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A Comparative Study on Socio-Economic Systems of lLand in Some Southeast Asian Countries

Urban problems
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by Kazuaki MIYAMOTO and Tsunekazu MITARAI

in developing countries are becoming one of the world-wide emerging

issues. Since urban developments strongly depend on socio-economic systems of land,
it is very important to understand them for planning and implementation of
infrastructure developments as well as legal regulation and guidance. The aim of the
present study is to conduct a comparative study on socio-economic systems of land
in some representative countries in Southeast Asia with emphasis on systems of land
acquisition for public works. The study mainly relies on two-time seminar which the
author coordinated under the activity of CITYNET organized by the City of Yokohama.
The main items which the study investigated and compared among the countries are
national, regional and city planing systems, land tax system, land transaction
system, rights related to real estate, land appraisal system, land register systems,
social awareness of land, and land acquisition systems/techniques. This paper is
a summary version of a report of the study.
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1 Development History

1.1 Outline of the City

.1 population growth

number of employers

total area

the general state of recent land use

2
3
!
5 change in urbanized area

1.1
1.1
1.1.
1.1
1.1
1.1.6 major reason(s) for the change
1.2 Development Within the City
1.2.1 suburb development
1.2.2 city center / downtown development
1.2.3 land price movements / trends
1.2.4 squatter occupied areas
1.3 Major Urban Problems
Various Systems Related to Land-Use
National, Regional and City
.1 planning systems
national development plan

city's development objectives
economic and social development plan
policy for agricultural districts
legal framework of city's planning
.7 maps for urban development planning
2. 2 Masterplan

2.2.1 items in masterplan

2.2.2 procedures to develop masterplan

2.3 Land Use Planning with Legal Authority
2.3.1 existence of land use plan
2.3.2 items in the plan
2.3
2.3
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.3 procedures when developing the plan

.4 policy measures to realize the plan
2.4 Items in the Plans
2.5 Land Use Planning Map
2.6 Development Regulations & Guidance System
2.6.1 development control methods
2.6.2 development guidance methods
2.6.3 relationship with city's land use plan
2.7 Regulation & Guidance for Buildings
2.7.1 building control methods
2.7.2 building guidance methods
2.7.3 relationship with city's land-use
2.8 Land Use Planning and Implementation
2.8.1 problems

2.8.2 measures to improve the problems
3 Systems, Social Awareness and the Present
State of real Estate
3.1 General Concept of Real Estate
3.2 Rights Related to Real Estate
3.2.1 law(s) related to real estate
3.2.2 transferring mechanism
3.2.3 present state of land ownership
3.2.4 squatters’ rights
3.3 Registration system and Land Register
.1 real estate registration system
.2 land and structure's registration
.3 items included in registration
.4 registration for taxation use
.5 cadastral map
.6 applications of cadastral map
3. Real Estate Transaction System
3.5 Real Estate Appraisal System
official real estate appraisal
objects of assessment
announcement of the assessment results
methods used for assessments
relationship with actual land price
3. 6 Real Estate Tax System
1 taxes for holding
2 taxes for acquisition
3 taxes for transfer
4 taxation for development gains
5 relationship with city's policies
3.7 Acquisition of Land for Public Works
3.7.1 eminent domain
3.7.2 other methods
3.8 Land Consciousness
understanding of land reversion
awareness of land use
development gains
assessment of real estate as an asset
owners' understanding of ownership
concerns of middle-income households
general feeling concerning real estate
recent changes in general awareness
examples of recent land problems

W W W W
o oT e g
GV s o0 B

3.6.
3.6.
3.6.
3.6.
3.6.

L W oW
—

O W W W w W
OO Q00 o0 o o 0o 0 Qo oo
L<JNe R0 B S A0 - NRICN o)

2. bmEOREEE

AWETIR. 2O IF-HiILEhFhT vy
—hEEBLTWS, BHIOT v — bELHHE
2RCET HOTHY. FOHBOBEAR LIS
RLTW3, 2EBO7 v or—hBWTIE. A%
FAEVSHIEICB L TOFMRERZT> TV 5,
FUSRTHEBIE. Wb, RIFSICE Y 5 ]

BEWROIEZBFETRLTWS, Py y—hid. Y
HNZ, DTN T =N NAZFLTIAT
4 OEHIETH 30 MTZFHICH#T 2 GBEROE T
B O RIS EICR L TERBL T3,

3. LifEREDOIRN

(1) #WEER B2 RS

THIBIEIC >V THRSHIZ. £3. SEAVE

—138—



BL TWAEHBEORR., 2o Th hithicERE
HEEY 2B VW TEEL-OBR2THS. &
226, FOBHBNWTHLHEL T, BEOHIE
BHIC L0 BRRNOAKLRAMSEERMOINE
HElcl>TETWB., £z, BAO@WHIEED
RRELTR, P LsBLONRVAZRBNT
X, oMM AT a— LB, EEEED
BAPEHHEREOBEORRE ->TEY, &
fo. MBIGOR - RAAMBSEFEEL. 594

TR EOHTICR->TWS., &6, BREEE
BEORE SIS LKA L UTRELBETH 2.
(2) Hiff

Hiffiiz BB AR T — D> OEERIBIECH S,

HUBDHEIZBN T, WHAIARIEBNTHZORR
ol vl BHECENWTREFORENED D
ORBEEDL D HIRLDKRELEBTIEFMED
HB. KABCBNTIR., *OBBROEE: L T,

RIAZRTHOEL OB TWE, COERDPSKHE

-2 HE7ITHEEHCB MAMEL L HHE

U hNE SFINYT— Nyay <HT 4
WEEE - MEoSLERICKY . B - RESEFHES. WEE, ERAE L BEEONMMC - 30K IHAETOKGE.
BieAERORb0: KEUBRETHS. & BI5HI%H . RS BORTERIC L Y
HEAA L TLEMC - - 135, ERESFEOET,S - filio bRk n . ARF REUKICHEbHH 2 i
2. RELTNS, HfiEic  Heaffigorootitt  #65.
CRESHSMSTE, BIE 0 &0 BEEMLERLT  RUSSLTLHMUL Aok, - I3 S, BERES
BENBEAMETHS. W3, SHERNZEEECEY - KERIUKIC L 2IEPA YU TA-RR.
- WGHERCHE . RO (FCUMSEIROIEHT D3 &, D
FRELTEY. £, 1~ HESYELrZ-TWS - WEREHESTEHEL T REAHE L 25 2058
2BTY v AASICES - NHEBGERESTEL T &8T5, IRE, 935 0 0D
THOMBEBLEFRSEN. 3, TNESEZ A
- JEEIT TN B 528, EEH . D ICEEL. §
HIER v b I OREH 300 0 AOREEEED
AHREE - 2. 3FHILS. Wdiffeo KHIRZLTBY . K TR THEIREL TN A,
whffissa ERL . AR BARSEEESOEL 2 - 58 ERROE 1T, IRE
DO HEUFR. BA - TETHS. PRLBHABEOTHY.
O HEEORA LI/ Fw B FEEK
>T&f. - T, Y S
- HHIOHIHEASEITL L E - o LRI & D MR - ARPIRS AR, A (EEEETHIATNS,
FRMOBLLWATFHEE  BERLTWS, DOEFLED 1= LN
¥OREOFHEE 225 . - EOMOEEMRMMOAR . FTETEENC ST - RS ERIT s Lo
- HitFEEE L. RS 2. N3, FUR MRS B {5 12>
L0 - RRHO AR - BHEEESROLD N - Ao VRS, B k.
HLTH3, OHEMES T, LRI SeHR i Lo - AESHE ORI
- BT OEAIMERRAS 1B, B ERIY, 2B 55,
Wi - BUE by 2o - ARENOHIUSEME - B, MHEIRAE - SRS EE
W, DOLRO-HEH. 543, DORIBEEN A TV 5,
-3 HEHE7YTHEEHICET sMlk%E (199 14EHE)

T ANY 2PN T Nyaz TAT 4
wHoRE Bih:US$20/n US$11,/nf US$200/nt US$150,/nt
b KH:US$10/nf :

Wt Us$200/nt UsS$60/m US$2000/n US$300/m
DI

EMedo US$270/H US$560/8 UsS$280/H UsS$93/H
KA

WBESEM R 500% WAE: 100% s 120% e : 300%
origiil  #A: 400% WHE: 90% e 150% W 150%
LEIFRO

i3 HiE®: 2. 3% HiEf: 10% i T1%

HE®:200%

—139—-



MiCHBEL T, Pifik#EO LRERICHA, REOH
O ERFESBHTENEBNLS,

4. iR OBEE

(1) REhe Lol
AEECESIE. —MIC. KERD 222817
shd. £7. bBEDO LS. b @55
HOXREE] L T2L0T. COHA. L. M
. MRTOIHAREK, WKE, EE HE2E0
LExh, BYSOBEMIET i, 1V ERFY
TR IhRENWEZFTH B, —H. BKHE
HicBWTid, T @Ps —KorBE) Lo
L. Tk, MIRRUZOLEAERT 22 ToY
2. HROERY. BEVECRKEEELEEN
%, THSAEETEYSIHICET WY EXH
THY., IL—=37, 74 VEVBZOEIFTH
%,
(2) BT 2 EH

T T sEROERIE. oEHOERNE. #
£IRB. BHERN, BEERE. BoFENWIbR R
ko TERED, Ff. WAIT L ORI HE
JBT2z28885%. FLT. Fhsic ks tiilcy
TAHREBC L, IHBIECHTAMES. b
i, ARSI b EEBTTL . Vv d
LEEBRNTIE, B2 ORTEEIR. BMENTHY.
AL TW2IHEFBT20132{HHATSHD L
WHBZAMBEN, —FH. Yr AP TR, HED
FiELCha M, ARIZECREL. FIFICE
LT, 2BEALONBEBRIANELELEX
ShTWa,

(3) THFTHOER

THIFTE OBRRICH L T, BB EHEY
RERSEEL. SR OIMATE Y LEE R
BLTW3, BE7 O 7E&EHTLH. HIEENOR
FINEBEEL. iiERoBERLZ-> TS, £
. SEH T AEEIEBERLSTHTLAETE
THRZEMBTELN, HEAPHELEIIHL TIE
FRRARITTWNB, —FH. 2707 —LTiE,
HHRCLORBEABLCLPE L. FFEIRBLT
LEHENLEEBH Y. A AT AHELEITRN
BRRE->-TERD, £, A VKAV TRBNT D
A AD AKX BB LOBEPSHS.

(4) THucE ¥+ 5HER

e ANF, Ny a2 Tk, HABOREEES
OTHE (FEH) LFA (EiHE) oxirdk
PEEL. FEOBRL N OIBELEEEZIONS,
—5., BRBITH B, FTINVY T~ THT 4
Tit. FIA LB OMIBGESEEY . FIASE
ftreELZOND, A VRV TP TR BEoL
MAERSRSABRIGU THEAE2S52280n> 7Y
—F= R, V—=AF—NVRDEZ/FTH2. —H.
HOE 2 Tk, HBEEFMOZNZHCHBNHRD S
N3, £z, ECOWHTARELSEFORMIE AR
iEEDsh TN, HEMEL L TERTE
ZWNRBICH B,

(5) THuFEH

THIESNE. REOMI@KEOHERS. L3 HIE
BRI, BALEEBLRIELTWS, TiBiHE
., bYBEER. BOTRBNCHESHhTETY
H2OTFORBWSEL VS, BEBAICBN TR
PTFozedBErs. THFEIREBT 2HIICHO>NT
. ZATiE. BEBERL L TREESMED 1
0% DBBHxN2., vL—y7 T, Hillio LRI
HOFERO LRAD3 0% %, WMTetwiie LT
BILUTW5, 2hsid. i LToRBMS
HBH, HTLSHD FFBEEL TWHWARW, Fiz,
FEERGCET 2HICELCE. A YRR T,
CL—=YT, FAE T4 ) EVRDAEIERT
HERBSSZYEN. 2Oz s, THoFHRA
DRAELDEALIT. AXOTAFBEEFD TS,
Fh, THIBHBABIZS WREbL 2D L TN
5, X512, REERECHETIBIZOVWTE., B
By Y TEETIE. EHRERRIC T RS, T
LAERSNT. BB D OERSEEO I EE]
DI AETFLIR WIRRIZH 3.

(6) hihdEEhE

T hbEE I R R O A R MR E R O
BR22HL0THY. BT, 2OLEEBITR
TRl & BB & OEMBHEE 2> TS, 2L
— YT EBWT, THE BRI 2 i g E R A8
FET 3., COFLTERYUNEO I MATEY 215
&, Lt BYERIEICEEL . BEAARLTE
ROFHEHBHEET 2. —H. vL—¥7Tid. L
LEMB—EE o T HMBEARPEET 2. 2

—140—



£—-4 EE7UT7EERBG AAREHBEBOREN L MEA

D ANY 2T INY T Nvad T 4

E53: = THRME. ALENESICE - R, DR (19 - EUREAS . AR ORS - Arid. BAEOSHICK
LCid, HEmsisshy 60 2H-ThY, I EBESTIRLTWA, LTREEAL->THBYH ., TE
HnTHs. BoHMMSAFIH O B4 BEO I AR
- BIRROEHOBN DS THHZEEERLTWS, Liadia,
INRENEERGcOWT, - LT g s - ORI L AR nid . 8
RO HMNE  WT TiTEEE ol FHRE I L T ORI D
SNV H S, WEELTWAENnSo 3,

- SN S BT E 1 ik,
BlUgOZSHEL OIE - SRR 20 T,
TEZLHIERS, MBIV TTH S,

FROEM - ALFIDSIENEAS . - BE. MiiOIMREAY - EYZEINHEE AL - Arid, BEOTHNCH
SRS OIS e LT, iiROE T, W, TAEEMMC . AL
BIFEEGL. AR, FIMOMFE SVT DG - FRFERED DO b LT BERIL T
RUTHBHLAZWV, BEE-THS, DFLEEN GHRAD S5z &id. WiFTERN,
- R R 5 HENE N
TIOHERIEERL TV A,

Hlm - FHLTUER LEEET - SURROTOR ST - U ARG - SEEL TIThhS .
bhs, HUBOERICL L% DOM—OFNFHRTHY
(150) AREN, B TH S,

- FENHER A Lo fERSS. () - THBURF . SRR TR
BHEHEHSTIDONAME - {ElEEE HEERDT= DDLU
SOCHBL 2V, - EREOHEHINE 5.

- HEROWERSS . Wi - TS

BERCHA¥E .

TOHFMHICHEL TH 5 THBEHE I, R
OFMHTH 5. FOMOFIBENHE LT, 54
ERDT, AHEMIBEREOTMMICAVSN S
HESHS. £z, FEARE. £TOET, WEI
HElEEAFICH N TS, AR E8HE
DOERIE, F TSN T-LTEBETHY . AR
HSELMBED3 0% & 2>TWbE, FOMOHEH
BT, 40%~60%&2>TW3,

5. AHAMEE

(1) AFEMEUGOHEIK L BE

ZREHIC BT 2L LAMNBOBRIIR4ICTRT
EBYTHB, AWETHEH. RiCERHBOERSE
BT, ARBESTHAERET 3 5%210T
24, LA RBEFIER T3 HRROVWTLE
HTELTNS,

(2) AEAMOBMBHE: Nrasof)

BREHDOPTEFOHEPROLEETHEI LS,

Rya70ERE2ZZTEBNATE. Nva2208
HAMEE AR AEL 3ok EXhS, 1O
SEE—>DARFERANRZ G TERTEEL LD TH
0. HOHBMOREL T CEEREOARER AL

FHHBEEREL, e TR OB TERERT
BEHEELALBEEHED 2 > OHFESEET 3.
FH2OHEEL CIIARBE L THFTEE OB O
BITEMTEEZ LOTHY . THINAEIIE SNV
THINARESEET . H30FREL TR, A
HEBEICNZ CREMACZEORNIBHLBELLDTHS.
chicik, REEAEAL TRESES M 8
RLESBEALEBL L L0 T aERE. B
REER/ S THEIEL BHLS 2ANCTRBE%E
R X ¢ I MAEHES K OCRMEESH 5.
CORETIX. FCREBRI O FESHREICEN
AN, FOMIBIBRENEEEAEROEY LS
BEEIHBZI/F . XvasoBge L Tt
OFH L AT, REBREZFH T 25E%2L<E
ALTWwazeBdTons,
(3) *otEIZ B 2 AL MEE A%
FOM, HBEHMHICB VT, BWEIDUE R
FAHEORL LFRBHD ., 2. bPEODD
LIFSARREM, Ve ANIRBNTHREEE
LEMENTNDG., XSREBERALLTIZ. ¥4
TAICBITAIMICE3BRENSH Y. M OFTEH
CHRPESOBMATHEHBARR T 20> Lo

—141-



H5, TOERIHMASFEL. EE. BELITD
2, AEE LTRLEHENTW S,

Tl HEO7 = NAETRZNWS, BEY
Bl 4BV TiE. RN L IS A%
KOWTHEAXIIhTED., KRIFREBNTHLEER
LT3,

6. Bbhic

AT BNTIE. T, THHIE A BRI g
BT 2000 MOBRA. RICERER FEICHT
LZHEBEEABEUZ. 2LT. ERIZEEN 2
RLPTON TR > EEET7 P 7HBEICBNT,
M—WMafErcoRBEEAERLL. ZOHKR. +
BEHHENTZLDEF > TWERWS, BHIOR
BOM— 28R LTBET 22 e SR, £
LT, E5RRWLHPOEBIRM LT, Bifiok
BTV, FATOLMEE LOMERAEHES»IZ
L. g HBOHFRETREL TS, FiIZALH
MOBSHECEL Tt KB TIHRROTE TS
K ERRSNZDP- 20, KHFEORLE LTHNE
SYTEY. BETE LI 0EMICERL T
Wa, HE7 P 7TEELENS L LT EIE O
., fEREFLAETDhTETWWRNZ DS, L
LEoRIZ. BESBTOSHROMBIIEI 2D LD
BT 2FTA2LDOTH S,

. RFRIEFELBEE L Lo OallEiEiR
LERMUTERLET Vo — MABERESHTY
HzEpS, FARERTIMHEOZEMIIBT 2
BEBOWHEMBEEL TV, FhSIEL T,
SEXSIFEMP OMB AR ERE T IC &
DB THLLERH S, X612, HHHESRIE
BOTLEZAHTHY . 2ORELODEERIL
FNLOVRBETH BN, KRHRZLEPHSBRIZID,
ISR HOLWEBEROAFIE. #OBOEFEAILE -
TLFNEEBBRC TN, 20D, KiF
ROLEEBIC BV TEERAN LBHROBRICE L%
STWBZERBDRN. 4%, RENICHNEAFE
{LXB T DEND S,

B2, MEOLESB LOEMIEBL T, #EH
HHHEROABER. /MMEAEH, fHEEORK
RUoevrh20ZhixBlce. £ K
WERO—&iE () B—-FERRHEB LT (B)

Kt KRR ORI AR e £3E L TH
ExRLEW,

EEP U

1) EAME : {7 Y 7EEIC BT 2 T HIRIED
g, (BF) S—-FERSWNS. () #
B SR, 1992

2) BrHRAHATT BN - fiffi e tis
AT A BB ATFSERT. 1988

3) ARV RESLEICB 2 T HMEHE -1~
KEUTIRBUBr—22575 4. BEOHE
No. 73, 1989

4) R.J. Struyk, M.L. Hoffman and H.M. Katsura
: The Market for Shelter
Cities, Hasfarm Dian Konsultan and The
Urban Institute Press, 1990

5) HEFHhEER : 1989E O FE - THHEBICET 3
BREmE (58 . A BERREFE - H4LER
ZH& % - EHBCR/INEER. BEEER
7. 1989

6) R.Kupers and M. Volbeda: Improving Govern-
mental Influence on the Development of
Bangkok, DTCP and BMA, Thailand

7) Paul Baross and Jan van der Linden de: The
Transformation of Land Supply Systems in
Third World Cities, Avebury, 1930

8) HABITAT: Land for Public Purposes:
lines, 1985

9) Bijayanand Misra:

in Indonesian

Guide-

Urban Land Markets in
Asia: Tha Role of Private Developers and
Guidelines on Public Acquisition of Land,
Helsinki University of Technology Depart-
ment of Surveying Institute of Real Estate,
1991

10) UN ESCAP:
ments, 1985

11) ERREBRMHRMRE R 77 EEN
VET w2, BERA. EERBEGS. 1990

12) #EH. 797 OFmEHEv IS —ETEER
7Y FOWHEE Y I F— L FHEREE. B
EHT. 1990

13) #EM. 7V 7 OFHEE L I ) —-ETEES
(E2E YO OWMWEE® I S — L HEHRE
£, MR, 1991

14) Michael G. Kitay:
Developing Countries.
of Land Policy Book., Oelgeschlager, Gunn &
Haim, 1985

Land Policies in Human Settle-

Land Acquisition in
A Lincoln Institute

—142—



