The existing land prlce in the area was calculated as Rp 100 000 per m’in average based on the

- result of site survey. Meanwhile, the land price after the L/C project is estimated from the

-~ actual example of selhng price of developed estates in adjommg areas, such as the Kopegtel ‘
. pl’OjECt and so on where the umt prrce of land is Rp 250, OOO/m for resrdentral land and

- 4) Interest of Loan ' '_ : : _
" Because the present economic srtuauon in Indonesra is not stable and 1t is not easy to forecast :

- future bank loan mterest rates even in near future A substantral 10% per year of i mterest rate is

- applied for the basic case analysrs without price escalatlon Another high interest rate of 30%
- per annum is also analyzed for sensitivity comparrson purpose.

o 5) Subsrdy : . _
* The basic case of the ﬁnancral analysrs on the proposed L/C pro;ect is exammed wrthout any
subsidy, that is, as a self-financed/financially independent pmJeet An alternative case is also -

"~ tested with an introduction of a local government subsidy to some potion of mfrastructure _

. development cost, which is usually fi nanced and constructed by the government itself.
o ) (3) Cost and Revenue '

. I) Project Cost SR

- The total project eost is estimated at Rp 5 848 4m|lllon mcludmg the constmctlon cost,

= ‘compensatlon cost, survey cost and overhead cost for project operatlon In addition, the total
- amount of interést on loan should be included. However, the mterest is calculated in -
accordance with the lmplementatlon condition such as project schedule and revenue source, $0
o that thc actual total pro;cct cost lS calculated and determmed in the course of financial planmng



lable 7-5-1 Summalv of Prolcct Cost, PI'OjCCt Imp]emcnhtwn Al‘("l

o Mem _ ;\:“:;ﬁt C_O?N%ZS'@# N Remark
I Constnlctlon Cost - _ 35256 60.28 Refer to Table 7-4-8
2. Compensation Cost 1537.3 ~26.29 | Refer to Table 7-4-9
. 13 Survey Cost. - : 158.9 . 272 |Rp. 8 Mil. perha
- 14. Overhead (Operation) Cost . 6266 10.71 12% of item (l+2+3)
' Sublotal 58484 100.00 :
5. Repayment of Interest S - | Te be estimated by financial plan
Total ' ' ' oo

2) Pro;ect Revcnue _ s S : ' ' -
Meanwhile, pr01e0t revenue is stmply estrmated as the income by drsposmon of reserve land to
recover all the necessary costs, mcludmg the interest in the case without subsrdy (complete
~ self- ﬁnance) ' The timing of dlsposrtron of reserve land IS assumed as next year aﬂer
: comp!etlon of constmctron work SR : : :

(4) Imp!ementatlon Schedule
o An 1mplementatron schcdule of the pro;ect lS assumcd as shown in Plgure 7 5 1

' In the begmnmg year most of preparatory works and mrtlal phase of the pl’O_lCCl 1mplementatron
3 stage will be carried out: conseisus between | lanidowners and related govemment/publrc

agencies, survey to confirm tand titles for replottmg desrgn, finalization of the rmplemcntanon o

plan, the replotling design, a part of detailed engineeting design, so on. Actual constructlon

B works wrll be started from the second year and continue untrl the third year v N

) l)lsposrtlon of the reserve land wrll be executed from the early per1od of the thlrd year, |
depending on the ¢ompletion of the: constructlon works in ordcr to co]lect possrble revenues for

j reductlon of repayment of mterests on the loan S : : - S

; The forth year is for the ﬁnal work stage of the prolect such as reglstratron of replotted assets
{ransfer of publle facrlrtles to responsrble entmes and collectlon/payment of cqurty, 1f necessary

.....
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(5) Aunual Finaneial Progranl

The result of cash flow analysns on the base casc is tabulated as follows

Table 7-5-2 Annual Cash Flow, Base Case R
" (Rp. Mil)

Year Ist : 2nd Ird 4th Total
Expenditure Co 4 ' R
Construction 00 20154 1,410.2 00| 3,525.6
Compensation 1537 76871 6149 00|  1,5373
Survey : 636 1.1 31.8 15.9] 1589
~ Administration - 1253 | ° 1880 - .1880% - 1253 i 626.6
. Sublotal : 342.6 3,119.7 22449 - 1412 ] - 58484
Interest  ° - : S 1920 . 285.8 1109 ]| - 605.8
Total 5 359.7 33106 | 253071 © 2521 | 6,454.2

Revenue : R P _ I ST
Disposition of Reserve Land P 00] 7 00 338725 25817 6,454.2
Balance (Annual) 3597 3316 13418 23295 . 0.0
Cumulative Balance : 3597 -3,671.4 -2,329.5 L] B

-Total amount of the project cost accounts for Rp6454 mllllon mcludmg mterest of
Rp.606million (9 4% to the total) and max1mum debt reaches to Rp 3 671 mllhon in the second .
' year : , = .

: (6) Land Contnbutlon

~ Some ;mportant mdlcators such as contnbutlon ratio’ and ‘R!Rm‘ ,to judge'afeasibility.of the
L/IC mtplementatmn plan are calculated in thls ﬁnal stage B EDUE
The total prq]ect cost of Rp 6, 454 2 zmlhon is supphed by dlsposmon of reserve land the
necessary land area for reserve land contrlbutlon is calculated o

Rp 6, 454 2 nnlllonpr 256.7 thousand per m’— 25 143 m

l"he aggregated confribution compnsmg the publle contrlbutlon (45 893m ) and the .res-erve _ : :
land contribution (25,143m?) accounts for 71,036m’, and the aggregated contnbuhon ratio is
alcuhted at 27 7% to the total bunldmg lot area before the prOJect of 256 710m -

Meanwhlle the proposed reserve land area is rated only at 22 7% of maxnmum allowable L
* reserve land area that is ratlonally calculated from the mcreased amount of land value aﬂer the ,

project

All the necessary data for these calculauon is tabulated in the tables below RN L




A Contribution Rate' o

Table 7-5-3 Contribution and Reserve Land

Building Lot

- ‘)'-'-5-2-" Finﬁhciai Examiﬁafion ot.'Al'te.mativ'e Cases

Building Lot after L/IR Conlribution Contribution
Area before Replots Reserve Total -~ | For Public | For Reserve Total " Rate
LI - land " C | Facilities Land o o
S A (A D) (E) L D) (D/A)
Cml Comd 4 IR v m’ om? om0 %
- 256,710 185 674 25,143 210,817 45,893 25,143 71,036 - 21,67
Building Lot Price
Building Lots}  Unit Price {Total Amount| Building Lots| Unit Price |Total Amount Land Value Increase |
before L/C | before L/C § before L/C | after L/C after L/C after L/C  [Total Amount|lacreased Rate
(A) - @ (V,=Axa) . (®) - (@) . | (Va=Exe}|( v=v,-v))|  (eta) °
o mt CRps?|  RpoMi] . 0 m?l Rp/m? Rp. Mill. Rp.Mitl| ~ 7
B 2567]0 100,000] - 25,671.04 . 210,817 256,700 54,108.5 28,437.5 2,57
: Planned Area for Reserve I_and
Telal Value Tolal Value lncree.se_ in | LandPrice | Land Price | Maximum Planned | Comparison
Cof - of - | Total Value 'per m’ Cperm? | Area for Arca for
Building Lots Buil_di_ng Lots of | beforL/C | after LAC | . Reserve Reserve
before L/C | afer /C |BuildingLots| - | "7 | Land } " Land | 1
(V. Axa)] (V,=Exe) j(V=V,-Vi)| ~ (@ e (R~ V) (R) (R/R,,J
CRp.Mill] C Rp.Millj O Rp.Mil| o Rpsmd] U Rpm? T w0 m? %
0 25,671.0) 70 54,108.5]  28,437.5] ¢ 100,000] - 256,700 - 110,781f © 25143] ¢ 2270

'_ .Some altemauve cases were tested for companson w1th the before—menttoned basc case.
- Valuable factors are: : c :

Interest rate, and o :
Introductlon of govemment sub31dy

,.".i.f_(l) nghcr lnterest Rate S

\‘ N 1 -
R

: .;When the real mterest rate increases to 30%, the mterest paymenl tnples accounlmg for 24% of
- the total expenditures (Table 7-5-4). Asa result the land conmbutlon raho increases to 29.6%
in comparlson wnth 27. 7% in base case. o

'lable 7 5 4 Cash Flow w1th 30% lnterest Rate and wnthout Government Subsndy

_ R T “Year | - -1« "2 T3 w4 -Total
" |Sales Amount of Reserve Land ol 00 S 00 | 46193 | 3,0195 | 7,6988
7 Interest payment (interest rate: 30%) - 514 586.1 - 8738 23390 | 1,8504
- |Balance between Revenues and Expenditures | = (394.0) [ (3,705.8) | - 1,500.6 2,599.3 0.0

U

{Source: JICA Study Team)




(2) With Subsidy

As discussed in Section 7-3-4, the introduction of a Government subsidy is justified since the
infrastructure is to be constructed not only for the benefits in the project area but for the people
outside of the project area as well. From this perspective, the Government subsndy is estimated
to be Rp.1,419.2 million for the L/C implementation area. This amount is calculated by
'constnlcllon and land acquisition costs of a 22m-widc regional arterial road and the major
drainage facility planned in the project. With the Local Government subsidy, the sale of rescrve
land needed, dccrcascs to Rp4 907 8 mllhon thus the land comnbullon ratio decreascs to
25.3%. - o S : :

lable 7-5 5 (.ash Plow wnth 10% Interest Ratc and with (‘overnment Subs;dy

PR : FEE (Rp Mllhon)
.. Year 1 - 2o 44 Total =

o frotaiRevenue 0 T 00 | 7096 | 36543 | 19631 | 63270
| salesofReserveLand - | - 0.0 00 [ 29447 1,963.1 - |- 490738
Government Subsidy 00 |- 7096 7096 | 00 | 1,4192

Interest T <17 1565 | 2222 | 0 828 4786
o iBalance ] . (359.7) (2,566. 5) L1872 | 1,739 L 00 .

. o ' (Source J[CA Study ’leam)
- (3) Wlth Subsxdy and ngher Interest Rate
;The iand contnbutlon ratio 1s eshmatcd at 26 8%, when the pro;ect recewes a Rp 1 4!92 '

million Government subsidy whlle a 3(}% real mterest rate is applled Thc cxpected cash ﬂow '
is shown in the table below AR _ '

Table 7- 5-6 Cash F low wnth 30% lnterest Rate and wnth Gow:rnment Subs:dy

(Rp M!lhon) :

. Year| i o3 . DR SR - Totat .
“|Total Revenue ' B ¢ X I 7096 .| . 4,250.1 . 2,3603 7,320.0
" Sale of Reserve Land 00 00 3,540.5 = { ©.2,3603 .| . 59008
_ Government Subsuiy B I 1 | 7096 -] 7096 - T 00 ) - 1,419.2
. lnterest . i T514 4797 | 6844 |k 2560 i | 14’715:
Balance SRR ' (394 0) (2 889 8) b oo1,3208 o 1,963.1 0.0

g (Source J[CA StudyTeam)




7-5-3 Action l’lan_

A general implementation procedure of association type L/C project is summarized as
illustrated in the following chart. Though necessary activities and considerations in each stage
will be confirmed after discussion with counterparts during next stagc of the study, some
significant points are listed as follows: : -

. . | L ; R A -— | —~ :
a _A e : Scl_ectidu of a project
' I
B ¥ C - D ¥
Formulation of lay-out _.Ffeasibilily Study : Study of land titles
: lr’réparaliori'j:' E_ Y
Phase = ' . . Bricfing fo residents .

' F R 2

) .: I o T Approval of implementation
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S ln gencral followmgs are taken mto conSIderatlon through overall prolect lmplementatlon

. l) Inmal Pllot Pro;ect of Innovatwe LIC Pro;ect in Jakarta Metropohtan Area g

: -Therte are very few L/C projects, even ordinary L/C, 1mplemented within Jakarta Mctfopo]itan _
o Area, allhough there are huge potent:al demand of housmg estates Smce thls L/C pl’O_]CCt in -



Jatiasih will be a model/pilot project of the innovative L/C, relevant government officials as
well as residents in Jatiasih, Bekasi, should completely understand the project concept. A series
of presentation and explanation on the s1gmﬁcaucc and dctarled contents/procedure should be
conducted unul the complctc conscnsus is obhmed e : SRR

2) Impon tance of Prcparatory Stage R o v
In the preparatory stage until finalization of the actual If(, pl‘OjCCl lmplementallon plan, so
many important activities should be performed. Since the results of this JICA study can provide
many useful data and information, lhey should be fully utilized by the relevant government
staft.

i) - Consistency with regional developnient plan: Concept development plan or L/C master
plan should be authorized into Regional Detailed Spatial plan or development ptan.
ii) Examination of the Community’s view on urban development: The residents’ intention
for urban development should be carefully examined through the explanation of L/C
- project advantage, and most provable area for prOJect lmplementatron should be
- determined. :
iii) Implementing body: An appllcablht)' of assocratlon type of L/C pro;ect is also
examined and detemuncd from the exrstmg leadershlp of commumt) and local '
government. :
" iv) Preparation of survey One of tlre most urgent works is the conﬁrmatlon of the ex1stmg
land title in the area.
v) Review of feastbility of the pro;ect The feasrbrhty of thls L/C pro_]eet should be
reviewed based on confirmed detailed data/condltlon to ﬁnallze the plan as an actual
1mplementauon plan : T :

' 3) Shortemng of the Pl‘OjECt Perlod

* One of factors of the prOJect feasnbnhty is supposed an amount of loan from bank As analyzed ,.:': |

in the previous section, serious problem is available fund for initial investment cost until cost
- recovery by disposition of reserve land. Aecordmgly, it 1s qulte lmportant to make the p]’OJCCi
period short as possrble SR

_ 4) Development of Acceptable Replottmg System R L g S
* Replotting is one of key factor of L/C project. As there are no authonzedlaccepted replottmg

system in Indonesta, it’s necessary to develop an prototype system to be agreed among the
: parttcnpants of L!C pl'O_]CCl ' . -

RN - - R
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