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Samarinda is situated on the banks of the Mahakam River, 

and is the provincial capital of East Kalimantan in Borneo. 

Borneo is one of the major timber centres of Indonesia, and 

Samarinda acts as the main depot for its region. In fact, the 

Dutch founded the town in the nineteenth century specifi

cally for that reason, and timber logs were shipped down the 

river from its port. More than half the total timber of Indone

sia is exported from the port of Samarinda. This assures the 

continued prosperity of the town even as it incurs a devastat

ing effect on the forests. The other economic activity of the 

region is off-shore oil exploration. The logging, oil explora

tion and exploitation are mostly in the hands of Japanese, 

South Korean or Taiwanese companies. It is, therefore, a high 

employment area with a continuously growing population of 

the young and the poor, seeking work in these trades. 

Samarinda has become a focal town for immigrants. The 

town did not have a housing stock that could accommodate 

this influx, so the immigrants set up shacks and squatter 

settlements, adding to the lacklustre and characterless look of 

the town. The tropical, humid climate, with its incessant and 

heavy rainfall ( 1.850 millimetres annually), water-logs the 

land and then erodes it, and makes it an unpleasant environ

ment to live in. However, that does not seem to stop the flow 

of immigrants who come in from East and Central Java, South 

Sulawesi and South Kalimantan. Since they cannot all find 

official work they seek hidden employment' in the town, in 

retail facilities or as hawkers. These pavement hawkers or 

kaki lima have grown in number, from a thousand in 1983 to 

five-thousand by 1985. These are the registered figures; a 

more accurate number would probably be closer to six-

thousand. This is reflected in the rise of the town population 

which rose from 137,918 in 1971 to 343.198 by 1987. In 1985 

the Municipality of Samarinda began to consider special 

programmes to tackle the problems of the street hawkers 

who were choking the city's streets. Although kampung, or 

urban slum, improvement schemes had been going on since 

1975, the Citra Niaga project was the first commercial, and 

non-housing rehabilitation programme undertaken by the city. 

The story of the project is interesting. Mr Soewandi an ex-

Governor of East Kalimantan was worried about the slum 

areas that sprawled across the centre of Samarinda. He asked 

his son, Didik, who had just returned from studying at 

Berkeley University, whether he could find a collaborator and 
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develop a scheme for a town centre. Didik contacted his 

friend Antonio Ismael, a Berkeley architect who was working 

on a community project in Mexico. Together, they coopted 

the services of Adi Sasono from the Institute for Development 

Studies, an NGO that was already working in Samarinda. 

They prepared a scheme and took it up through the maze of 

the government bureaucracy, level after level, until it was 

finally presented to and approved by the Minister of Interior. 

The decree was promulgated on July 27, 1985. 

The arguments used to put the ideas across to the Govern

ment officials were the following: 

- Samarinda is the capital city of East Kalimantan and should 

show a modernised front for all sectors of the economy. New 

development activities need to be undertaken for that 

purpose; 

- the people's participation, at all levels, would improve their 

apathetic attitude and should transform them into a more 

dynamic and active body; 

- a start should be made in the worst slum areas of the city, 

and new commercial facilities should be established there as 

part of the town's transformation process. 

The Government's approval, when it came, was subject to 

the conditions that State finances were not to be used, and 

that thirty per cent of the space at Citra Niaga would be 

allocated to street hawkers who would constitute sixty per 

cent of all the shop owners of the centre. The reason that 

approval was necessary from the Central Government was 

because the project required the use of land belonging to the 

Government for private development. Also the project was 

proposing to use new methods of urban management which 

were unacceptable to the local Municipality, or rather they 

could not act on them without prior approval from the higher 

authorities in Jakarta. The key to this type of management 

was the mobilisation of various key resources, not only the 

Local and Central Government and the private sector, but, 

most importantly, to include the active participation of the 

local inhabitants, the low income families who illegally 

occupied the area in question. The project design was not 

only to be a self-cost recovery/self-financed and self-

sustaining enterprise but also to be a profitable venture, an 

altogether ambitious undertaking. 

The Citra Niaga site is flat, and surrounded on all sides by 

commercial urban development and vehicular roads that are 

crowded with a wide variety of mobile transports. Buildings 

in the immediate neighbourhood are generally two storeys in 

height. Beyond the site itself, where the land prices are 

higher, the buildings are concrete structures, four and five 

storeys high. Immediately to the south is the Niaga-Seltan 

dual carriageway, created at the time of the project. 

The designer was clear in the objectives of his scheme. 

They included: 

- the creation of a place where the rich and poor could 

mutually exist; 

- the accommodation of all economic levels of the population 

together and with no segregation: 
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- the creation of innovate, complex financing schemes 

through a mixture of'cross subsidy', 'self finance", self 

generating funds', 'resource financing', and basing them on a 

risk management basis; 

- the creation of a profitable business which would include 

the social and ecological costs; 

- the creation of a mixed use and integrated development 

scheme consisting of housing, commercial and recreational 

facilities; 

- the division of the project into phases to make the 

financing viable. 

The functional requirements of the brief, for both the 

designer and the developer, were clarified only after lengthy 

discussions that lasted for three years with the users and the 

Government. The principles that evolved were that all classes 

of users would have the same rights, land use must be mixed, 

and the design must reflect local style, and be physically 

attractive. Furthermore the layout between the buildings 

should be such that integration for all users will be easy, 

while rigidness of design should be avoided. 

The developer defined the following types of users for 

marketing the complex: house-shop owners (high and 

middle income levels), kiosk-corner shop owners (low 

income level) and pavement trader-informal sector (lowest 

income level). 

The programme was conceived in three phases with the 

first phase concentrating on a totally commercial develop

ment whose sale would finance the second phase, that 

relating to the informal sector. As the ratio of land use 

between the informal sector and others had already been 

specified by the Government, the developer had to work out 

the economics with great care. After all, thirty per cent of the 

built space in Phase I was going to users for free, while 

seventy per cent of the users had to purchase the properties 

and generate profit as the cross-subsidy. The building 

programme had to be computerised so that a sufficient cash 

flow and return was available. 

The phasing of the number of retail outlets for the three 

types of users was planned a s follows: 

Phase I II III Total 

House-shops 58 27 56 141 

Kiosks 25 54 79 

Pavement-trade shops - 224 - 224 

From the chart above it can be seen that the informal sector 

was given its facilities all in one go in Phase II, and that the 

developer was willing to wait until Phase III, when the 

commercial ratio is highest, before getting his final returns. It 

was a risk he was willing to take because he was sure that 

property values would rise after Phases I and II, and his rates 

would be much higher. It paid off handsomely. He was very 

particular about the kind of retail activity that should be 

allowed outlets, and only permitted six types of activities in 

the informal sector. Out of a total of two-hundred and 

twenty-four shops, 40.6 per cent were garment and sewing, 

nine per cent were in general merchandise, 17.4 per cent 

coffee and drinks shops, seventeen per cent food, six per 

cent shoes and leather work, three per cent medicine shops 

and seven per cent others. 

Other facilities included in the design of the project were: 

a symbolic tower to act as a focal point for the site; public 

toilets; bale bale, or an open space for evening gatherings; a 

space frame, a covered space for performances; a car park; 

and a new traffic road, for constmction between Phase II and III. 

Meanwhile the designer, Antonio Ismael, was also working 

on a number of different fronts, integrating and coordinating 

the different aspects of the project design. From creating a 

festive atmosphere, and bazaar-like public squares, alun 
ahm and bale bale, for the commercial and recreational 

benefit of the community, to a pedestrian design keeping 

vehicular traffic to the periphery. Cluster development for the 

commercial street hawkers and the shop-houses had to be 

designed to reflect the traditional goteng royang, or mutual 

aid lifestyle. Land sharing had to be worked out for playing 

spaces, garbage collection, fire safety as well as nursery 

facilities and planting. Pocket parking areas had to be 

distributed to avoid 'parking deserts'. Urban art had to be 

provided with a setting so that the ambience was civilised 

and cultured, and reflected the spirit of the society. 

The project site area covers 2.7 hectares. The total built-up 

area of all three phases is 18,300 square metres (1.83 hec

tares) plus 1,800 in the informal sector. Open space and 

pedestrian ways take up 9,500 square metres, while roads 

take a mere 1,120 square metres. The break down of the 

built-up space is as follows: shop-house area covers 16,870 

square metres, kiosks take up 1,443 square metres, and the 

informal sector occupies 1,800 square metres. 

Therefore, in the final scheme, the informal sector gets 8.5 

per cent of the total built-up area. The complex has double-

and single-storeyed buildings. The former consists of a house 

above the shop and is sold as single units. Kiosks are single 

storey ed and have pyramidal roofs. 

The building system uses wooden piles for the founda

tions. This is a common, local practice which is appropriate 

to the swampy soil conditions. Building superstructures are 

made of concrete columns and beams, while the kiosks are 

made of ulin wood. Most of the roofs are made of concrete 

tiles; only the street hawkers' stalls are covered with wooden 

shingles. Exterior wall infills are of fired bricks, while the 

interior of the residential spaces uses plywood partitions. 

Floors are made of both concrete and wood. The sanitary 

system uses double chamber septic tanks. Most of the open 

spaces, the plaza and the parking areas use concrete block 

pavers in which partial rain water can be returned to the soil 

via natural seepage. In fact, the entire building technology is 

local, as are the building materials. 

The project was conceived in 1983- Two years later, in Sept

ember 1985, the licence for building construction was granted, 

and by 1986 commercial spaces were already up for sale. 

Total costs for the project are difficult to calculate but the 

basic costs are as follows: 
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Phase I Rp 1.1 billion US $1,746,000 

Phase II Rp 1.3 billion US $2,063,000 

Phase III Rp 1.5 billion US $2,380.000 

Total Rp 3.9 billion US $6,189.000 

Other costs, such as resettling those who did not want to 

stay in the project came to Rp 0.4 billion or US $634,000. The 

interest costs were Rp 160 million or US $253,000. When one 

includes taxes, the total cost was probably around Rp 5.3 billion. 

In Phase I the sale of the shops paid for thirty-eight per 

cent of the kaki lima, or the informal sector facilities. In 

Phase II the percentage came to eighteen per cent, while in 

Phase III the percentage rose to forty-four per cent. The total 

extent of cross subsidy was 13.2 per cent. It was found that 

labour costs came to approximately twenty per cent, with the 

material costs making up the remaining eighty per cent. 

Professional fees were 6.5 per cent, while project management 

fees came to 4.5 per cent respectively, of the project cost. The 

developer got a rate of return of twenty-seven per cent before 

tax which is high, despite the gross subsidies of Rp 700 

million (US $1.11 1.000). He borrowed money from the State 

Bank which at one time exceeded forty per cent of the project 

cost, at a twenty-one per cent interest rate. 

The cost per square metre of built-up area was Rp 289,000 

or US $458. Two years later the cost per square metre for 

similar buildings rose to Rp 425,000 or US $674. 

The maintenance for the project is carried out by a self-

managed board with representatives from all the users. The 

service charges, parking fees and toilet fees generate an 

annual income of Rp 124.5 million (US $198.000), whereas 

the maintenance expenditure comes to Rp 114.5 million (US 

$ 181,000). The service charges for the kaki lima of the 

informal sector come to Rp 1,500 (US $2.5) per day. This, 

when broken down, works out as Rp 200 for the government, 

Rp 72 for rent, Rp 200 for electricity, Rp 200 for water and Rp 

828 for the Management Board. This is very favourable to the 

kaki lima, who before the project, were paying Rp 2,000 a 

day in extortion fees, and another Rp 1.000 a day for water. 

The Citra Niaga project is situated in the centre of 

Samarinda and it has become the focus and pride of the 

town. It is a well-conceived, well planned and aesthetically 

beautiful complex of buildings with a unique character and 

style. In terms of planning, it has succeeded in giving 

Samarinda a city centre. People gather here in the evenings, 

the young looking for entertainment, the street hawkers 

selling their wares, the shops, and the houses all generate 

activity that attracts and distracts. 

The architectural achievement of the project is immediately 

visible to the visitor. What is not so obvious is the way the 

project galvanised the whole community into running the 

project successfully. It is not so easy in the developing world 

to obtain the cooperation of the different and disparate 

members of a community, and the fact that they did so is the 

most impressive achievement of the Citra Niaga project. 

The commitment of the people who evolved this project is 

evident. The developer, Didik Soewandi who undertook the 

risk, and Antonio Ismael, the architect and catalyst, who visual

ised the whole development, need to be singled out for praise. 

The unusual system of using the commercial price of the big 

shops to subsidise the construction of the public areas and 

the pavement hawkers was so effectively worked out that all 

users profited from it. The achievement of a mix in retail 

outlets has given the project such an enormous dynamism that 

il becomes a complex market. A large choice is available for 

the visitors who can choose from expensive restaurants to fast 

food counters, and from boutiques to pavement clothes stalls. 

This complex experience is traditionally and intrinsically a 

very Asian one, and should be encouraged. Too many new 

developments in Asia are looking towards the American 

model of a shopping mall whose orientation is merely profit. 

This exacerbates the already existing division between the 

rich and the poor, or the suburban wealthy from their own 

city's slum areas. In Citra Niaga, the developers have success

fully managed to create an environment that reflects and 

encompasses the trades of all aspects and classes of a city, 

and in a profitable manner, which is obviously no mean feat. 

An example of the colourful variety of shops included in the scheme; 
OPPOSITE: The use of tiled roofs on the interior of larger structures, 
while not functionally necessary, adds to their village-like quality 


