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PART ONE INTRODUCTION 

1.1 BACKGROUND 

In present day, urbanization has been increasing really fast in the large 

cities in Indonesia. Urbanization became the main factor that caused the 

high population of big cities in Indonesia. With the high movement of the 

citizens (urbanization rate has reached 4,4% per year), in the next 20 to 

25 years, the number of population in Indonesia cities can reach 65%. 

This will cause the centralization of population in the big cities such as 

Jakarta, Bandung, Semarang, Surabaya, Medan and other cities. 

Currently, the number of population in big cities in Indonesia is 112 

million people. 

The increasing number of population and urbanization had created 

problems in cities development. Meanwhile, the availability of space 

becomes very scarce. This scarcity had caused the increasing price of 

land in city centers, and pushed the low income community to live in the 

outskirts that is far from their working place. This condition affected the 

increase of transportation cost and travel time, as well as decreasing of 

society mobility and productivity. Therefore, the competition of getting a 

place to live became another problem. 

One of the reasons slum community had emerged in the cities and 

created social problems, is the incapability of low income community to 

find a living space. If seen from comfort and health perspectives, this 

living space is not appropriate, but since low income community can not 

earn a better place, they still endured to live in the slum residences. 

To bring low income community closer to the center of their daily 

activities and avoid the slum area to grow in the cities, a concept of 

vertical residence (flats) was created. Vertical residence include flats 
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and condominium will increase land capacity in the city area. Therefore, 

flat development becomes the right policy to overcome the 

aforementioned issues. This policy was made by considering the fact 

that flat is still affordable for low income community. But another problem 

arose when the flats do not eliminate the slum area per se, but change 

the slum area instead - from horizontal into vertical form. By looking at 

the decreasing quality of residence, there must be an evaluation done 

toward technical management of flats facilities, followed by non physical 

influence (utilization pattern) that would give a big role in flats 

sustainability. Following is a quote from Beritajakarta.com (news portal) 

about the bad condition of flats in Jakarta: 

Governor of Special Capital Distric/Daerah Khusus /bu Kata (OKI} 

Jakarta, Mr.Fauzi Bowo, was really concerned . about the bad 

management of low cost flats owned by Government of OKI Jakarta. The 

condition of flats that were managed by third parties was so much better. 

Department of Housing in OKI Jakarta was urged to improve flats 

management to make the occupants feel more comfortable. Some 

people even said that the condition of low cost flats owned by DK/ 

Government are not in ideal condition to provide living -space for low 

income community. 

Mr.Fauzi Bowo said, low cost flats were built to accomodate citizens of 

Jakarta who were affected by relocation or revitalization of the rivers. 

The objectives are to provide them with proper living space, healthy 

environment, and good social circle. But the management of low cost 

flats owned by OKI Jakarta tends to be unprofessional, there was no 

good management board, and there were many cases of payment 

arrears and rent handover. ''This condition needs to be fixed," he stated 

during the Workshop of Low Cost Flats in OKI City Hall, Jakarta, 

Tuesday (August 4,2008). 
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From the above mentioned issues, it can be said that the problems 

arose due to the lack of good management in low cost flats. Therefore, 

the main problem can be formulated into the following: 

The poor management of low cost flats can influence the quality and 

feasibility of residences. 

1.2. PROBLEMS 

From the background section, it can be stated that the main problems 

were related to management and the roles of flats occupants, which 

should be run in parallel way. Following are the main problems: 

1. Is there any felations between management and the role of occupants 

toward the quality of flats physical environment? 

2. Which factors related to management aspects can cause. degradation 

of the quality of flats physical environment? 

3. How to create a management system that can improve the quality of 

flats physical environment? 

1.3. PURPOSE OF THE RESEARCH 

The objective of this research is to evaluate management process of low 

cost rented flats in Penjaringan, Pluit and Cinta Kasih Tzu Chi, 

Cengkareng, both are in Jakarta, Indonesia. This evaluation will be 

reviewed from the aspect of improving the quality of flats physical 

environment. 

1.4. RESEARCH OBJECTIVES 

1. To evaluate the management of low cost rented flats that has 

affected the quality of physical environment. 

2. To analyze the influence of management and roles of occupants 
I 

toward the quality of physical environment. 
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3. To analyze the factors that will influence the optimization of low cost 

rented flats management that can improve quality of physical 

environment. 

4. To formulate a concept of low cost rented flats management that can 

improve the quality of physical environment. 

1.5. RESEARCH BENEFITS 

1. To Government Sector through National Housing Agency, and other 

non profit institutions can use this research as an input : to know the 

influence of management and role of occupants toward the quality of 

physical environment in low cost rented flats and to formulate an 

optimum management policy for low cost rented flats. 

3. To the occupants of low cost rented flats which can use this research 

in their daily lives to make sure that low cost rented flats will become 

sustainable. 

4. For scientific knowledge, this research can enrich the low cost rented 

flats management concept for the future. 

1.6. SUBSTANTIAL SCOPE 

1. This study evaluated the management of low cost rented flats from 

the aspects of roles and functions of the management toward quality of 

physical environment, including technical management of facilities, and 

other aspects that indirectly influenced quality of physical environment. 

2. Roles that influence flat occupants toward quality of physical 

environment. 

3. Penjaringan flats and Cinta Kasih Tzu Chi flats are located on the 

outskirts, Pluit and Cengkareng in North Jakarta, Indonesia. 

4. Management system of Penjaringan flats in Pluit are managed by 

Government of Particular Area Jakarta through Technical Practice Unit 
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(UPT/Unit Pelaksana Teknis); while Cinta Kasih Tzu Chi flats in 

Cengkareng are managed by Budhist Foundation of Cinta Kasih Tzu 

Chi, Indonesia. 

5. The typology of both flats are rented flats, and the occupants are 

obliged to pay rent fee regularly to the city government or the asset 

owners. 

6. Both flats have different architectural typology. 

This section will elaborate the definitions and research scope that will 

become the reference for further steps. 

Evaluation: assessment: results - that currently are not obtained yet 

Low cost rented flat is a high rise building built in a compound, divided 

into structural parts based on their functions, both horizontalJy as well as 

vertically, and consisted of units that can be utilized through rental 

system, especially for residence purpose that are complemented with 

public areas, public properties and public land, and was built using low 

cost building materials and simple construction, but still fulfilling the 

minimum standard needs of health, security and comfort aspects. 

Optimum is the limit in certain level where the condition has fulfilled the 

standard requirements. In this study, optimum means the proper 

management that is based on operational plans (procedures and 

obligations) and technical plans (feasibility of buildirl9 and facilities 

maintenance). 

Optimum management means integrated efforts to preserve the 

functions of low cost rented flats that include the policies of organization, 

utilization, maintenance, monitoring and control of low cost rented flats. 

Quality : 1 level of goodness for a thing; standard; 2 grade 

Flats : high rise building built in a compound, divided into structural parts 

based on their functions, both horizontally as well as vertically, and 
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