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RINGKASAN 

 
Seiring bertambahnya jumlah penduduk, kota kian berkembang dalam berbagai aspek. 

Perubahan dan perkembangan di Kota Jakarta pun berlangsung dengan sangat cepat.  Secara 

kasat mata dapat dilihat dalam hal perluasan wilayah metropolitan, semakin kompleksnya 

jaringan kota yang memfasilitasi mobilitas penduduk, banyaknya program arsitektur dan 

proyek-proyek baru yang mempenetrasi kota. Dengan tingkat mobilitas warga kota yang 

tinggi tentunya berakibat pada kemacetan. Berdasarkan kondisi tersebut pemerintah kota 

mulai mengembangkan ruang-ruang di Jakarta melalui sistem Transit Oriented Development 

(TOD). Salah satu area yang ditetapkan menjadi simpul transportasi yang terintegrasi 

regional adalah Kawasan Manggarai. Stasiun Manggarai merupakan stasiun tersibuk di 

Jabodetabek dan simpul transportasi yang melayani Kereta Rel Listrik (KRL), Transjakarta, 

dan Kereta Bandara (berdasarkan Perpres No. 60 tahun 2020 tentang Rencana Tata Ruang 

Kawasan Perkotaan Jabodetabekpunjur). Saat ini, kawasan tersebut didominasi oleh 

permukiman padat serta fasilitas umum dan sosial.  

Pengabdian Kepada Masyarakat ini bertujuan untuk menyajikan kajian SWOT (kekuatan, 

kelemahan, peluang, dan ancaman) serta rekomendasi perencanaan bagi Kawasan 

Manggarai, yang nantinya akan menjadi dasar dalam penyusunan Panduan Rancang Kota, 

yang hingga kini belum ada. Kajian dan rekomendasi dibagi menjadi tiga proposal PKM 

yang berfokus pada sub kawasan 1, sub kawasan 2, dan sub kawasan 3, dengan proposal ini 

berfokus pada sub kawasan 1. Metode yang digunakan meliputi identifikasi deskriptif, 

analisis SWOT, dan sintesis yang menghasilkan kesimpulan dan rekomendasi perencanaan 

untuk Kawasan Manggarai. PKM ini diharapkan menjadi bahan pertimbangan penyusunan  

Panduan Rancang Kota bagi Kawasan Manggarai di masa depan. 

 

Kata kunci: Kajian SWOT, rekomendasi penataan, Kawasan Manggarai, Sub kawasan 1 
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BAB 1 

PENDAHULUAN 

 

1.1 Analisis Situasi 

DKI Jakarta merupakan kota megapolitan yang ada di Indonesia dengan pertumbuhan penduduk 

yang meningkat setiap tahunnya sebesar 1.19% (BPS, 2020 dalam Sanusi, et.all, 2023). Jakarta 

sebagai kota metropolitan yang dikelilingi oleh kota-kota satelit di sekitarnya, sering disebut 

Jabodetabek, yaitu mencakup Jakarta, Bogor, Depok, Tangerang, dan Bekasi (Adhiprasasta dan 

Noerwasito, 2018).  Menurut Tomtom Traffix Index pada tahun 2021, Jakarta merupakan salah 

satu ibu kota negara yang menempati urutan ke-46 dari 406 kota paling macet di dunia, dengan 

tingkat kemacetan mencapai 34% pada tahun 2021 (Sitorus, 2022). Untuk mengurangi 

kemacetan di Kota Jakarta, Pemerintah Provinsi DKI Jakarta telah melaksanakan berbagai 

program antisipasi, termasuk kebijakan ganjil-genap, penambahan armada Transjakarta, 

pembangunan Moda Raya Terpadu (MRT), pengembangan kawasan TOD, serta pembangunan 

jalan layang (Kumparan.com, 2021, dalam Sitorus, 2022). Pengembangan sistem Transit 

Oriented Development (TOD) juga sudah banyak digagas untuk membuat Kota Jakarta menjadi 

lebih baik. Transit-Oriented Development (TOD) bertujuan untuk merevitalisasi kawasan dengan 

mempromosikan gaya hidup baru yang berfokus pada penggunaan transportasi publik yang aman 

dan nyaman, kawasan yang kompak dengan intensitas tinggi yang didukung dengan pemanfaatan 

lahan yang variatif.  

 

Kawasan Manggarai sendiri telah ditetapkan sebagai kawasan pengembangan dengan sistem 

TOD. Idealnya sebuah Kawasan TOD di wilayah administratif Pemprov DKI Jakarta didorong 

untuk memiliki dokumen Panduan Rancang Kota (PRK), sehingga kegiatan pengembangan yang 

dilaksanakan di kawasan tersebut mengikuti aturan dan arahan. Contoh kawasan pengembangan 

dengan sistem TOD yang telah memiliki dokumen PRK antara lain TOD Fatmawati, TOD 

Sisingamangaraja. TOD Manggarai belum memiliki dokumen PRK, padahal kawasan ini 

memiliki simpul transportasi yang berfungsi ganda (sebagai interchange dan sebagai stasiun 

regional). Berdasarkan kondisi tersebut, Tim PKM Untar melihat peluang untuk memberikan 

informasi data kondisi eksisting (permasalahan/ tantangan) dan pemikiran terkait situasi kondisi 

kawasan Manggarai – sebagai input pertimbangan dalam proses penyusunan PRK di masa 

mendatang.     
 

1.1.1. Gambaran Umum Kawasan Manggarai 

Salah satu kawasan yang direncanakan sebagai kawasan pengembangan dengan sistem TOD 

adalah Kawasan Manggarai. Berdasarkan Rencana Tata Ruang Wilayah (RTRW) Jakarta 2030, 

Stasiun Manggarai ditetapkan sebagai stasiun yang berfungsi ganda, yaitu sebagai Stasiun 

Interchange dan Stasiun Regional yang menghubungkan antar kota di Pulau Jawa, dengan tujuan 

untuk memenuhi kebutuhan layanan terhadap jalur-jalur kereta api baru (Adhiprasasta dan 

Noerwasito, 2018). Kawasan ini tidak hanya dilengkapi dengan berbagai moda transportasi 
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seperti KRL Commuter Line, KRL Bandara Soekarno-Hatta, TransJakarta koridor 4, BRT, serta 

layanan mikrolet dan kopaja, tetapi juga memiliki rencana pengoperasian kereta api jarak jauh, 

sementara pengembangan lebih lanjut akan mencakup area perkantoran, perdagangan, jasa, dan 

permukiman campuran berintensitas tinggi yang mengikuti konsep Transit Oriented 

Development (TOD) terintegrasi dengan angkutan massal (Sanusi, et.all, 2023). 

 

Gambar 1. Stasiun Manggarai sebagai Titik Transit Utama di Kawasan TOD Manggarai 

Sumber: Penulis, 2024 

 

Stasiun Manggarai terletak di Jl. Manggarai Utara 1, Kelurahan Manggarai, Kecamatan Tebet, 

Jakarta Selatan, dan saat ini menjadi stasiun terbesar yang beroperasi di Jakarta. Dibangun oleh 

pemerintahan Belanda untuk memenuhi kebutuhan transportasi baik bagi penumpang maupun 

logistik, stasiun ini memiliki ukuran tapak dengan dimensi 190 x 130 meter dan luas total 

mencapai 24.700 meter persegi (Adhiprasasta dan Noerwasito, 2018). Penetapan Stasiun 

Manggarai sebagai Stasiun Sentral didasarkan pada posisinya yang cukup strategis sebagai 

fasilitas transportasi, mengingat letaknya yang berada di perbatasan antara Jakarta Pusat, Jakarta 

Selatan, dan Jakarta Timur. Akses menuju Jakarta Selatan dapat dilakukan melalui Tebet dan 

Jalan Sahardjo, sementara untuk Jakarta Timur bisa menggunakan arah Bukit Duri dan 

Jatinegara; sedangkan untuk mencapai Jakarta Pusat, pengguna transportasi dapat melalui Jalan 

Tambak menuju Cikini dan Salemba, atau Jalan Sultan Agung yang mengarah ke daerah 

Menteng (Adhiprasasta dan Noerwasito, 2018). 

 

1.2. Permasalahan Mitra 

Hingga saat ini, kawasan tersebut belum memiliki Panduan Rancang Kota, meskipun 

perkembangannya cukup signifikan, terutama dengan rencana penerapan sistem Transit Oriented 

Development  (TOD) di sana. Kegiatan PKM ini diharapkan dapat membantu Mitra dalam 

mengamati secara langsung perubahan dan perkembangan yang terjadi di Kawasan Manggarai. 

Oleh karena itu, kajian dan rekomendasi perencanaan yang dihasilkan diharapkan bisa menjadi 
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dasar pemikiran dan kontribusi penting dalam penyusunan Panduan Rancang Kota untuk 

Kawasan Manggarai di masa mendatang.  

 

1.3.Uraian Hasil Penelitian dan PKM Terkait 

Kegiatan PKM ini akan menghasilkan kumpulan informasi data kondisi eksisting (permasalahan/ 

tantangan) serta pemikiran terkait situasi kondisi kawasan Manggarai – sebagai input 

pertimbangan dalam proses penyusunan PRK di masa mendatang. Luaran PKM berupa materi 

tayangan, booklet akan diserahkan dan dipresentasikan kepada Mitra (Dinas Cipta Karya Tata 

Ruang dan Pertanahan Pemprov DKI Jakarta). Adapun luaran lainnya berupa publikasi ilmiah 

dan poster yang akan diajukan HKI.     

  
 

1.4. Keterkaitan Topik dengan Peta Jalan PKM yang ada di Rencana Induk Penelitian dan 

PKM Untar 

Kajian SWOT dan Rekomendasi Penataan Kawasan di Sub Kawasan 1, Kawasan Manggarai, 

Jakarta Selatan, ini berfokus pada aspek arsitektur dan perencanaan, dengan isu strategis yang 

berkaitan dengan Perencanaan Kota, Kawasan, dan Lingkungan Binaan. PKM ini diajukan 

dengan mempertimbangkan perpindahan Ibu Kota serta dampak perubahan dan ketetapan 

penataan ruang di Jakarta. Selain itu, kajian ini juga mempertimbangkan perkembangan kota 

yang pesat dan berbagai tantangan yang memengaruhi penataan ruang di Jakarta. Solusi yang 

ditawarkan kepada Mitra adalah Kajian SWOT dan Rekomendasi Penataan Kawasan di 

Manggarai, Jakarta Selatan, yang diharapkan dapat menjadi dasar pemikiran dalam penyusunan 

Panduan Rancang Kota di Kawasan Manggarai, yang hingga kini belum tersedia. Pemilihan 

lokasi didasarkan pada potensi, kelemahan, peluang, dan tantangan yang ada di kawasan 

tersebut. 
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BAB 2   

SOLUSI PERMASALAHAN DAN LUARAN 

 

2.1.  Solusi Permasalahan 

Kegiatan PKM yang dilakukan akan menghasilkan rekomendasi perencanaan yang diharapkan 

dapat menjadi dasar pemikiran dan kontribusi penting dalam penyusunan Panduan Rancang Kota 

untuk Kawasan Manggarai di masa mendatang. Hal tersebut didasari oleh pemikiran mengenai 

peluang kawasan ini untuk dikembangkan menjadi kawasan berbasis Transit Oriented 

Development  (TOD) dengan cakupan wilayah yang luas, Pengabdian Kepada Masyarakat untuk 

Kajian SWOT dan Rekomendasi Penataan Kawasan di Manggarai, Jakarta Selatan dibagi 

menjadi tiga proposal, yaitu Sub Kawasan 1, Sub Kawasan 2, dan Sub Kawasan 3. Setiap sub 

kawasan memiliki kajian yang terfokus pada potensi, kelemahan, peluang, dan tantangan, dengan 

tujuan untuk menghasilkan rekomendasi perencanaan yang sesuai dalam mendukung 

pengembangan berbasis TOD di kawasan tersebut. Berikut rincian dari masing-masing sub 

kawasan.  

 

 
 

Gambar 2. Road Map - Segmentasi Amatan dan Pembagian Proposal PKM Kajian SWOT dan 

Rekomendasi Penataan Kawasan di Kawasan Manggarai 

Sumber: Penulis, 2024 

 

2.2. Rencana Luaran Kegiatan   

No. Jenis Luaran Keterangan 

Luaran Wajib 

1 Publikasi ilmiah pada jurnal ber ISSN atau Sudah mendapat LOA (Terlampir) dan 

sudah submit OJS 
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Jurnal of Innovation and Community 

Engagement 

Universitas Kristen Maranatha 

Akreditasi Sinta 5 

2 Prosiding dalam temu ilmiah  

Luaran Tambahan (wajib ada) 

1 Publikasi di media massa  

2 Hak Kekayaan Intelektual (HKI) Sudah (terlampir) 

3 Teknologi Tepat Guna (TTG)  

4 Model/purwarupa/karya desain  

5 Buku ber ISBN  
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BAB 3 

METODE PELAKSANAAN 

 

3.1. Bentuk dan Jenis Metode Pelaksanaan  

Pelaksanaan PKM ini, menggunakan metode yang mencakup tahapan identifikasi deskriptif, 

analisis, dan sintesis untuk menghasilkan kajian yang komprehensif sesuai dengan langkah-

langkah tersebut. Berikut adalah bentuk tabel yang merangkum informasi terkait metode 

identifikasi deskriptif, analisis SWOT, dan sintesis: 

 

Tabel 1. Metode Pelaksanaan Kegiatan PKM 

 

Metode Pengumpulan Data - 

Identifikasi Deskriptif 

- Dilakukan melalui tinjauan literatur dan survei (instansional 

dan lapangan) yaitu dengan cara engumpulkan, menyusun, 

mengklasifikasikan, menganalisis, serta menginterpretasikan 

data (Huri, D., 2014) 

- Identifikasi adalah proses mengenali dan menempatkan objek 

sesuai dengan karakteristik tertentu (Bachtiar, 2012) 

- Penentuan atau penetapan identitas seseorang atau benda 

(Poerwadarminta, 2007). 

- Literature Review: mengumpulkan data sekunder secara 

tidak langsung dan menganalisis objek studi pustaka dan 

menghasilkan data deskriptif. 

Langkah yang dilakukan secara garis besar: mencari, meneliti, 

mencatat data terkait Kawasan Manggarai berdasarkan elemen-

elemen ruang kota dari Hamid Shirvani (The Urban Design 

Process). 

Metode Analisis (SWOT) Alat perencanaan strategis untuk menilai Strengths (Kekuatan), 

Weaknesses (Kelemahan), Opportunities (Peluang), dan 

Threats (Ancaman). 

 

 
 

Proses berikutnya adalah melakukan sintesis dengan menyatukan dua atau lebih elemen menjadi 

satu kesatuan yang koheren, baik melalui desain maupun proses alami (KBBI, 2002). Tahap 
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sintesis ini bertujuan untuk menggabungkan hasil analisis dari berbagai elemen yang telah 

diidentifikasi dan dianalisis sebelumnya. Hasil sintesis kemudian digunakan untuk membuat 

kesimpulan yang menyeluruh serta merumuskan rekomendasi perencanaan kawasan yang 

komprehensif, yang diharapkan dapat menjadi landasan bagi pengembangan lebih lanjut di 

kawasan tersebut. 

Sumber: Penulis, 2024. 

 

3.2  Langkah-langkah/Tahapan pelaksanaan 

Berikut adalah Langkah-langkah amatan Lokasi dengan memunculkan pertanyaan dan cara 

penyajian: 

 

Gambar 3. Gambaran Tahapan Pelaksanaan Kegiatan PKM 

Sumber: Penulis, 2024 
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Tabel 2. Teori Elemen Ruang Kota Hamid Shirvani  
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Gambar 4. Gambaran Analisis SWOT 

Sumber: Penulis, 2024 

3.3  Partisipasi Mitra dalam Kegiatan PKM 

Kegiatan PKM bekerjasama dengan Dinas Cipta Karya dan Tata Ruang Pemprov DKI Jakarta. 

Mitra dan Tim akan bekerja sama sepanjang pelaksanaan kegiatan. Partisipasi mitra mencakup 

penyediaan data dan informasi yang dibutuhkan, membantu dalam mengidentifikasi kebutuhan 

terkait Kajian SWOT dan Rekomendasi Penataan Kawasan di Sub Kawasan 1, Kawasan 

Manggarai, Jakarta Selatan, berdiskusi mengenai alat/kriteria yang diperlukan, serta 

menyediakan ruang untuk diskusi dan presentasi hasil PKM. 

 

3.4  Uraian Kepakaran danTugas Anggota Tim. 

Berikut adalah uraian singkat kepakaran dan tugas personil Tim. 

 

Tabel 3. Tugas Personal Tim 

Tim PKM Tugas 

Irene Syona Darmady, S.Ars., M.T. 

(Ketua Pengusul) 
• Melakukan kerjasama dan koordinasi 

dengan Dinas Cipta Karya, Tata Ruang dan 

Pertanahan Provinsi DKI Jakarta 

• Melakukan koordinasi dengan anggota 

tim (mahasiswa) 
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• Membuat Proposal, Laporan Monitoring 

dan Evaluasi 

• Membuat Laporan akhir dan Luaran 

• Mencari informasi bahan, bengkel 

pengadaan dan pembuatan dan survey 

harga/ biaya 

• Mengkoordinir proses pembuatan buku 

evaluasi 

Diana Presley/ 315220058 

Raja Ananta Milala/ 315190144 

Kevin Phang/ 315200072 

(Anggota Tim) 

• Bekerjasama dengan ketua dan sesama 

anggota tim; 

• Survey dan analisis data bersama ketua 

dan sesame anggota tim 

• Bilamana diperlukan ikut berdiskuasi 

dengan pihak Dinas Cipta karya, Tata 

Ruang dan Pertanahan  provinsi DKI 

• Membuat buku evaluasi dan poster HKI 
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BAB 4 

HASIL LUARAN KEGIATAN 

 
4.1  Hasil Luaran yang Dicapai 

4.1.1. Hasil Kegiatan dalam Bentuk Paparan dan Booklet 

Semua tahapan pelaksanaan PKM telah dilaksanakan. Sejauh ini proses yang dihasilkan berjalan 

dengan baik dan lancar sesuai dengan perencanaan. Hasil kegiatan akhir dibuat dalam bentuk 

booklet dan paparan yang dipresentasikan dalam Seminar Nasional Penelitian dan Pengabdian 

kepada Masyarakat (Senapenmas) Universitas Tarumanagra 2024 pada 10 Oktober 2024.  

 

 
Gambar 5. Hasil Kegiatan PKM – Luaran Booklet dan Poster 

Sumber: Penulis, 2024 

 

Gambar 6. Hasil Kegiatan PKM yang Dipresentasikan Pada Senapenmas 2024 

Sumber: Penulis, 2024 
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4.1.2. Paparan Kepada Dinas Cipta Karya Tata Ruang dan Pertanahan 

Hasil kegiatan juga dipresentasikan kepada mitra kegiatan PKM yaitu Dinas Cipta Karya dan 

Tata Ruang Pemprov DKI Jakarta. Mitra menyambut baik hasil kegiatan yang dilakukan. 

 

Gambar 7. Presentasi Kepada Mitra – Dinas Cipta Karya Tata Ruang dan Pertanahan 

Pemprov DKI Jakarta 

Sumber: Penulis, 2024 

4.1.3. Publikasi Hasil dalam Jurnal 

Hasil kegiatan diusulkan dalam publikasi jurnal nasional terakreditasi Sinta 5; Jurnal of 

Innovation and Community Engagement Universitas Kristen Maranatha. Adapun tulisan sudah 

mendapatkan LoA dan Submit OJS. 

 
Gambar 8. LoA Artikel Jurnal 

Sumber: Penulis, 2024 
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4.1.4. Publikasi Hasil - HKI 

Untuk melengkapi luaran tambahan, poster mengenai kegiatan PKM juga dibuat dan diproses 

untuk pembuatan HKI nya. 

 

Gambar 9. Poster Kegiatan 

Sumber: Penulis, 2024 
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BAB 5 

KESIMPULAN DAN SARAN 

 

Secara umum kegiatan PKM berjalan sesuai dengan harapan. Target penyelesaian kegiatan 

hingga hasil luaran terlaksana dengan maksimal dan sesuai dengan waktu yang dijadwalkan. 

Secara khushus hasil kegiatan mendapat temuan baru terkait kondisi yang terjadi di lapangan 

yang dapat menjadi perhatian bagi pemangku kepentingan ketika akan menyusun panduan 

rancang kota nantinya. Kondisi tersebut antara lain: 

• Keberadaan Kampung Kota; Perlunya pertimbangan atas hunian terjangkau (lahan dan 

bangunan) jika nantinya TOD Manggarai akan dioptimalisasi scenario 

pengembangannya. 

• Terkait intensitas sesuai RDTR; ada temuan kondisi yang menunjukkan bahwa intensitas 

yang kini terlihat di Kawasan Manggarai belum sepenuhnya menyerap intensitas yang 

direncanakan pada RDTR. Kedepannya jika intensitas akan optimal maka tentunya akan 

mengundang mobilitas orang yang lebih tinggi pada kawasan. Penyusunan dokumen 

perancangan kota (PRK) nantinya perlu mempertimbangkan kondisi jaringan jalan – 

infrastruktur yang mempermudah aksesibilitas; kemungkinan penambahan jaringan jalan, 

dst. 

• Ruang terbuka hijau (RTH) & ruang publik: perlu adanya pertimbangan RTH dan ruang 

publik pada dokumen PRK untuk menunjang kualitas dan vitalitas kawasan. RTH dan 

ruang publik dapat terintegrasi dengan titik transit moda transportasi ataupun titik 

kendaraan daring untuk menunjang konektivitas Kawasan.   

Masukan-masukan di atas telah disampaikan dalam berbagai forum seperti presentasi kepada 

mitra, seminar, publikasi jurnal dan HKI sebagai kesimpulan kegiatan PKM. 
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Abstract 

Cities are increasingly developing in various aspects as the population increases,. Changes and 

developments in the city of Jakarta are taking place very rapid. This can be seen clearly in terms of the 

expansion of the metropolitan area, increasing of city network that facilitates population mobility, 

various architectural programs and new projects intruded the city. In current conditions, the city 

government is trying to accommodate change and development of the city by developing spaces in 

Jakarta through the Transit Oriented Development (TOD) system. Transit-Oriented Development (TOD) 

itself aims to revitalize the area by promoting a new lifestyle that focuses on safe mobility and 

comfortable public transportation - a compact area with high intensity supported by various land use. 

Manggarai is one of TOD area in Jakarta. Normally, a TOD area such as the Manggarai area is 

encouraged to have a City Design Guide (PRK) document, so that development activities in the area 

follow the rules and directions. Due to preparation of a PRK document by the DKI Provincial 

Government; It is necessary to do a preliminary study/ location analysis to see the potential, challenges 

and problems of the area. One of the aspects assessed in this process is the realization of land use and 

building intensity in existing/current conditions. Untar PKM team saw an opportunity to provide 

information on data on existing conditions (problems/challenges) and thoughts regarding the current 

situation in the Manggarai area - as input for consideration in the process of preparing the PRK 

document in the future. Field survey methods and comparative studies with RDTR to assess realization/ 

fulfillment aspects were used.  The results of PKM activities are booklets and presentation document 

which are submitted and presented to the DKI Jakarta Provincial Government Spatial Planning (Dinas 

Cipta Karya Tata Ruang dan Pertanahan Pemprov DKI Jakarta) 
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INTRODUCTION 

DKI Jakarta is a metropolitan city in Indonesia, experiencing an annual population growth rate of 1.19% 

(BPS, 2020 in Sanusi et al., 2023). According to the Tomtom Traffic Index in 2021, Jakarta is one of the 

nation’s capital city which ranks 46th out of 406 most congested cities in the world, with a congestion 

level reaching 34% in 2021 (Sitorus, 2022). In the way to reduce traffic congestion in the city of Jakarta, 

the DKI Jakarta Provincial Government has implemented various anticipatory programs, including the 

odd-even license plate policy, increasing the Transjakarta fleet, the construction of the Integrated Mass 

Rapid Transit (MRT), the development of Transit-Oriented Development (TOD) areas, and the 

construction of flyovers (Kumparan.com, 2021 in Sitorus, 2022). The development of the Transit-

Oriented Development (TOD) system has been widely initiated to improve the city of Jakarta. Transit-

Oriented Development (TOD) itself aims to revitalize the areas by promoting a new lifestyle centered on 

the use of safe and comfortable public transportation, in addition to creating a compact area with high 

intensity, supported by varied land use. 

 

Fig. 1. Manggarai Station as the Main Transit Point in the Manggarai TOD Area 

Source: Author, 2024. 

One of the areas designated for development under the TOD system is the Manggarai Area. According to 

the Jakarta 2030 Regional Spatial Plan (RTRW), Manggarai Station is identified as a dual-function 

station, serving as both an Interchange Station and a Regional Station that connects cities across Java 

Island, with the goal of meeting the service demands of new railway lines (Adhiprasasta and Noerwasito, 

2018). Ideally, a TOD area such as Manggarai area should have a City Design Guideline (Panduan 

Rancang Kota- PRK) document, ensuring that all development activities in the area align with established 
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rules and directions. Examples of TOD areas that already have City Design Guideline documents are 

Fatmawati TOD and Sisingamangaraja TOD. However, TOD Manggarai currently lacks a City Design 

Guideline document, despite its role as a dual-function transportation hub (both an interchange and a 

regional station), which has a broader scope and significance than Fatmawati and Sisingamangaraja TOD. 

To enable the DKI Provincial Government to compile a City Design Guideline document, a preliminary 

study or site analysis is necessary to assess the potential, challenges, and issues of the area. One aspect to 

be evaluated in this process is land use and building intensity in the current conditions. The Untar PKM 

Team sees an opportunity to provide valuable information on the existing data condition 

(problems/challenges) and insights related to the situation and conditions of Manggarai area – as input for 

consideration in the future City Design Guideline (PRK) preparation process. 

 

This PKM activity is divided into three sub-areas, with this article focusing only on sub-area 1. The 

location divisions are depicted in Figure 2. Specifically, the output of the PKM activity will consist of a 

collection of data on the existing conditions (problems and challenges) as well as insights related to the 

situation and conditions of Manggarai area in the form of booklets and displays – which will serve as 

input for consideration in the future City Design Guideline preparation process. The final output in the 

form of materials will be submitted and presented to the PKM Partners - the Department of Spatial 

Planning, Building, and Land Affairs of the DKI Jakarta Provincial Government. 

 

Figure 2. Road Map - Observation Segmentation and PKM Proposal Distribution Areas in Manggarai Area 

Source: Author, 2024 
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METHODS 

The implementation of this PKM activity follows a method that includes descriptive identification, 

analysis, and synthesis stages, aimed at producing a comprehensive and valuable study for the Partners. 

The process begins with conducting a field survey in Manggarai Sub-Area 1, enabling the collection and 

processing of existing condition data. Specifically, aspects such as land use and building intensity will be 

thoroughly observed (refer to Table 1). After the field data has been gathered, the next step is to perform 

an analysis of land use and building intensity. For this purpose, the 2022 Detailed Spatial Plan (Rencana 

Detail Tata Ruang Jakarta RDTR) document is used as a parameter to assess both suitability and 

feasibility. The results of the analysis, along with recommendations, will be presented in the form of a 

presentation, booklet, and shared with the Department of Spatial Planning, Building, and Land Affairs of 

the DKI Jakarta Provincial Government. The PKM implementation method is depicted in Figure 3. 

 

Figure 3.  Method of Implementing PKM Activities Manggarai Area – Sub Area 1 

Source: Author, 2024 

 

The details of the observed aspects and analysis directions related to land use and building intensity in the 

Manggarai Sub-Area 1 area are as follows. 

 

Table 1. Data Collection Details and Discussion Directions 
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Element Data Discussion Directions 

Land Use • Land use activities in 

existing conditions 

• Land use according to 

RDTR in JakartaSatu 

• Explanation of land use and land 

utilization: commercial, trade, 

mixed, residential, etc. 

• Explanation of the percentage 

zoning of the main and 

supporting functions of the area 

Building Intensity • Building density in 

existing conditions 

• Building density 

according to RDTR 

on JakartaSatu 

• Explanation regarding building 

density when viewed from BCR, 

FAR, GBC, BFC - its realization 

  Source: Author, 2024 

RESULTS AND DISCUSSION 

Overview of Manggarai Area – Sub Area 1 

Manggarai Sub-district located in Tebet District, South Jakarta. Manggarai Sub-district is well-known for 

its water gate on the Ciliwung River and a train station that plays a crucial role in supporting rail services 

within the capital city. The area is divided into three sub-areas, each with distinct characteristics. Sub-

Area 1 is situated in the western part of Manggarai, with two main roads marking its boundaries (Sultan 

Agung Street on the north side and Minangkabau Timur on the west side. Based on the findings from a 

field survey, several key nodes within Sub-Area 1 serve as landmarks, including the Pasaraya Building 

and Infinia Park (see Figure 4). 

 

  

Figure 4.  Situation Photo Sub Area 1 

Source: Author, 2024 

Realization of Land Use in Sub-Area 1 

Land Use Development of Sub-Area 1 
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Land is an area where various activities take place and is a limited natural resource. Meanwhile, land use 

is the regulation of the utilization of land. Land use is an effort to organize, provide, and designate in a 

planned manner for the purposes of use for the welfare of the community. (Black, 2020). When viewed 

from its development, sub-area 1 has developments related to land use (see Figure 5). 

 

 

  

Figure 5.  Overview of Land Use Development Sub Area 1 

Source: Author, 2024 

 

Land use in the 1920s was very different from the existing land use today. In the 1920s, sub-area 1 

Manggarai was dominated by greenery land and already designated as transportation facilities (Manggarai 

Station). There were not many areas for housing at that time. However, over time when the city of Jakarta 

became increasingly dense and dynamic, land use in sub-area 1 experienced significant changes. Land 

that was previously green changed to be designated for residential housing. The Manggarai Station land 

designated as transportation facilities also appeared to have expanded. In the current conditions (2024) the 

land use found in sub-area 1 is housing, transportation facilities, public service facilities, trade and 

services. According to Black (2020), various activity occurs on land – land use in current condition is the 

result accumulation of community needs and urgencies.  

Land Use Sub-Area 1 

In order to understand the description of land use in sub-area 1, a comparison is made between land use 

that occurs in existing conditions with the provisions of land use in the Detailed Spatial Plan contained in 

the Jakarta Satu website of the DKI Jakarta Provincial Government (jakartasatu.go.id). 
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Table 2.  Comparison of Existing Land Use and RDTR Land Use Provisions 

Area Code Existing Conditions RDTR 

 

    

  
  

1 Intended for trade and services Appropriate. In the existing condition, the land 

is used as a warehousing area for trading 

activities, Infinia Park. 

  

2 Intended for trade and services Unsuitable. The land is still a dense settlement – 

a village.  
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3 Intended for trade and services Unsuitable. The land is still used as a residence 

with a land area generally above 200 m2 with 

good building 

quality.  

4 Intended for trade and services Unsuitable. The land is still a dense settlement – 

 high density village. 

 

5 Intended as a public service facility Suitable. The land is used as a campus. 

  

6 Intended as high density housing Suitable, used as a residence. However, there 

are supporting activities such as stalls and 

shops. The characteristics of the residences 

found: (1) The average building is permanent 

and 1-3 floors high, (2) The size of the road 

varies 2 cars / 1 motorbike, (3) Row housing 

that is quite organized. 

Source: Author, 2024. 

Based on the information presented in Table 2, it is evident that, according to the Jakarta Satu RDTR 

guidelines, Sub-Area 1 should predominantly feature trade and service land use to support the function 

and role of Manggarai as a Transit-Oriented Development (TOD) area. However, in its current condition, 

the area remains largely residential. For instance, areas No. 2 and 4 (Table 2), which are directly adjacent 

to Manggarai Station and are designated for commercial use, are still predominantly village settlements. 

This situation presents a challenge for future development in alignment with the land use guidelines. 

Relocation efforts will be required for the village, which would necessitate provisions for affordable 

housing. According to DKI Jakarta Gubernatorial Regulation No. 50 of 2021 regarding the 
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implementation of TOD areas, one of the key principles is the need for affordable apartments in areas 

with appropriate land area and intensity of space utilization, in accordance with the area's typology. The 

discrepancy between these two conditions provides valuable input for the preparation of the City Design 

Guideline (PRK) in the future, highlighting the necessity of studying affordable housing provisions in the 

design guidelines for the Manggarai TOD area. 

Realization of Building Intensity in Sub-Area 1 

The analysis of building intensity included observations on the utilization of the Building Coverage Ratio 

(BCR), Floor Area Ratio (FAR), Green Base Coefficient (GBC), and Basement Floor Coefficient (BFC). 

In Sub-Area 1, the land designated for trade and services has not fully maximize the intensity levels 

planned in the Detailed Spatial Plan (RDTR) document, as outlined in the Jakarta Satu guidelines. For 

example, on Dr. Saharjo Street (see Figure 6), the planned intensity for this zone includes a BCR of 60%, 

FAR of 3-3.5, GBC of 20%, and BFC of 50%, with these parameters would result in buildings ranging 

from 3 to 8 stories. However, in reality, the existing conditions consist mostly of 1-2 story residential or 

commercial buildings, which often lead to traffic congestion due to the insufficient width of the collector 

road. If future developments are to align with the RDTR intensity guidelines, a review of access 

conditions—specifically road width—should be included in the PRK preparation process; as the road 

network is a crucial element for connecting the area and providing access to the site. 

 

Figure 6.  Overview of Building Intensity Realization in Sub Area 1 

Source: Author, 2024. 

PKM Activity Output 
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The results of observations in sub-area 1 are generally supplemented with information on other area 

elements elaborated with land use and building intensity. All observation results are compiled in the form 

of a booklet and presentation materials presented to representatives of the DKI Jakarta Provincial 

Government Spatial Planning, Building, and Land Affairs Department. 

 

Figure 7.  Exposure in front of representatives of the DKI Jakarta Provincial Government Spatial 

Planning, Building, and Land Affairs Department 

Source: Author, 2024. 

 

CONCLUSION 

TOD areas such as the Manggarai area are areas that have an important role for parts of the city. With 

such a function, in the future the growth and development of the area will continue to increase. 

Observations on aspects of land use and building intensity in the current existing conditions show that 

there are conditions that are appropriate and some that are not appropriate. Inconsistencies were found in 

(1) aspects of land use, including land that should be commercial/trade and services with high intensity is 

still in the form of dense residential, (2) building intensity that has not been fully realized but there has 

been traffic congestion due to inadequate road width/access. The gap in these conditions has been 

conveyed in the presentation material which is the output of PKM and has been presented to partners. 
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Abstract 

Cities are increasingly developing in various aspects as the population increases,. Changes 

and developments in the city of Jakarta are taking place very rapid. This can be seen clearly 

in terms of the expansion of the metropolitan area, increasing of city network that facilitates 

population mobility, various architectural programs and new projects intruded the city. In 

current conditions, the city government is trying to accommodate change and development of 

the city by developing spaces in Jakarta through the Transit Oriented Development (TOD) 

system. Transit-Oriented Development (TOD) itself aims to revitalize the area by promoting a 

new lifestyle that focuses on safe mobility and comfortable public transportation - a compact 

area with high intensity supported by various land use. Manggarai is one of TOD area in 

Jakarta. Normally, a TOD area such as the Manggarai area is encouraged to have a City 

Design Guide (PRK) document, so that development activities in the area follow the rules and 

directions. Due to preparation of a PRK document by the DKI Provincial Government; It is 

necessary to do a preliminary study/ location analysis to see the potential, challenges and 

problems of the area. One of the aspects assessed in this process is the realization of land use 

and building intensity in existing/current conditions. Untar PKM team saw an opportunity to 

provide information on data on existing conditions (problems/challenges) and thoughts 

regarding the current situation in the Manggarai area - as input for consideration in the 

process of preparing the PRK document in the future. Field survey methods and comparative 

studies with RDTR to assess realization/ fulfillment aspects were used.  The results of PKM 

activities are booklets and presentation document which are submitted and presented to the 

DKI Jakarta Provincial Government Spatial Planning (Dinas Cipta Karya Tata Ruang dan 

Pertanahan Pemprov DKI Jakarta) 

 

Keywords: building intensity, land use, Manggarai, transit oriented development 
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Introduction 

DKI Jakarta is a metropolitan city in Indonesia, experiencing an annual population growth rate 

of 1.19% (BPS, 2020 in Sanusi et al., 2023). According to the Tomtom Traffic Index in 2021, 

Jakarta is one of the nation’s capital city which ranks 46th out of 406 most congested cities in 

the world, with a congestion level reaching 34% in 2021 (Sitorus, 2022). In the way to reduce 

traffic congestion in the city of Jakarta, the DKI Jakarta Provincial Government has 

implemented various anticipatory programs, including the odd-even license plate policy, 

increasing the Transjakarta fleet, the construction of the Integrated Mass Rapid Transit (MRT), 

the development of Transit-Oriented Development (TOD) areas, and the construction of 

flyovers (Kumparan.com, 2021 in Sitorus, 2022). The development of the Transit-Oriented 

Development (TOD) system has been widely initiated to improve the city of Jakarta. Transit-

Oriented Development (TOD) itself aims to revitalize the areas by promoting a new lifestyle 

centered on the use of safe and comfortable public transportation, in addition to creating a 

compact area with high intensity, supported by varied land use. 

 

Fig. 1. Manggarai Station as the Main Transit Point in the Manggarai TOD Area 

Source: Author, 2024. 

 

One of the areas designated for development under the TOD system is the Manggarai Area. 

According to the Jakarta 2030 Regional Spatial Plan (RTRW), Manggarai Station is identified 

as a dual-function station, serving as both an Interchange Station and a Regional Station that 

connects cities across Java Island, with the goal of meeting the service demands of new railway 

lines (Adhiprasasta and Noerwasito, 2018). Ideally, a TOD area such as Manggarai area should 
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have a City Design Guideline (Panduan Rancang Kota- PRK) document, ensuring that all 

development activities in the area align with established rules and directions. Examples of TOD 

areas that already have City Design Guideline documents are Fatmawati TOD and 

Sisingamangaraja TOD. However, TOD Manggarai currently lacks a City Design Guideline 

document, despite its role as a dual-function transportation hub (both an interchange and a 

regional station), which has a broader scope and significance than Fatmawati and 

Sisingamangaraja TOD. To enable the DKI Provincial Government to compile a City Design 

Guideline document, a preliminary study or site analysis is necessary to assess the potential, 

challenges, and issues of the area. One aspect to be evaluated in this process is land use and 

building intensity in the current conditions. The Untar PKM Team sees an opportunity to 

provide valuable information on the existing data condition (problems/challenges) and insights 

related to the situation and conditions of Manggarai area – as input for consideration in the 

future City Design Guideline (PRK) preparation process. 

 

This PKM activity is divided into three sub-areas, with this article focusing only on sub-area 

1. The location divisions are depicted in Figure 2. Specifically, the output of the PKM activity 

will consist of a collection of data on the existing conditions (problems and challenges) as well 

as insights related to the situation and conditions of Manggarai area in the form of booklets and 

displays – which will serve as input for consideration in the future City Design Guideline 

preparation process. The final output in the form of materials will be submitted and presented 

to the PKM Partners - the Department of Spatial Planning, Building, and Land Affairs of the 

DKI Jakarta Provincial Government. 

 

Figure 2. Road Map - Observation Segmentation and PKM Proposal Distribution Areas in Manggarai Area 

Source: Author, 2024 
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Methods 

The implementation of this PKM activity follows a method that includes descriptive 

identification, analysis, and synthesis stages, aimed at producing a comprehensive and valuable 

study for the Partners. The process begins with conducting a field survey in Manggarai Sub-

Area 1, enabling the collection and processing of existing condition data. Specifically, aspects 

such as land use and building intensity will be thoroughly observed (refer to Table 1). After 

the field data has been gathered, the next step is to perform an analysis of land use and building 

intensity. For this purpose, the 2022 Detailed Spatial Plan (Rencana Detail Tata Ruang Jakarta 

RDTR) document is used as a parameter to assess both suitability and feasibility. The results 

of the analysis, along with recommendations, will be presented in the form of a presentation, 

booklet, and shared with the Department of Spatial Planning, Building, and Land Affairs of the 

DKI Jakarta Provincial Government. The PKM implementation method is depicted in Figure 

3. 

 

 

Figure 3.  Method of Implementing PKM Activities Manggarai Area – Sub Area 1 

Source: Author, 2024 

 

The details of the observed aspects and analysis directions related to land use and building 

intensity in the Manggarai Sub-Area 1 area are as follows. 
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Table 1. Data Collection Details and Discussion Directions 

Element Data Discussion Directions 

Land Use • Land use activities in 

existing conditions 

• Land use according to 

RDTR in JakartaSatu 

• Explanation of land use and land 

utilization: commercial, trade, 

mixed, residential, etc. 

• Explanation of the percentage 

zoning of the main and 

supporting functions of the area 

Building Intensity • Building density in 

existing conditions 

• Building density 

according to RDTR 

on JakartaSatu 

• Explanation regarding building 

density when viewed from BCR, 

FAR, GBC, BFC - its realization 

  Source: Author, 2024 

Results and Discussion 

Overview of Manggarai Area – Sub Area 1 

Manggarai Sub-district located in Tebet District, South Jakarta. Manggarai Sub-district is well-

known for its water gate on the Ciliwung River and a train station that plays a crucial role in 

supporting rail services within the capital city. The area is divided into three sub-areas, each 

with distinct characteristics. Sub-Area 1 is situated in the western part of Manggarai, with two 

main roads marking its boundaries (Sultan Agung Street on the north side and Minangkabau 

Timur on the west side. Based on the findings from a field survey, several key nodes within 

Sub-Area 1 serve as landmarks, including the Pasaraya Building and Infinia Park (see Figure 

4). 

  

Figure 4.  Situation Photo Sub Area 1 

Source: Author, 2024 

Realization of Land Use in Sub-Area 1 

Land Use Development of Sub-Area 1 

Land is an area where various activities take place and is a limited natural resource. Meanwhile, 

land use is the regulation of the utilization of land. Land use is an effort to organize, provide, 

and designate in a planned manner for the purposes of use for the welfare of the community. 
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(Black, 2020). When viewed from its development, sub-area 1 has developments related to 

land use (see Figure 5). 

  

Figure 5.  Overview of Land Use Development Sub Area 1 

Source: Author, 2024 

 

Land use in the 1920s was very different from the existing land use today. In the 1920s, sub-

area 1 Manggarai was dominated by greenery land and already designated as transportation 

facilities (Manggarai Station). There were not many areas for housing at that time. However, 

over time when the city of Jakarta became increasingly dense and dynamic, land use in sub-

area 1 experienced significant changes. Land that was previously green changed to be 

designated for residential housing. The Manggarai Station land designated as transportation 

facilities also appeared to have expanded. In the current conditions (2024) the land use found 

in sub-area 1 is housing, transportation facilities, public service facilities, trade and services. 

According to Black (2020), various activity occurs on land – land use in current condition is 

the result accumulation of community needs and urgencies.  

 

Land Use Sub-Area 1 

In order to understand the description of land use in sub-area 1, a comparison is made between 

land use that occurs in existing conditions with the provisions of land use in the Detailed Spatial 

Plan contained in the Jakarta Satu website of the DKI Jakarta Provincial Government 

(jakartasatu.go.id). 
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Table 2.  Comparison of Existing Land Use and RDTR Land Use Provisions 

Area Code Existing Conditions RDTR 

 

    

  
  

1 Intended for trade and services Appropriate. In the existing condition, the 

land is used as a warehousing area for trading 

activities, Infinia Park. 

  

2 Intended for trade and services Unsuitable. The land is still a dense settlement 

– a village.  

 

3 Intended for trade and services Unsuitable. The land is still used as a 

residence with a land area generally above 
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200 m2 with good building quality.

 

4 Intended for trade and services Unsuitable. The land is still a dense settlement 

–  high density village. 

 

5 Intended as a public service facility Suitable. The land is used as a campus. 

  

6 Intended as high density housing Suitable, used as a residence. However, there 

are supporting activities such as stalls and 

shops. The characteristics of the residences 

found: (1) The average building is permanent 

and 1-3 floors high, (2) The size of the road 

varies 2 cars / 1 motorbike, (3) Row housing 

that is quite organized. 

Source: Author, 2024. 

 

Based on the information presented in Table 2, it is evident that, according to the Jakarta Satu 

RDTR guidelines, Sub-Area 1 should predominantly feature trade and service land use to 

support the function and role of Manggarai as a Transit-Oriented Development (TOD) area. 

However, in its current condition, the area remains largely residential. For instance, areas No. 

2 and 4 (Table 2), which are directly adjacent to Manggarai Station and are designated for 

commercial use, are still predominantly village settlements. This situation presents a challenge 

for future development in alignment with the land use guidelines. Relocation efforts will be 

required for the village, which would necessitate provisions for affordable housing. According 

to DKI Jakarta Gubernatorial Regulation No. 50 of 2021 regarding the implementation of TOD 

areas, one of the key principles is the need for affordable apartments in areas with appropriate 

land area and intensity of space utilization, in accordance with the area's typology. The 

discrepancy between these two conditions provides valuable input for the preparation of the 

City Design Guideline (PRK) in the future, highlighting the necessity of studying affordable 

housing provisions in the design guidelines for the Manggarai TOD area. 
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Realization of Building Intensity in Sub-Area 1 

The analysis of building intensity included observations on the utilization of the Building 

Coverage Ratio (BCR), Floor Area Ratio (FAR), Green Base Coefficient (GBC), and Basement 

Floor Coefficient (BFC). In Sub-Area 1, the land designated for trade and services has not fully 

maximize the intensity levels planned in the Detailed Spatial Plan (RDTR) document, as 

outlined in the Jakarta Satu guidelines. For example, on Dr. Saharjo Street (see Figure 6), the 

planned intensity for this zone includes a BCR of 60%, FAR of 3-3.5, GBC of 20%, and BFC 

of 50%, with these parameters would result in buildings ranging from 3 to 8 stories. However, 

in reality, the existing conditions consist mostly of 1-2 story residential or commercial 

buildings, which often lead to traffic congestion due to the insufficient width of the collector 

road. If future developments are to align with the RDTR intensity guidelines, a review of access 

conditions—specifically road width—should be included in the PRK preparation process; as 

the road network is a crucial element for connecting the area and providing access to the site. 

 

Figure 6.  Overview of Building Intensity Realization in Sub Area 1 

Source: Author, 2024. 

PKM Activity Output 

The results of observations in sub-area 1 are generally supplemented with information on other 

area elements elaborated with land use and building intensity. All observation results are 

compiled in the form of a booklet and presentation materials presented to representatives of the 

DKI Jakarta Provincial Government Spatial Planning, Building, and Land Affairs Department. 
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Figure 7.  Exposure in front of representatives of the DKI Jakarta Provincial Government 

Spatial Planning, Building, and Land Affairs Department 

Source: Author, 2024. 

 

Conclusion 

TOD areas such as the Manggarai area are areas that have an important role for parts of the 

city. With such a function, in the future the growth and development of the area will continue 

to increase. Observations on aspects of land use and building intensity in the current existing 

conditions show that there are conditions that are appropriate and some that are not appropriate. 

Inconsistencies were found in (1) aspects of land use, including land that should be 

commercial/trade and services with high intensity is still in the form of dense residential, (2) 

building intensity that has not been fully realized but there has been traffic congestion due to 

inadequate road width/access. The gap in these conditions has been conveyed in the 

presentation material which is the output of PKM and has been presented to partners. 
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