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• Urban land governance is becoming more multifaceted when
facing the growing global influence in land development
trough investment, brokerage, planning and design for urban
and territorial development which in many cases segregates
the spatial uses into contemporary class antagonism. Urban
development is seen as a reflection of mode of production to
get more economic surplus.
• New inequalities and complex temporalities have come in
place challenging the concept of leave no one behind,
inclusive and sustainable development as advocated by the
New Urban Agenda and the Sustainable Development Goals.
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•Mega Project

Istanbul New Airport, Turkey
Cost
: $29 Billion
First constructed : 2015
Total area
: 7.659 Hectare
Status
: Under construction
• The biggest infrastructure project in
Turkey and will be the largest airport in
the World
• The airport will be fully connected by
high-speed train, metro, bus and car
and thus it will be “fully integrated with
Istanbul’s transport infrastructure”

https://www.airport-technology.com/features/istanbul-new-airport-building-one-turkeys-crown-jewels/

http://www.discoverneom.com

http://www.skyscrapercity.com

Neom Mega City Project, Saudi Arabia

Johor Bahru Forest City, Malaysia

Cost
: $ 500 Billion
Total area : 26,500 km²

Cost
: $ 100 Billion
Total area : 13,86 km²

First announced : October 24, 2017
Status
: under construction

• The first phase of the project is planned to be completed by 2025
• The project will be developed within a specialized zone,
independent of the Kingdom’s existing governmental framework,
excluding sovereign laws, in regards to taxation, customs, labor
laws, and other legal parameters pertaining to businessc

First announced : 2014
Status : under construction (2nd phase)

• Forest City which consists of four man-made islands offers a prime
location and valuable low cost land closest to Singapore
• Joint Venture between Country Garden Group ("CG") & Esplanade
Danga 88 Sdn Bhd ("EDSB") which is 66 percent owned by the
China-based company.

Trans Sumatera High Grade Highway (HGH), Indonesia
Cost
: $10,5 Billion
First constructed : 2015
Total area
: 2.048 Km
Status
: Under construction
• HGH consists of toll and free highway
road, will be developed by 17 main
cross roads
• The project will connect Aceh until
Bakahuni Port

https://properti.kompas.com/read/2015/02/27/140000821/Ini.Rincian.Rencana.Pembangunan.Tol.T
rans.Sumatera

Jakarta’s Great Garuda Sea Wall Project, Indonesia

Cost
First announced
Total area
Status

: $40 Billion
: 1995
: 1.000 Ha
: Under construction

• In collaboration with Dutch firms consortium, Indonesian government has
designed a sea wall and reclamation area to cope the flood issues
• A new waterfront city will be constructed on more than 1000 ha of reclaimed land
in the shape of the Garuda, a mythical bird and Indonesia’s national symbol.

Colven, E. (2017). Understanding the Allure of Big Infrastructure: Jakarta’s Great Garuda Sea Wall Project. Water Alternatives, 10(2), 250–264.

Lippo Cikarang Industrial Park (Orange County), Indonesia

Cost
: $14 Billion
First constructed : 2017
Total area
: 322 Ha
Status
: Under construction
There
are
4,000
occupying the area.

companies

The area will be integrated with port,
airport and railway.

http://www.orange-county.co/p/blog-page.html

Meikarta, Indonesia

Cost
: $20 Billion
First constructed : 2016
Total area
: 500 Ha
Status
: Under construction
Meikarta will be developed with 100
hectares of open green space,
250,000 units of prime residential
property and 1,500,000 square metres
of prime commercial space.

http://meikarta.com/
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• Large-scale UDPs have increasingly been used as a vehicle
to establish exceptionality measures in planning and
policy procedures. This is part of a neoliberal “New Urban
Policy” approach and its selective “middle- and upperclass”
democracy. It is associated with new forms of “governing”
urban interventions, characterized by less democratic and
more elite-driven priorities.
• Local democratic participation mechanisms are not
respected or are applied in a very “formalist” way,
resulting in a new choreography of elite power.
• The UDPs are poorly integrated at best into the wider
urban process and planning system. As a consequence,
their impact on a city as a whole and on the areas where
the projects are located remains ambiguous.

• Most UDPs accentuate socioeconomic polarization through the
working of real-estate markets (price rises and displacement of social
or low-income housing), changes in the priorities of public budgets
that are increasingly redirected from social objectives to
investments in the built environment and the restructuring of the
labor market.
• The UDPs reflect and embody a series of processes that are
associated with changing spatial scales of governance; these
changes, in turn, reflect a shifting geometry of power in the
governing of urbanization
(Source: Swyngedouw et.al 2002)

LOCATION: Nepal – Land Price change
• Prices of land adjoining the access road at
Damauli increase from US $ 2,871 (2016) to
US $ 61,265 (2017) due to Tanahu Seti
Hydropower Project (140 MW storage-type
project) and the construction of bridge that
connect the area.

Damauli

(http://kathmandupost.ekantipur.com/news/2017-05-27/land-pricesincrease-after-hydro-project-brings-road.html)

150 km

Research on Land Value in Nepal
Study name

Methodology

(1) Examines the spatial variation in
Characteristics of land value
land value as well as its intervariation and the urban land market
temporal change by estimating
in Kathmandu, Nepal (Thakur and
the extended land value
Choi 2012)
gradient model and identifying
the determinants of land value.
(2) Compares the theoretical
amount of land value
appreciation associated with
rural to urban conversion with
the actual amount and
compares the theoretical
distance of the urban-rural
boundary with the actual
distance.

Results and Conclusions
(1)Land value decreased by 19.3% in
2002 and 18.9% in 2009 for each
kilometer from the city center.
(2) Land value in the central area
has increased significantly, land
value in the peripheral area has
also risen at almost the same (or a
bit higher) proportion compared
with that in the central area.
(3) Little change in the gradient
shows that transportation cost
becomes influential factor, this also
corresponds with the fact that there
has been little improvement in
transportation system connecting
central and peripheral areas in
Kathmandu.

Suresh Thakur & Mack Joong Choi (2012) Characteristics of land value variation and the urban land market in Kathmandu, Nepal, International
Journal of Urban Sciences, 16:1, 49-61, DOI: 10.1080/12265934.2012.665220

LOCATION: Cambodia
Location : Sihanoukville,
Cambodia
Trigger
: city’s special
economic zone (ZESs) in the
coastal city’s hospitality,
resort sector, residential-led
project, manufacture
industries.
Result
: The highest land
increases has doubled than
that of the previous year
(2016). It is the land nearby
Ochheuteal Beach.
Cause
: land speculation
and positive future projection
Source
:
http://www.khmertimeskh.co
m/5085750/sihanoukville-landprices-increasing/

Sihanoukville

Research on Land Value
in Cambodia
Study name
The Cambodian Land Market:
Development, Aberrations and
Perspectives (Löhr 2011)

Methodology

Results and Conclusions

(1) Examines the country’s land market (1) Land prices in the urban area
by seeing the aberrations factors,
increases eight times within 3
such as speculative reasons,
years (2004-2007) from US$ 250 to
unused and underused plots.
US$ 2000.
(2) Land prices in rural area also hike
(2) Reviewing the condition with
due to a “rollout” of urban capital
political situation
and foreign investors that
contributed to the development.
(3) The price hike stopped at the time
of the election may partly be a
coincidence and partly also be
caused by political factors, such as
housing loan credit restrictions
(Economic Institute of Cambodia
2008: vii). However, so far, no
reliable research results exist
about the importance of these
various factors.

Lohr, D. (2011). The Cambodian Land Market: Development, Aberrations, and Perspectives, ASIEN 120, pp. 28-47

LOCATION: BOGOTA
Trigger : BRT (behavior change around
lines, stations, terminal (Silva, 2010).
Result

: Real estate rental trends show
commercial uses as the most
profitable to be developed along
TransMilenio busways.
Targa (2003) found a rental
discount of 3.71% for commercial
properties for every additional
100 metres away from a station.
However, residential properties
show the opposite behaviour;
rents are higher as the distance
from stations increases. Proper
understanding of such effects of a
BRT system over the land value
and property prices become a
fundamental issue for supporting
any urban development plan.
Source
:
http://81.47.175.201/livingrail/index.php?option=com_content&view=article&i
d=710:impact-of-bus-rapid-transit-on-land-value-the-transmileniocase&catid=37:technologies&Itemid=126

Land Price Distribution
in Makassar City
3
2

1

City Centre

2

Exit of Sutami Highway
• 2012
± 785.000/m²
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• 2017 (After Development)
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± 1.680.000/m²
3 Sultan Hassanudin Airport area
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Source: http://peta.bpn.go.id/

4 • Elite Housing Complex

• Close with beach tourism, high
accesibility to the city centre
5 Hassanudian University Area

Land Price Distribution in Surabaya City
Kenjeran (near beach area)
± Rp 8.000.000 / m²

Kusuma Bangsa Street
Corridor (commercial area
near the Town Hall, Grand
City Mall, Tunjungan Plaza
Mall, hotels, museums, etc.)
± Rp 15.000.000 / m²

Kupang Indah
Residential Area
± Rp 15.000.000 / m²
Citraland Nusa Golf
Rp 25.000.00060.000.000 / m²

Pakuwon City (residential
area near ITS)
± Rp 13.000.000 / m²
Galaxy Bumi Permai
Residential Area
± Rp 23.000.000 / m²

Citraland North
Emerald Mansion
± Rp 30.000.000 / m²
Legend:
National Road

Airport

Land Price

Provincial Road

Railway Station

Industrial Area

Toll Road

Bus Station

Panjang Jiwo Permai
Residential Area
± Rp 13.000.000 / m²

Land Price Zone Inside and Outside Ringroad Yogyakarta

Source : http://peta.bpn.go.id/

Source: Winarso et al, 2015

Source: Winarso et al, 2015

Cikoko
• Land price study in Cikoko area for
the possible impact of
infrastructure. MRT and TOD on
Land Price

Source: Lapi-ITB 2017

Land Price dynamic in CIKOKO
Land price in point close to main road
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• Inclusive urban
development

Leave no one behind
• Ending Poverty in all its form and
dimension
• Ensuring equal right and
opportunity in social economy,
culture and urban space
• Equal access for all to physical
infrastructure and basic services

Sustainable and
inclusive urban
economies
• By leveraging the
agglomeration
benefits of well
planed
urbanization
• Preventing land
speculation,
promoting secure
tenure

Environmental
sustainability
• Promoting clean energy and
sustainable use of land and
resources in urban
development
• Mitigating and adapting
climate change.

Inclusive Urbanism
Inclusive urbanism is a concept of urban development
that enable equal opportunity to all segments of citizen
to enjoy the fruit of the development.
There should be no segregation between the poor and the
wealthy community. All segment of the people can have
access to decent urban services; access to land, access to
education and access to public health services.

• factors determining land and housing prices at a local
level include local economic development,
employment opportunities and environmental quality
of the neighbourhood (Evans 1983, 1985). If those
factors appear at the same time in one particular
place, then a monopoly rent condition occurs and the
price can possibly be charged independent of either
the price of production or the value of commodity
(Harvey, 1973).
• By providing the quality infrastructure and amenity
values associated with the location, such as access to
good schools, shops and other facilities (e.g. sport
centre, clinic or hospital and offices), a particular
development will be able to create a situation
whereby such monopoly rent conditions could occur.
But this is of course not without cost, a cost which
only the rich can afford.

Public sector investment in
infrastructure (Road, TOD, etc)
increasing land price in the nearby
areas without intervention from the
owner, segregates the spatial use of
land
Private sector investment in large
scale land development increasing
land price and gentrifying the area,
segregate the spatial use of land

• Large amount of Investment that can affect land
value can be from:
• Public sector
• Private sector
• Unfortunately from what city experienced, both
investments are mostly enjoyed more by the
rich segment of the people.

•Land Governance

Land
Governance

• Land governance involves a procedure, policies,
processes and institutions by which land, property and
other natural resources are managed. This includes
decisions on access to land, land rights, land use, and
land development.

Good Land
Governance
Good land governance has to
be able to reconcile these
following conflicts
• Property conflict
• Development conflict
• Resource conflict

Property
Conflict

• Security of tenure
• Just and fair use of land – Taxation, value
capture
• Effective use of land – Land distribution
• No eviction

Development
Conflict

• Land for human development
• Protecting the environment
• Ensure transparency

Resource
Conflict

• Ensure sustainable development
• Development control

THANK YOU
I would like to thank to my PhD students: Mita, Fadila, Isnu and Adi for
preparing material for this presentation

Sources:
http://www.discoverneom.com
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