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ABSTRACT

The impact of urbanism creates land scarcity because of imbalance between supply and demand of
urban land. Urban density, the increase of housing demand and massive land utilization generate
high land price and housing price as well. Therefore, maximize land utilization becomes a core of
strategic thinking that has to be owned by government who has a power to determine the housing
and settlement policies. Indonesia as a developing country is still striving to overcome the slum
area and decent housing, particularly for low-income groups. Indeed, City is owned by everyone, so
slum people and other low-income groups have a right to the city within enjoying development
results and its facilities and infrastructures, including decent living places in urban, so they cannot
be driven out arbitrarily from city by the government. These are as challenges and opportunities of
government in providing the best housing services for the poor. Multi-storey housing is deemed by
government becomes the best alternatives at this time to deal with the increase of urban land value
and population density. This is because this kind of housing will create efficient land and
infrastructures utilization, environmental care and produces housing pattern, which is better

organized rather than conventional housing.

Therefore, government makes seriously a multi-storey housing plan, through the issuance of laws
and national regulations, several of them are law No0.16/1985 about multi-storey housing
development and its renew law No.20/2011. To realize the strategy of multi-storey housing above,
furthermore central government determines the policy of multi-storey housing development in the
National Middle Term Development Plan 2004-2009 in which central government plans to build
60.000 units of rental flat (Presidential Regulation No.7/2005, Annex 33, p.71). The Middle term
Development plan is as evidence that public housing has become national issue that has to be

handled.

To execute the mandate of National Middle Term Development Plan above, Directorate General
Human Settlement (DGoHS), Ministry of Public Works is responsible to implement the policy of
multi-storey housing development besides Ministry of Public Housing. DGoHS makes Program and
Strategic Plan in term of 2005-2009, in which this plan aims to build 30.000 units of Rusunawa
(Rumah Susun Sederhana Sewa)/Low Cost Rental Flat. Actually, DGoHS has launched Rusunawa
program/Ilow cost rental flat program since 2003 but implemented effectively in 2005. Rusunawa is

a flat, which is occupied by low-income groups who are not able to buy and rent a decent housing,




and for who are living in slum areas such as the poor households, labors and students, thereby
urban renewal expected will be created. This flat can be said also as a public housing that is leased

to the poor.

However, from the implementation of Rusunawa program in term of 2005-2009, DGoHS only built
18.653 units of Rusunawa Building from targeted 30.000 units, which were stated in the program
and strategic Plan of DGoHS (DGoHS, 2009). It means there are gaps of 11.347 units of Rusunawa
building that are not successfully built and then from 18.653 units are only 12.148 units occupied.
Therefore, overall in term of 2005-2009 there were still 6.505 units of Rusunawa building without
occupants. One of its several causes is not done yet asset transfer the Rusunawa building from
central government to local government. This condition also causes to higher maintenance cost that
is taken from national budget. Besides, the impact of this problem to the low-income groups who

will live in the Rusunawa building is more becoming neglected.

From those problems above, it seems that all tiers of governance are not well prepared and hasty in
transferring and handover national asset to be local asset. Commitment issue and mismanagement
between all tiers of governance affects the success of Rusunawa program. Therefore, the main
objective of this research is to identify the cause of ineffectiveness in transferring national assets to
be local asset. In addition, I also want to investigate a kind of strategy of asset transfer and asset

management of public housing/low cost rental flat after decentralization era in Indonesia.

By knowing the main cause of ineffectiveness in transferring low cost rental flat and a kind of
concept of asset management, the utilization of low cost rental flat will be promptly inhabited by

the poor and maintenance of low cost rental flats can be operated effectively as well.

Keywords: Slum, Public Housing, Low Cost Rental Flat, maintenance handover, Asset transfer, asset
management system
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PREFACE

Providing an eligible shelter for all people has become the main agenda in the worldwide, especially
developing countries, which are faced slum challenge due to unpreparedness of urbanism impact.
In line with limited urban land provision, nowadays, the development policy for slum people and
other low-income groups is as the best alternative to deal with the increase of urban land value and
population density. Indonesia as one of the third world countries, has released Low Cost Rental Flat
program, or better known as Rusunawa/Rumah Susun Sederhana program since 2003, within
authorized by Ministry Public Works, yet the ineffective implementation of this program still
meeting until now. Many Rusunawa buildings cannot be occupied immediately because of not
conduct yet maintenance handover, also asset transfer from national to local government. It seems
that all tiers of governance are not well prepared and hasty in transferring and handover national
asset to be local asset. Commitment issue and mismanagement between all tiers of governance
affects the success of Rusunawa program. I really concern about this issue and take asset
management system for public housing provision as my topic thesis. This thesis aims not only a to
fulfill the requirement of my master degree, but also contributes to planning practice in my country.
[ hope this thesis would convey inspirations and positive inputs for all stakeholders who engage

within development to achieve a large social welfare.
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Chapter 1
Introduction

1.1  Background

Before further discussing the background, the research describes firstly overall focus and aim of the
research. The main aim of this research is to identify the cause of ineffectiveness in transferring
national assets to be local asset. In addition, I also want to investigate a kind of strategy of asset
transfer and asset management of public housing/low cost rental flat after decentralization era in

Indonesia.

Having a home is one of the basic human needs. Therefore, housing is a right that is recognized in
the 25th article of Universal Declaration of Human Rights “everyone has the right to a standard of
living adequate for the health and well-being of himself and of his family, including food, clothing,
housing and medical care and necessary social services, and the right to security in the event of
unemployment, sickness, disability, widowhood, old age or other lack of livelihood in circumstances
beyond his control"(United Nations, 1948). Housing is also "one of the most important sectors of the
economy- in developing countries as in richer ones- with large positive externalities in terms of
economic growth, public health and societal stability" (Jha, 2007).In globalization, people tend to live
in the city because of the attractiveness of the city itself, therefore, urbanism contributes to the
population density. Based on his own calculation, UN Habitat (2001) predicts bravely 60% world’s
population will live in the city by 2030.This condition needs sustainable concept that takes into

account seriously the land, water and environment in each development program.

Maximized land utilization becomes a core of strategic thinking that has to be owned by
government officers who have a power to determine the housing and settlement policies. However,
in fact there are still many slum areas in the worldwide, particularly in developing countries. The
impact of urbanism creates scarcity of land because of imbalance between supply and demand of
urban land. Urban density, the increase of housing demand and massive land utilization generate
high land price and housing prices as well. All these are suitable with El Araby (2003) statement
who mentioned that the increase of land demand for housing is affected by population increase,
urbanization growth and inequality between supply and demand for housing. Therefore, the

market-housing price in the city center has led to a rapid rise of land prices (Firman, 1997).

Indonesia as a developing country strives to overcome the slum area and provide decent housing,




especially for the low-income groups. Indeed, city is owned by everyone, so slum people and other
low-income groups have a right to the city within enjoying development results and its facilities
and infrastructures, including decent living places in urban. Thus, they cannot be driven out
arbitrarily from city by the government as like stated by Harvey in his recent article emphasized on
the kind of collective right, called ‘the right to the city’, to change or reshape the city more after
personal desire.(Harvey, 2008, p.1). Change the city should depend upon the exercise of a collective
power rather than an individual right, so they cannot be driven out arbitrarily from city by the
government. These are as challenges and opportunities of government in providing the best
housing services for the poor. Besides, Arthur O’Sullivian (2003) said that one of three housing
policies given by central government is through housing assistance. It means that central
government has to determine some policies to provide eligible housings, improve the housing
conditions and to push the housing cost for the poor. Multi-storey housing development deemed by
government becomes the best alternatives at this time to deal with the increase of urban land value
and population density. This is because multi-storey housing development will generate efficient
land and infrastructures utilization, environmental care and produces housing pattern, which is

better organized rather than conventional housing.

Therefore, government makes seriously a multi-storey housing plan, through the issuance of law
No.16/1985 about Multi-storey housing and its technical regulation; Government Regulation
No0.04/1988. Within law No.16/1985 stated that Multi-storey housing development is based on the
social welfare principle, justice and equity, balance and harmony in social interaction. In addition,
this Act also describes that beneficiaries of the multi-storey housing development are low-income
groups who are not able to buy and rent a decent housing and government ensures the legal

certainty in housing utilization.

Moreover, government of Indonesia also has released the Ministerial Decree of Housing and
Settlement No.04/KPTS/M /1999 regarding National Policy and Strategy of Housing and Settlement
as a starting point in answering the housing demand for low income groups as well as the increase
of urban land price. One of the some strategies is to boost multi-storey housing and settlement
development in the cities and metropolitan regions, which have high rates of population density
and slum areas. Vertical housing development expects to give positive affects to the level of urban

land efficiency and to the subsidiary of housing price as well.

To realize the strategy of multi-storey housing above, furthermore central government determines

the policy of multi-storey housing development in the National Middle Term Development Plan




2004-2009 in which central government plans to build 60.000 units of rental flat (Presidential
Regulation No.7/2005, Annex 33, p.71). The Middle term Development plan is as evidence that

public housing has become national issue that has to be handled.

To execute the mandate of National Middle Term Development Plan above, Directorate General
Human Settlement (DGoHS), Ministry of Public Works is responsible to implement the policy of
multi-storey housing development besides Ministry of Public Housing. DGoHS makes Program and
Strategic Plan in term of 2005-2009,in which this plan aims to build 30.000 units of Rusunawa
(Rumah Susun Sederhana Sewa)/Low Cost Rental Flat. Actually, DGoHS has launched Rusunawa
program/low cost rental flat program since 2003but implemented effectively in 2005. Rusunawa is
a flat, which is occupied by low-income groups who are not able to buy and rent a decent housing,
and for who are living in slum areas such as the poor households, labors and students, thereby
urban renewal expected will be created. This flat can be said also as a public housing that is leased

to the poor.

Since the decentralization era in 1999, local governments have had autonomy right to conduct and
manage their own government’s structures, planning and development agendas. Autonomy right is
strengthened with the Regional Administration Act No.32/2004. The regional autonomy is “rights,
authorities, and obligation of autonomous administration unit to regulate and manage their own
administration affairs and local citizen interests based on Act and national regulations” (Regional
Administration Act, 2004, article 1). Moreover, local governments are obliged to plan and control
the development including the provision of public facilities and infrastructures (Regional
Administration Act, 2004, Article 14).Actually, according to the Regional Administration Act above,
public housing affairs at the local level are the responsibility of local governments in giving services

to the community.

However, in the running administration and program development, local government still needs
funding and program assistances from central government. Thus, the principle implementation of
Rusunawa program is sharing responsibility between central government and local government.
Central government through third party develops physical building and local governments
continues to equip the basic facilities, such as electricity, clean water, sanitation; to determine the

rental flat price/unit; and also to arrange the building management system (DGoHS, 2009, p. 31).




1.2 Research Problem

From the implementation of Rusunawa program in term of 2005-2009, DGoHS built 18.653units of
Rusunawa Building from targeted 30.000 units, which were stated in the program and strategic
Plan of DGoHS (DGoHS, 2009). It means there are gaps of 11.347 units of Rusunawa building that
are not successfully built and then from 18.653 units are only 12.148 units occupied. Therefore,
overall in term of 2005-2009 there were 6.505 units of Rusunawa building without occupants. One
of its several causes is not done yet asset transfer the Rusunawa building from central government
to local government. This condition also causes to higher maintenance cost that is taken from
national budget. Besides, the impact of this problem to the low-income groups who will live in the

Rusunawa building is more becoming neglected.

1.3 Research Objective
According to the research problem above, it seems that all tiers of governance are not well
prepared and hasty in transferring and handover national asset to be local asset. Commitment issue

and mismanagement between all tiers of governance affects the success of Rusunawa program.

Therefore, the main objective of this research is to identify the cause of ineffectiveness in
transferring national assets to be local asset. In addition, I also want to investigate a kind of strategy
of asset transfer and asset management of public housing/low cost rental flat after decentralization

era in Indonesia.

By knowing the main cause of ineffectiveness in transferring low cost rental flat and a kind of
concept of asset management, the utilization of low cost rental flat will be promptly inhabited by

the poor and maintenance of low cost rental flats can be operated effectively as well.

1.4 Research Question

I develop several main research questions to support the research objectives above:

1. To what extent the Rusunawa development built in term of 2005-2009 were not able occupied
yet because of asset transfer problem from national toward local government?
Firstly, this research will give detail picture how the Rusunawa program had implemented in
term of 2005-2009. As mentioned before, there are 6.505 units of Rusunawa building without
occupants from the 18.653 units built. From the total number of 6.505 units, there will be
analyzed how many building units are without occupants because of the maintenance and asset

transfer problem?




2. How does process ideally the handover process of Rusunawa building from central government
to local government according to the technical guidance of Rusunawa program?
This question is to illustrate the theory of implementation process of Rusunawa development
since pre-development (determining the local feasibility to acquire the assistance of Rusunawa

program) until asset transfer process.

3. How did the handover of Rusunawa building have implemented from central government as
national’s asset become local government asset?
Following the third question, I want to relate the mechanism and criteria of Rusunawa program
since planning until handover of Rusunawa building from central government to local
government with the maintenance and asset transfer problem. In this way, I will know in which
part of the ideal mechanism and criteria of Rusunawa program does not achieve based on the
guideline of Rusunawa program. This analysis also is carried out to measure the task and
responsibility of national and local government since pre-construction (planning, contract, and

design), construction and post-construction.

4. How could public housing asset management system conducted in Indonesia?
The research will develop a kind strategy of housing asset management system in Indonesia
that is created from several journal sources and lesson learnt for other experiences and

practices.

1.5 Structure of Report

The structure of report is constructed in six chapters. Firstly, chapter one supplies information
about the background, research problem, research objective, research question and structure of
report itself. This chapter is the base information to introduce the focus and aim of the research.
The second chapter elaborates the theoretical framework as well as the research framework.
Several theories, definition, principles, concepts and practices about the public housing

development, asset transfer and asset management are discussed here.

Moreover, the third chapter is methodology, which is used as the base of method being used to
answer the key research question and build data requirement. Those methodological analyses will
be explained comprehensively in this chapter. Next, Chapter four shows a case study: Rusunawa
(Rumah Susun Sederhana Sewa) Program/Low Cost Rental Flat Program in Indonesia in term of
2005-2009. This chapter explores the concept of implementation of Rusunwa Program since pre-

development, construction until handover of Rusunawa building from national government as a




national asset become a local government asset. This chapter also shows the implementation of the

program.

In addition, the fifth chapter is the analysis of asset management of Rusunawa building. Chapter five
studies the implementation of Rusunawa asset management and find the answer of research
question. Finally, chapter six is conclusion and recommendation. In this chapter concludes,
summaries the research and provides recommendation regards to asset management system for

managing public housing in Indonesia.




Chapter 2

Public Housing Definition, Benefit of Asset Management
and Asset Management Theory

The theory of strategy and framework asset management developed by Gruis et al. (2004a) by
using basic theory of business planning by Kotler (1997), is used as a basic comparative on asset
management system strategy by the Netherlands government. He also used his theory to evaluate
the implementation of asset management in the Netherlands, not proposing a strategy to be used
and developed by the Netherlands government. In general, Gruis (2005) assess that the
performance of Housing Association as the single actor in the implementation of public housing
management system in the Netherlands still need to be improve. There are some elements in the
strategy and asset management framework that has not been as expected. “According to business
planning theory, formulating goals can contribute transparency and to achieve organizational
strategies. Because of Housing Associations do not formulate target their social performance, and
there is little insight into the associated economic losses, they are unable to make transparent
deliberations between social and financial returns” (Gruis, 2005, p.1790-1791). The effectiveness and
efficiency of Housing Associations that runs the public housing management in the Netherlands also
has been questioned by Priemus (2003). “Though most people feel that Dutch Housing Associations
are run effectively, there are no data to underpin this conclusion. The government is not clear about
the criteria for each housing association: most of the criteria are unquantified and, to some extent,

contradictory” (Priemus, 2003, p.1).

Therefore, this research aims to explore the theory of asset management developed by Gruis et al.
(2004a). Before explaining the theory further, at the beginning the definition of public housing,
asset transfer and asset management will be explained in section 2.1, followed by explanation some
activities of public housing management in section 2.2. Furthermore, section 2.3 describes the
advantages of public housing management and continued with section 2.4 that applies information
regarding to the main actors. In section 2.5, the research informs some characteristics of strategic
asset management for public housing development. Finally, the last section 2.6 explains the

strategic and framework of asset management process.

2.1 Definition
Rusunawa/Low cost rental flat housing constitutes as one of public housing programmed by central

government. In other countries, housing for public is defined in some terms such as social housing,




low-income housing, affordable housing and social rented sectors. For further, this sub-chapter

defines some terms of public housing and its similar meaning.

2.1.1 Public housing

The term of public housing is used in the U.S to supply housing for the poor. Central government
through authorization of Department of Housing and Urban Development defines the public
housing to provide decent and safe rental housing for eligible low-income families, the elderly, and
persons with disabilities. Public housing comes in all sizes and types, from scattered single-family
houses to high-rise apartments for elderly families (www.portalhud.gov). Hence, provision of
public housing made by government allows government itself to fund, build and own homes to be
rent by poor citizens. This public housing is not only aimed to improve abhorrent living condition
but also to stimulate the economy by creating jobs in construction and related industries (Smith et

al, 2006).

In addition, Welch et al (2005) in his journal articles said that public housing constitutes housing
units owned and operated by the government or housing authority and typical houses especially
low income families (those making 30% or less of the area median income). Public housing
dwellers pay the rent based on income with a minimum of US$25.00 until US$. 50.00 to 30% their

monthly income.

2.1.2 Social Housing

As mentioned by Arthurson (2007), there is no single formal definition of social housing but
definitions may relate to ownership, notably non-profit organizations and local authorities; who
constructs the dwellings; whether or not rents are below market levels; the relevant funding
and/or subsidy stream; and most importantly, the purpose for which the housing is provided. In
some countries, social housing is formally available to all households but in most, it is actually

directed to people who cannot serve their own housing needs.

2.1.3 Affordable Housing

In Australia, the term of affordable housing is commonly used to supply housing for the poor.
Disney (2007) in his writing describes the notion of affordable housing is housing which is
reasonably adequate in standard and location for lower or middle-income households and doesn’t

cost so much that such a household is unlikely to be able to meet other basic living cost on a



http://www.portal.hud.gov/

sustainable basis. This definition includes owner-occupied housing as well as rental housing that is

owned by governments, nonprofit organizations, corporations or individuals.

Low-income housing is housing for whose mortgage or rent cost doesn’t exceed 30% of household
income, excluding units that are moderately or severely inadequate. Low income housing is
designed to low-income families who have incomes per month less than 80% of the Area Median

Incomes (AMI) (Johnson, 2007).

2.1.4 Social Rented Sector

There are some elements that could be define in term of social rented sector according to Priemus

(2007), there are,

e Frequently, its housing is built with the assistance of state finance.

o [ts housing is subsidized by central government.

e Its principal and administrator are either the local council or non-profit organization operating
under supervision of government.

e Itsrents are held below market level (housing need > housing demand).

e Its dwelling is intended for, and largely occupied by low-income household.

Based on the diverse terms above, we can take common conclusion that all definitions have similar
meaning. The main beneficiaries of public housing are low-income people/households/families or
for the poor who are not affordable to buy and even rent market housing in the free market (Lux,
2001).

2.2 Public Housing Management

Public housing has a different market orientation from market housing either its target groups or
its profit orientation. Public or social housing is non-profit and public orientation (Lux, 2001),
whereas as we know, market housing focuses on market demand and gains profit as much as
possible. Therefore, the management of public housing development is important to produce good
quality and sustainable development. Public housing or social housing management is defined as
“all set of activities to produce and allocate housing services from existing social housing stock”

(Primeus et al.,, 2007).

Generally, there are several activities that become the basis of housing management as described

below:




o Technical management; regards to maintenance, renovation, demolition, enlargement,
restoration, the subdivision and merger of housing units.

e Social Management; deals with future and sitting tenants through marketing, information
provision, communication, stimulation of tenant participation, housing allocation, selection of
target groups, the conclusion, change and completion of tenancy agreements and finally the
clearance of dwellings.

e Financial Management; includes housing finance, borrow and lend money, treasure
management and rent policy.

o Tenure management; reflects to buy and sell properties, to adopt mixed and experimental
tenures such as forms of sheltered ownership or tenants’ ownership of the interior of their

dwellings (Primeus et al., 2007).

2.3. The Advantages of Asset Management
In general, many advantages are obtained from applying asset management system, in both
technical and financial aspects. In England, Department for Communities and Local Government
(2008) sets out some benefits within adopting asset management system, some of them are:

e Deliver exceptional services for citizens, aligned with local agreed priorities, whilst focusing

investment clearly on need;

e Empower communities and stimulate debate;

e Improve the economic well-being of an area;

e  Ensure that, one built, asset are correctly maintained;

e Introduce new working practices and trigger cultural organizational changes;

e  Reduce carbon emissions and improve environmental sustainability;

e Increase co-location, partnership working and sharing of knowledge;

. Improve the accessibility of services and ensure compliance with disability Discrimination

Act (ADD) 2005;
e  Generate efficiency gains, capital receipts, or an income stream; and

e Improve the quality of the public realm.

2.4 Actor in Asset Management

After housing reforms introduced in 1990’s, almost all countries of the EU increased reliance on
private capital to finance public or social rental housing construction and regeneration. Actually,

many types and actors engage within provision of public housing in the EU; state, municipalities,
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housing cooperatives, non-profit housing association and private sectors (Lux, 2001). For example,
in the Netherlands, since housing policy reforms in 1990’s state has given authority to the Housing
Associations (HAs) in financing independently the social housing provision. It means that all

subsides from state are abolished.

As registered social housing organizations, HAs constitute a private non-profit organization
(association and foundation) which has legal responsibilities to develop social housing for low-
income households. Association makes profit but it gives back to housing and acquires the
necessary funding from the government to build and arrange the housing. Therefore, HA is almost
no financial risk (Erdogdu, 2008). HAs constructs based on registration and is permitted to conduct
business market for higher income groups but still supervised largely by state (Pittini, et al., 2011).
Therefore, although Housing Association has autonomy to set its own business objectives, it obliges
to act public tasks as lied down in the Social Rented Sector Management Order (BBSH 1993, in
Dutch) (Gerard van Bortel et al., 2007). Some public tasks that have to be conducted by Housing

Association are as shown in the table 2.1 below:
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Table 2.1

Public Tasks for Housing Association, now and in the near future

Current public tasks (BBSH. 1993,
adapted to 2002)

Public tasks, announced in the Housing
Memorandum (2000)

1. Ensure financial continuity

2. Tenant involvement in management and
policy

3. Promote the quality of the housing stock

4. Priority to tenants in a vulnerable position

5. Investment in the quality of the housing
environment

6. Provide housing and care arrangements

1.

Lh

The promotion of home ownership and manage-
ment, in particular among lower-income groups
Raise the levels of residents” participation in
housing and residential environment issues. both
in new housing developments and in the manage-
ment of existing buildings

More differentiation in the housing supply and
improvements in the quality of housing

The creation of accommodation opportunities for
the homeless, asylum-seekers, people who sleep
rough and others in a vulnerable position

Raise the quality of the residential environment
in districts and neighbourhoods and strengthen
social cohesion

Strengthen the cohesion between housing and
care services and broaden the range of housing
services

Improve the chances of success and widen the
choice for home-seekers with a modest income
Limit the housing costs for lower-income groups

Develop sustainable, adaptable and energy-
saving housing and residential environments

10. Improve the workings of the housing market

Source: Priemus, 2003, p.272

Public tasks in table 2.1 stemmed from BBSH of 1999, is a part of Housing Act. In 2000, The Housing

Minister has been announced a new Housing Act with a new public specification public tasks for

housing association.

Ideally, for the coming years local authority and housing association make an agreement as a legal

performance contract which quantifies the public tasks of the housing association. Despite no

precise data to confirm the successfulness of housing association in running public tasks, at least

state has established for public tasks policy in its Housing Act (Priemus, 2003).
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2.5 Characteristics of Asset Management

Strategic asset management has the main role and requires producing social rented housing sector
effectively. In some literatures, strategic asset management has strong correlation with strategic
business planning. Originally, strategic business planning always used in the private sectors but in
line with housing market development which also has been applied in the management of public
organization (Bryson, 1995).

Table 2.2
Characteristics and Indicators of Strategic Asset Management for Public Housing

Characteristic of strategic
assef management ‘Indicator’ of occurrence

Market-oriented Rents, allocations, sales, maintenance and renewal are related to
tenants’ preferences, market demand and financial
return/opportunities

Systematic Frameworks for decision-making and (structured) planning processes
are applied

Comprehensive Goals are formulated for the development of the entire housing
stock and individual estates are analysed in relation to each other

Proactive Investments and other activities anticipate threats and opportunities

Source, Gruis et al,, (2004b), p. 1234

From table 2.2 reveals some characteristics of strategic asset management, which inform as follows:

The form of business planning is summarized to four characteristics: Market-oriented, systematic,
comprehensive and proactive (Gruis et al, 2004b). Further explanation of those strategies described

as follows:

e Market-Oriented.

Asset management in the social rented sector is concerned with fulfilling a housing demand by
offering a housing supply and in that sense it is market oriented definition. The occurrence of
market orientation can be reflected in the various activities of social landlord’s asset
management: The rents (increases); allocation; sales, maintenance; renewal activities are

related to tenants’ preferences, market demand and financial return/opportunities.

e Systematic.

The strategic business planning stresses to the rational framework for transparent decision-

making and (structured) panning process for formulating asset management strategies.
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Therefore, Asset management decisions have a large influence on the quality, affordability and

availability of dwellings that is being the key attention of public housing anywhere.

o Comprehensive.
Comprehensive asset management is not only focused on individual dwellings or estates but
also reflected on the composition of the stock as a whole. Thus the objective of organization are
formulated for development of the entire housing stock and individual estates are analyzed in

relation each other.

e Proactive.

The final key characteristic of strategic asset management is a proactive approach. This
proactive approach takes into account the anticipating threats and response the opportunities
stemmed from the development in the housing market, housing policy and market position.
This is in line with Anssoff's argument (1984) said that “strategic planning is a systemic
procedure for management which anticipates the challenge and prepares its responses in advance,

based on examination of novel alternatives” (Ansoff, 1994, p.XV).

To sum up, the characteristic and indicators of strategic asset management for public housing can

be shown in this table 2.2 below:

Gruis et al. (2004a) summarized that strategic housing management at least tends to have systemic,
market-oriented and dynamic characteristics. It means that strategic housing management is a
systemic procedure of management that will analyze and anticipate its environment and have
chance to be market-oriented. Hence, the strategy observes the opportunities and threats in sub-
market housing, meanwhile public landlords are not allowed to hunt financial return primarily and
restricted to offer public housing. However, within these boundaries, increased market orientation
can benefit public landlords as well. Market orientation can help public landlords to realize a
portfolio which is effective (in meeting housing demand and tenant’s preferences) and
economically efficient. Because of increased market orientation, landlords consider that their

housing assets/stocks are not a static phenomenon, yet as a dynamic asset and unpredictable.

2.6 Framework of Asset Management Process

This research proposes a framework of the asset management for public housing taken from Gruis’s

et al. (2004a) journal article that developed an asset management from Kotler’s (1997) general
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model. They formulate the strategy with adding a strategy appraisal after the phase of strategy

formulation in the framework of asset management process. They also said that;

“This appraisal phase is not mentioned in Kotler’s model but it plays in an important role in the
strategic asset management of social landlords. In the appraisal, a check is made as to whether the
strategies for each estate are realistic from, for instance, a financial and commitments to various
stakeholders (especially tenants and local government), and whether the “sum” of individual strategies
at estate level gives a desired result at the portfolio level. Based on all these checks, the strategies are
confirmed, adjusted and refined” (Gruis et al. 2004a, p.211).

A framework of asset management process from re-development until post-construction phases

can be seen clearly in figure 2.2 below,

Figure 2.1
A Framework of Asset Management Process
Ex ternal
. 4'|1|i||3.-.\.i.1. j
Business Gioal Strategy Strategy Programme Implemen-
mission formulation formulation appraisal ™ formulation tation
Internal
& W analysis - l
T Feedback
and comtrol

Source: Extended Version of Kotler’s Model reported by Gruis et al. (2004a). p.211

From figure 2.2, explanation in each phase step from asset management process above is explored

as follows:

e Business Mission
A business mission reflects to some directions about the type of product a company wants to
create, the market on which these products should be traded and the method these products
should be constructed (Gruis et al., 2004a). The business mission has to be arranged by
government regulation. Mainly, a company or social landlord must focus its own business

mission on the accommodation low-income groups.

Therefore, they propose the several decision factors that take into account in the business
mission of strategic housing management. For further, the decision factors decided are as

follows:
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Table 2.3
Decision Factors in Strategic Housing Management

No. Decision Factor
1. Housing Market (Surpluses and shortages, market expectations)
2. Lettability (turnover rate, vacancy, difficulty of reletting)
3. Tenant involvement and tenant preference
4. Policy environment (government regulations, agreement with other parties,

neighborhood development plans)

5. Estate characteristics (technical condition, equipment, location)

6 Portfolio mix (present composition of the housing stock, regarding size, target groups
' and technical quality)

7. Cost and revenues (discounted cash flow and market value)

Source: Housing Association De Combinatie, Rotterdam, by Gruis et al, (2004a) p.206

External and Internal Analysis

The external environmental forces comprise of political, economic, social and technological
development. Within analyzing in both external and internal factors, Gruis et al., (2004a)
propose SWOT analysis: Strengths, Weaknesses, Opportunities, and Threats. The opportunities
and threats deal with external environmental forces that have influence to the company’s
performance. The opportunities and threats derived from development in the housing market
and policy. Moreover, the internal environmental forces consist of landlord’s stock, financial
position and organization. These in internal forces become to the strengths and weaknesses

factor of a company or public landlord (Van den Broeke, 1998).

Gruis et al. (2004a) also categorize the housing market and policy development into macro and
micro levels. At the macro level are central government interventions through regulations,
subsidies and taxes, financial, socio-economic, and demographic development. Whereas at
micro level concerns to the local market (local economy, population and migration) as well as

the policies of local authorities, developers and other landlords operating in the local market.
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Table 2.4
Alandlord’s SWOT Analysis

Strengths

Weaknesses

Opportunities

Threats

Product

On average good
lettability, low rent
arrears and relatively
low turn-over rate
High market share:
37 per cent of social
housing stock in
municipality

Low rents

Finance

The solvency meets
the standards of the
Social Housing
Guarantee Fund, so
access to capital
market is guaranteed

Capacity organisation

Enough capadty for
professional
management;
membership of
umbrella network of
colleagues offers
extra capacity for
project and product
development

Product

Little variety in
housing stock
(mainly cheap
apartments)

A large part of the
stock is concentrated
in the local
regeneration areas
Little variety in
housing services (few
special products such
as alternative tenure
contracts and care
facilities)

Relative poor
price-quality rate

Market

High shortage of
single-family
dwellings

MNumber of elderly
and small households
is increasing; a large
part of the stock is
suitable for these
households

There are enough
dwellings for
low-inocome
households in the
mumnicipality; thus,
there is some room
for investments in
more lucrative
dwellings for
higher-income
households

National housing policy

Potentially larger
working-area for
social landlords
(mainly in housing
and care facilities and
additional housing
services)

Local howsing policy

Less restrictive
allocation criteria are
being discussed,
which may hawve a
positive effect on the
lettability of the
stock

Market

Decreasing market
for multi-family
dwellings
Higher-income
households are
leaving the city,
which may lead to
spatial segregation
Little land for new
developments

National howusing policy

Tax-reliefs for
associations will be
abolished

Market activities will
hawve to be more
clearly related to
=ocial objectives

Local howsing policy

The municipality
lacks a clear vision of
housing on which
long-term
agreements can be
based

Source: Gruis et al,.. (2004a). P.207

e (Goal Formulation

The results of the environmental analysis (external and internal forces) joined with the general
objectives of the landlord give the basis for determination of measurable business goals.
Therefore, public landlords can set their goals in various aspects connecting to key objectives in
public housing. There are some aspects used in the determination of measurable business goals,
namely (Gruis et al. (2004a)):

- Investment to the public housing;
- Affordability and availability (price and number of housing for low income-households)
- Special target groups (beneficiaries)
- Quality of public housing
- Sale
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Thus, these goal formulations are not only relevant for the internal business planning, but also
for purposes of external communication and supervision.

e Strategy Formulation

After set ting its goals, the housing association has to determine how to gain these goals by
means of management of and investment in its housing stock. Each country has different
strategies in formulating its housing stock and depends on its planning cultures. Here, | propose
an example of strategy formulation for housing management. By Gruis et al., (2004a), they
promote “decision tree” model taken from Heeger and Van der Haak writings (2001) like in the
figure 2.3. The translation of decision tree aims to simplify and structure decision-making

process and determine easily the priority of existing housing management that will be handled.

Figure 2.2
Example of Related Labels for Housing Management

LOWER ___,I 10 TO 25 YEARS
(thearetical /4 CONSOLIDATION I':.__

apton] PR » >25YEARS |
l}) :’f SMALL IMPROVEMENT |l | 1070 25 YEARS ]

/ — 4 sasvears |
CHANGE —» REALLOCATION }:;_""l BT RANRARY
ﬂ‘ + HOD 4 >25YEARS |

A | "'i UPGRADING },:Ji 10 TO 25 YEARS

M .25YEARS |
. { crance 4( UPGRADING AND | »_10TO25 YEARS |

REALLOCATION 4 >25YEARS |
| 9 o SALE |<”"| <5 |
| | pisposaL }*-—‘——f_f o " 57010 YEARS
! - —
ﬁl o ommoumon | T__<SYEARS |
¥ FURTHER =L_570 10 YEARS
CONSIDERATION ¥ mMoTDEciDED | ™ NOTDECIDED |

Source: Heeger and Van der Haak (2001), owntranslation, reported by Guis et al, (2004a),p.211

From figure 2.3, it can explain how the existing housing in a slum area, for instance that needs to
be well maintenance in order to regenerate urban renewal. Here, there are five measurements

used: hold/disposition of housing; quality level; target group; exploitation measure and
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exploitation period. At the beginning, government through its decision making process has to
determine whether an existing settlement or estate has to be preserved, disposal or still has
other social, economic, and political considerations. Next, in preserving condition of existing
settlement, government has two options in maintaining it, whether settlement is for getting
higher quality than in previous condition, or for average condition. The next measurement is the
target group whether it is still just for slum people or has changed to multi low-income groups,
elderly and disables people. HAs also has a chance for getting profit from middle or higher
income groups but still is under control from central government for the rents (Gruis et al,

2004b).

In the exploitation measure, consolidation, small improvement and reallocation of an existing
settlement are choices for creating average quality. Whereas for developing higher quality of an
existing settlement such as slum area, have to conduct the upgrading and even reallocation the

settlement in order to regenerate urban renewal.

For the settlement or housing deemed by state is not benefit for social objectives, It should be
demolished or sale to the market. According to Heeger et al.,(2001), Exploitation period for
improving an existing settlement takes generally 10 until 25 years and even more. Nevertheless,
[ suppose the improvement can be done less than that period because the need of decent

housing for low-income groups is urgent.

Strategy Appraisal

A financial and a technical point of view from each state-strategy formulation become some
aspects taken for measuring whether the strategy is realistic and in accordance with government
regulations and commitments to various stakeholders, (tenants and local government). In this
phase also is appraised, adjusted and confirmed whether the entire of individual-strategy

formulation at state level provides a desired result at the portfolio level.

Program formulation and implementation

The next two phases are program formulation and implementation respectively. These phases
must be conducted with rational and transparent ways that consider and involve all
stakeholders. As register organization, HAs are main organizations executing the mandate of
public tasks. Therefore, local authorities and housing inspector should monitor professionally

the performance of HAs.
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e Feedback and control

The final phase is feedback and control done in each phase of asset management framework.
This is a back loop that utilized as tools and inputs to measure the performance level of each
asset management process and level of services as well (Gultom, 2011). Control is unlikely to
succeed in a network, to prevent high cost of a project and to achieve public tasks (Primeus,
2003). Thus, the provision of decent housing for low-income groups and social welfare can be

realized.

Supervision is in hand of government in evaluating performance of HAs. HAs must be monitored
and quantified whether they execute public tasks and fulfill public housing market. Local
authorities should make agreements with HAs and if a task asserted in the agreement
unsatisfied, local authorities must give sanctions based on stipulations within agreement letters

(Primeus, 2003).

“The only way that Housing Associations can demonstrate the credibility of this conclusion is by
conducting their public tasks professionally and transparently and by combining them efficient,

market-oriented behavior in which their strategy is led by current and future demand,” (p.279).

2.7 Research Framework

The research framework of the study shown in Figure 2.3, summarizes how the research will be

conducted completely. The figure can be explained briefly as below:

20



Figure 2.3 Research Framework

Issue: The effectiveness of Narrative Analysis
public housing asset
management system towards
low income groups benefit Description of Rusunawa
orientation. concept based on its
guideline.

Qualitative
| Explanatory Analysis

Theoretical base:
The asset transfer
and asset

management
system of public
housing provision:

Explanation of existing
Rusunawa Building/low cost
rental flats implemented in
term of 2005-2009

Problem: The existing
Rusunawa buildings or Low
Cost Rental Flats in some
regions In Indonesia are not
able occupied yet because of
asset transfer problem from
national to local government.

|
|
|
|
|
| Definition
I Actor involved
I Strategy
e Framework
|
|

Description current problem
of asset transfer and asset | —— —_ e
management of Rusunawa
building from national to
local government

Impact:
The low-income groups
become more neglected
The higher maintenance
cost

A kind of strategy
of asset
management
system for public
housing provision
in Indonesia

Objective: To develop an
ideal strategy of the asset
transfer process and asset
management  system  of
public housing

Conclusion and
Recommendation

Before explaining the objective of this research, issue in public housing asset management system
will be derive, which will explain about the effectiveness of public housing asset management
toward low income groups benefit orientation. There are some problems aroused in public
housing/Rusunawa in Indonesia, which is, the existing Rusunawa building or Low Cost Rental Flats
in some regions are not occupied because of asset transfer problem, from national to local
government. The impact is that low-income groups become more neglected and there have been
higher cost of maintenance. To overcome this problem, this research tries to develop an ideal

strategy in asset transfer process and asset management system of public housing.
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This research will use two steps of analysis: narrative analysis and qualitative explanatory. The
narrative analysis will describe about the concept of Rusunawa based on its guideline, explanation
of existing Rusunawa building or low cost rental flats which has been implemented from 2005-
2009, and the current problem in asset transfer and asset management of Rusunawa building from
national to local government will be discuss briefly. This analysis could answer the problems that
arise in public asset management, particularly in Rusunawa building and analyze the impacts that

happen based on the description about Rusunawa building.

After analyzing the description above, this research will conduct the qualitative analysis, by
explaining and exploring the theoretical framework based on the literature review which is,
definition, actors involved, strategy and framework relate to public housing asset management
system. From this research, a kind of strategy of asset management system for public housing
provision in Indonesia could be derived in order to overcome the problems. At the end of this
research, conclusion and some recommendation will be imparted as a reference to improve the

asset management system in public housing provision in Indonesia.
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Chapter 3
Methodology

The research firstly informs the usage of single case study and multiple case studies at the
preceding methodology research. Barkley (2006) reported Yin’'s (2003) article who wrote that
single case study is proper to the case which deemed as an extreme, unique, or revelatory case;
representative or typical case; or a longitudinal case. Besides, in Christie’s et al. (2000) journal also
defined a single case study research is applicable when the case is: critical for testing a well
formulated theory; and a pilot study that is shown to be representative of a large population
(Mckinney 1996; Smith 1988). Schell (1992) added the term of single case study is analogous to

single experiment, and such are justified using the same arguments as the single experiment.

On the other hand, Barkley (2006) informed that multiple case study usually is preferred if the
research goal is program evaluation or the examination of causal relationship (hypothesis testing)
and adopts multi purposive cases and the potential to generalize the findings (Christie’s et
al,,2000). This kind of case considers to compare and contrast different cases and is useful if topic

are too complex or involve too many actors to be addressed using a simple interview survey.

Based on the brief information above, this research is proper using single case study as main topic
rather than multiple case studies. These because the topic concerns directly to the low cost rental
flat/Rusunawa program that has implemented in term of 2005-2009 Although Indonesia has had
several kinds program of public-housing provision. The research uses some arguments and theories
to justify and examine the Rusunawa program. Actually, this research is just to identify the cause of
ineffectiveness and mismanagement in transferring national assets to be local asset. In addition, it
also want to investigate a kind of strategy of asset transfer and asset management system of
Rusunawa program based on proper theories and arguments and give some inputs to prevent
mismanagement of public housing provision that occurred in the prior time. By looking at the trend
of increasing number of needs and interests of multi-storey housing, Rusunawa case is expected as
a pilot or representative case to conduct asset management system for similar public housing

program in future.

Moreover, there are two kinds of research methods: qualitative and quantitative research methods.
This research method applies a qualitative research method as a tool to collect and analyze data
required rather than quantitative method. This is because the research emphasizes conducting

detailed analysis of single case study: low cost rental flat in Indonesia in term of 2005-2009, and
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giving specific information about values and opinion of asset management system for public
housing provision in future. These are in line with Neuman (1999) arguments, who said that
qualitative research focuses on conducting detailed examinations of cases that arises in the natural
flow of social life and give specific information about values, opinions, behaviors, and social context
of particular cases, and study the phenomena based on those information to give a better
understanding. Besides, the research does not conduct measure variables and test hypothesis at

beginning of the research as a nature of quantitative research method (Neuman, 1999).

“Quantitative researchers emphasize precisely measuring variables and testing hypothesis that are

linked to the general causal explanations,” (p.122).

Then, also according to Neuman (1999), quantitative method typically uses a technocratic
perspective that concerns to reconstructed logic, follows a liner research path, and is analyzed by
using statistics, tables or charts. Reconstructed logic defines the logic of how to do research is highly
organized and restated in an idealized formal and systematic form and it is constructed within
logically consistent rules and terms (Neuman, 1999, p.122). Besides, a linear research path is a fixed

sequence of steps that is like a staircase leading in one clear direction (Neuman, 1999, p.124).

Hence, the research does not measure variables and test hypothesis because empirical data of
Rusunawa development built in term of 2005-2009 just is found out from data collections and
literature review as two main data collection methods developed in this research. Data collection
and literature review are done simultaneously to find and build the theoretical base of public
housing, asset transfer of public housing and asset management system for public housing (chapter
2) and to relates asset transfer and asset management of Rusunawa building implementation in

Indonesia in term of 2005-2009 (chapter 4 and 5).

In general, the scheme qualitative data collection is as illuminated from figure 3.1 as follows (see
next page):

First, qualitative data collection is obtained from literature review and data collection, in which
data collection itself is distinguished within secondary data collection and semi-structured
interview. Actually, as noticed by Patton (2002), qualitative data collection has three kinds of
qualitative data: interview and focus group discussion (FGD); observations; and documents.
However, because of the limited time, only about three months to accomplish the research, the vast
area of Indonesia which consists of thousands of islands and large distances between researcher
and case study location (Indonesia), so this research is deemed more appropriate and effective to

gather data collections through secondary data collections (documents) and semi structured
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interview. Therefore, in-depth interview and FGD do not carry out in this qualitative research
because they are more suitable if researcher conduct observation and filed research directly to

research location.

For analyzing qualitative data, it has three type methods: explanatory analysis, narrative analysis
and exploratory analysis (Neuman, 1999). As like stated by Yin’s (1993) refers to Tellis (1997)
journal that explanatory analysis may be used for doing causal investigations. He also illuminates
the explanatory analysis tries to link an issue or topic with general principle and extend a theory to
an issue or topics (Tellis, 1997). Narrative analysis does not need and dig more causal investigation.
As like written by Yin’s (1993) refers to Tellis (1997) journal that narrative or descriptive cases
require a descriptive theory to be developed before starting the project. Neuman (1999) also
argued that descriptive analysis tends to provide a detail and highly accurate theories and pictures
and clarify a sequence of steps or stage a procedure. Next, the exploratory analysis is used to
explore and create a new idea, conjecture and hypothesis for determining the feasibility of
conducting research. This also tries to develop empirically technique for measuring and allocating

future data and discovering new issue (Neuman, 1999).

Refer to the theories above, the research is appropriate using to both explanatory and narrative
analysis, but does not apply exploratory analysis. Discussing literature review, this kind of data
collection is relevant running explanatory analysis because explanatory analysis is used to explain
Rusunawa program implementation 2005-2009 and to evaluate task and responsibility all tiers of
government from pre-construction until post-construction phase of Rusunawa development. In
addition, it is needed to find out and analyze the gap between the approved agreement and
implementation of Rusunawa development and to investigate a kind of strategy of asset transfer

and asset management of Rusunawa development.

Nevertheless, it is clearly explained that this research does not apply a hypothesis and techniques
for determining future data and the feasibility of e research as a base of exploratory analysis. In
case of Rusunawa asset management, it just focuses to identify the cause of ineffectiveness in
transferring national assets to be local asset and want to investigate a kind of strategy of asset
transfer and asset management of public housing/low cost rental flat after decentralization era in

Indonesia.

Furthermore, as mentioned before, data collections offered in this research is through secondary
data collections and semi structured interview. Discussing secondary data collections, those are

derived from government publication, internet sources, journal articles, and books and
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Government’'s monthly Magazine. These data collections are important to build the basic
understanding about the concept of asset management system for public housing provision and to
know asset management practice related to low cost rental flat/Rusunawa program. Entire
secondary data collections also are analyzed by using the narrative analysis. These are because
secondary data collections want to tell and enrich all theories, basic understanding concepts and
principles of Rusunawa program, to narrate a sequence of implementation process of Rusunawa
development based on all guidance of Rusunwa development and to know the asset management
practice of Rusunawa development. Thus, narrative analysis does not need and dig more causal
investigation As also written by Yin’s (1993) refers to Tellis (1997) journal that narrative or
descriptive cases require a descriptive theory to be developed before starting the project and
explanatory analysis may be used for doing causal investigations. Neuman (1999) also argued that
descriptive analysis tends to provide a detail and highly accurate theories and pictures and clarify a

sequence of steps or stage a procedure.

Moreover, within conducting semi-structured interview, it applies purposive sampling because this
research collects specific informative from government employees who are as decision makers and
just involve within public housing provision, particularly Rusunawa program. As like mentioned by
While et al. (1994), the semi-structured interview is chosen as the means of data collections
because of two main deliberations. “First, it is suited for the exploration of the perceptions and
opinions of respondents regarding complex and sometimes sensitive issues and enable investigation
for more information and clarification of answers. Second, the varied professional, educational and
personal histories of the sample group precluded the use of a standardized interview schedule”. (While
et al, 1994, p. 330). Regarding to purposive sampling, Neuman (1999) argued that “purposive
sampling is an acceptable kind of sampling for several special situations: it uses to select unique case
that are especially informative; researchers may use purposive sampling to select members of difficult-
to-reach, specialized population; and purposive sampling occurs when a researcher wants to identify

particular types of cases for in-depth investigation.” (Neuman, 1999, p.198).

Therefore, in case of Rusunawa development, the semi-structured interview is run to obtain
directly some information from both governments in national and local level that just involve
directly in the implementation process of asset transfer and asset management of Rusunawa
building in some regions. This kind of interview also aims to find out the challenges and obstacles
faced by both national and local government in carry out asset transfer and management process

for managing Rusunawa building.
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Related to purposive sampling, I just use two respondents from central government employees as
my purposive samplings and use telephone and internet connections as feasible and effective ways
to interview them that meet limited research location. The detail information regarding to both
respondent will inform in the explanation of figure 3.2. Meanwhile, for local respondent, the
research uses internet publications to find some information from local government employees
who have the role in the Rusunawa development. However, from these ways, I really expect to find
out valuable information related to the challenges and obstacles faced by both level of government
in carrying out the asset transfer and asset management process for managing the Rusunawa

building in some regions. This semi-structured interview is analyzed by explanatory analysis.

All the explanations of qualitative data collection and qualitative analysis above are summarized in

figure 3.1 below:
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Figure 3.1
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Besides scheme of qualitative data collection method, this research also explores comprehensively
the interrelationship of both methodology framework and qualitative data method, which is
connected to each main research question. For further explanation, figure 3.2 enlightens their

mutual connections as follows:

Figure 3.2
Methodology Framework
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The detail procedure that links among research questions, data requirement and research

methodology is shown from figure 3.2 above, and described explicitly as below:

Firstly, to what extent the Rusunawa development built in term of 2005-2009 were not able occupied
yet because of asset transfer problem from national toward local government?
As mentioned on first research question above, the purpose of this question is to measure
physically Rusunawa program had implemented in term of 2005-2009. There are 6.505 units of
Rusunawa building without occupants from the 18.653 units built. From the total number of 6.505
units, there will be analyzed how many building units are not occupied yet by low-income groups
because of the maintenance and asset transfer problem and will be also found out the cause those
problems? To achieve this purpose, I use narrative analysis that uses two main qualitative data
collections: secondary data collection and literature review.
a. Collecting secondary data stem from government publication, unpublished government report,
internet source and journal articles that provide basic information about the achievement of

Rusunawa program in term of 2005-2009.

e Government publication
The research uses some books, journal and magazine as government publication related to
Rusunawa development in term of 2005-2009 and analyzes how many building units are not

occupied yet by low-income groups because of the maintenance and asset transfer problem.

e Journal articles, book and magazine
Through journal articles, valuable information about the achievement and performance of
Rusunawa development will be reached. Besides, some books and government's monthly
magazines published by Directorate General of Human Settlement also are used as source

information within this research.

¢ Internet connection
Gathering information from official websites of both Ministry of Public Works and Ministry of
Public Housing constitutes one of some alternatives of qualitative data collections employed
the research. In addition, other internet sources are also required to support and enrich this
research.

b. Doing the literature review from government publication, (un)published Rusunawa project
report and books to support and complement the narrative analysis
e Literature review

Some of Rusunawa project reports in term of 2005-2009, which are not published by
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Ministry of Public Works also are utilized to complement and answer this first research
question. Fortunately, the research has already asked and obtained from that ministry since

thesis preparation in Indonesia.

Secondly, how does process ideally the handover of Rusunawa building from central government to
local government?

The aim of this question is to illustrate the theory of implementation process of Rusunawa
development since pre-development and narrate the guideline of Rusunawa program related to
local government requirement in order to eligible receiving Rusunawa project from central
government, until asset transfer process. Again, this step uses narrative analysis through some

methodological steps below:

a. Collecting secondary data from government publication, Journal articles, book and magazine
and Internet connection

b. Doing the literature review the operational guidance and technical instruction of Rusunawa
project through government publication, book, magazine, journal articles and internet

connection (see Table.3.1).

Table.3.1
The specification of data
Data Resource Specification
Guidelines of Rusunawa Program and Project; Law and Regulation
Government regarding Public Housing Provision and Rusunawa Project; MoA or Legal
publication aspect between National and Local Government regarding Rusunwa
Project Agreement.
Literature reviews (Un)published Rusunawa Project Report, books.

Articles are that give information about the planning system and

Journal articles, book .
Rusunawa project.

and magazine

www.pu.go.id and www.kemenpera.go.id

These are official website of Ministry of Public Works and Ministry of
Public Housing, which provide some information about the national
Internet Connection | public housing policies, implementation of public housing and Rusunawa
program provision.

Other internet sources are required to support and enrich this research.
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From table 3.1 above, it can be described explicitly data resource and its specification as follows:

Government publication
The research employs various guidelines of Rusunawa program: technical and operational

guidelines for explaining definition, benefit, concept, target and outcome of Rusunawa program.

Journal articles, book and magazine

Through journal articles, valuable information about planning system that affect public housing
provisions, including Rusunawa development will be reached. Besides, some books and
monthly magazines published by Directorate General of Human Settlement also are used as

source information within this research.

Internet connection

Gathering information from official websites of both Ministry of Public Works and Ministry of
Public Housing constitutes one of some alternatives of qualitative data collections employed the
research. It aims to get some information related to the national public housing regulations and
policies, implementation of public housing and Rusunawa program provision. In addition, other

internet sources are also required to support and enrich this research.

Semi-Structured Interview is also aimed to obtain directly some information the handover
process of Rusunawa building from central government to local government. Source
information is interviewed from central governments who involve directly in the
implementation process of asset transfer and asset management of Rusunawa building in some
regions. Due to limitation of time and distance, semi-structured interview is conducted via the
telephone and internet networks. There will be two people being interviewees, who work as
central government employees. The name of the respondent is Mrs. Nieke Nindyaputri, who will
represent the central government from Ministry of Public Works. She is the head of sub
Directorate of Technical Planning, Directorate of Housing Development, DGoHS. She is also as
one of the decision makers who conduct the Rusunawa program and in charge in monitoring
and evaluating all of Rusunawa projects in Indonesia. The second interviewee is Mr. Afriandi
Pohan, who is as the Project Manager of Rusunawa program in Indonesia. In another side, They

are also as members of Tim Pokja Rusunawa.

Thirdly, how did the handover process of Rusunawa building have implemented from central

government as national’s asset become local government asset?

The research conducts qualitative explanatory analysis to evaluate task and responsibility all tiers
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of government since pre-construction (planning, contract, and design), construction and until post-

construction as stated on the MoA document as the legal aspect of project agreement. This is to find

out if there is a gap between the approved agreement and the implementation. Therefore, real

constraint faced by all tiers of government in the implementation process of asset transfer can be

identified through taking into account the criteria and mechanism of Rusunawa program.

Briefly, methodology steps conducted are as follows:

a.

Literature review
It performs through MoA Document, (un)published government report and other reports from

internet source, news, newspaper and report related to implemented Rusunawa Project.

Semi-Structured Interview

Again, this kind of interview performs to investigate and find out the real barrier, which faces of
both local and central government within implementation of Rusunawa development.
Therefore, to represent the central government, Mrs. Nieke Nindyaputri and Mr. Afriandi Pohan
are chosen as source information from Ministry of Public Works. Meanwhile, for local
respondent, the research uses internet publications to find some information from local
government employees who have the role in the Rusunawa development. From those
respondents above also ask all tiers of government efforts and expectations in order to some

obstructions met can be solved immediately.

Fourthly, how could public housing asset management system conducted in Indonesia?

Finally, this research will develop a kind strategy of asset management system for managing the

public housing in Indonesia. Secondary data collection and narrative analysis are used in this

research. Literature study and lesson of asset management system for managing public housing

from other experiences and practices becomes the base of secondary data collection.
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Chapter 4
Case Study: Rusunawa
(Rumah Susun Sederhana Sewa /Low Cost Rental Flat) Program

Before further detail explanation case study of the achievement of Rusunawa program as well as its
challenges and constraint, this chapter first explores and discusses comprehensively about
definition of Rusunawa Program, its objectives as well as the process of Rusunawa development

since pre-development until transfer asset to local government.

4.1 Definition and Background of Rusunawa program

Rusunawa/Low Cost rental Flat Program is a program regards to the housing provision for low-
income groups who are not able to buy and rent a decent housing, and for people who are living in
slum area ssuch as the poor households, labors and students, thereby social welfare can be reached
(DGoHS, 2009). This public rental housing constitutes a housing assistance from central
government to local government, which has shortage of funds in addressing the problem of housing

and slum area in its region.

Rusunawa is needed to deal with the increasing slum and squatter settlements in the city and
metropolitan areas. Even though some slum settlements are legal private land, central government
struggles to realize the urban renewal program, Rusunawa program is argued as a public housing
policy that accommodates slum people to remain live in urban. Therefore, some upgrading and
even reallocation some slum settlements to a new city region are done to fit with limited urban
land. In addition, this kind of public housing program is to supply living place for slum people
because of still few decent housings provision for them. Furthermore, this program is also to
execute the mandate of RPJMN (National Middle term Development Plan) in term of 2004-2009;
Strategic Plan of Ministry of Public Works in 2005-2009 and Annual Government Working Plan.

4.2 The Objective of Rusunawa Program

As stated above, the main objective of Rusunawa program is to provide decent rental housing for
slum people and low-income groups who are not able to buy and even rent a house in the cities and
metropolitan areas. Besides, reducing slum and improving quality of the city become another
objective of low cost rental flat program. In other words, by creating urban renewal that remains to

give space and living place for the slum people becomes challenges all tiers of government.

34



4.3 Target of Rusunawa Program

Here, the target of this public housing is distinguished within two categorizes, namely:

Beneficiaries of Rusunawa Program

Specifically, development of this low cost rental flat has targeted for low-income groups who
live in the big cities and metropolitan areas and have incomes less than 2.5 Million rupiahs
(approximately equal for 205 euro) per month. Moreover, this public rental housing also is for
people who live in the city and district that have middle density, and squatter illegally, students
who are not able rent the room or market housing, casual labors who have a tendency
encourage slum and they have income less than 2 million rupiahs (equal for 164 euro) (DGoHS,

2009).

The policy of Rusunawa Program
There are several cornerstone of government policy that is used so that the program Rusunawa
released. Within the policy is mentioned about the targets to be achieved Rusunawa program in

the period 2005-2009. The policies are as follows:

- The target of RPIMN (Rencana Pembangunan Jangka Menengah Nasional/National Middle
Term Development Plan) in term of 2004-2009
This policy gives mandate to the central government for developing low cost rental flats for

a number of 60 thousand units.

- The target of RENSTRA PU (Rencana Kerja Strategis Lima Tahunan/five-year Strategic
Working Plan, owned by Ministry of Public Works), In Term of 2005-2009
To execute RPJMN mandate, as one of technical ministries, Directorate General Human
Settlement (DGoHS), Ministry of Public Works is responsible to implement the policy of
multi-storey housing development besides Ministry of Public Housing. DGoHS makes
Program and Strategic Plan in term of 2005-2009, in which this plan aims to build 30

thousand units of Rusunawa.

- The target of 11 MDGs (Millennium Development Goals)
As one of United Nations member states, Indonesia participates actively to achieve the
millennium target 11, namely:
“Have achieved by 2020 a significant improvement in the lives of at least 100 million slum

dwellers”(www.unmillenniumproject.org).
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4.4 Outcome of Rusunawa Program

Through the provision of housing assistance to local government, central government expects the
outcome ensures legal certainty for low-income groups in residence status. Furthermore, this
program expected is to ensure the availability of decent and affordable housing and the housing
quality as well. Then, the refurbishment of slum area and improving the quality city life could be
generated. Besides, Rusunawa is being a pilot project and can be replicated by local government in
another its own region after getting housing assistance from central government. The Development
of self-organization by dweller involvement in the housing asset management becomes one of some

major outcome of this Rusunawa program (DGoHS, 2009).

4.5 Planning System

Planning system defines as systems of law and procedure that set the ground rules for planning
practices (Healey, 1997 p.72 in Hudalah, 2006). As a concrete manifestation upon formulating
planning System, Indonesia has produced law No.6 on spatial planning of 2007 as a basis for
planning practice through the plan and utilization of space and control to the space utilization as
well. The presence of this law aims to create the safe, comfortable, productive and sustainable
national spatial territories based on archipelago concept (Wawasan Nusantara) and national
security (Ketahanan Nasional). These can be achieved through: (1) promoting harmonization
between nature and human-made, (2) realizing of the integrity in the use of natural and human-
made resource, and (3) protecting the space function and preventing environmental impacts from
spatial development (law on Spatial Planning No.26 of 2007, article 2). Then, within decentralized
governance, spatial planning law also gives greater authority to local governments in the
implementation of their own spatial planning, in order to achieve the integrated development
among national, regional and local regions. Therefore, planning system in Indonesia is
comprehensive, integrated and binding in nature (Hudalah, 2006 in Kusumawati, 2010). From

figure 4.1 above, the planning system of Indonesia can be explained briefly as follows:
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Figure 4.1
Spatial Planning System
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Source: Hudalah, 2006, p.48

As mentioned by law on spatial planning No. 26 of 2007 article 14, the hierarchy of general spatial
plan consists of National Spatial Plan (RTRW/Rencana Tata Ruang Wilayah Nasional), Provincial
Spatial Plan (RTRW/Rencana Tata Ruang Wilayah Propinsi) and Municipal and District Spatial Plan
(RTRW/Rencana Tata Ruang Wilayah Kota dan Kabupaten). This means the lower level of

government make spatial plan refers to the general spatial plan of the higher level of government.

RTRW kabupaten are used as a basis in issuing permit and development location , “ (Hudalah, 2006,
p.47)".

Entire levels of RTRW consist of structure plan (rencana struktur ruang), land use plan (rencana
pola pemanfaatan ruang) and development control guideline (pedoman pengendalian pemanfaatan

ruang). These formulate into law on 26 /2007, article 20, 23, 26 and 28 respectively.

In the National level, government makes RTRW Nasional and then, translates completely into Detail
Spatial Plan (RDTR) for island(s) and strategic area. Next, from this RDTR Nasional is made more

specifically into Detail Engineering Design (RTR/Rencana Teknik Ruang Kawasan). Therefore, the

37



entire direction of national development policy should be stated into National Middle Term
Development Plan (RPJMN/Rencana Pembangunan Nasional Jangka menengah) and then, it should

be accommodated within RTRW nasional.

Those RTRW, RDTR and RTR hierarchies also are executed into regional and local level. Provincial
govern