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Thank you so much for your help...I didn't put any writing of Arata
Isozaki in The book, because I think your article will give a good report
about him. Thank you so much again.

Please take care. The article don't need to be written in very good English,
anyway. I will do my best for the translation in French

best regards

yann

Dear Dr. Funo,
As you will remember we invited you for the December workshop and asked
you to deliver a paper on the directors of urban change in Tokyo. You asked
for some time to decide, but now we urgently need a decision as we are in
need of a paper on Tokyo and have to invite another scholar in case of your
withdrawal. Please be so kind to inform me about your final decision at your
earliest convenience but before the 10th of August, so that we can draw up
the final program.
Sincerely yours,
Peter Nas
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11

Toshio Ojima Chief Editor, JAABE Professor and Dean, Waseda
University

We are pleased to inform you that your paper No. 203803 entitled:
"Typology of Kampung Houses and Their Transformation Process- A Study
on Urban Tissues of Indonesian Cities," has been accepted for publication in
the Journal of Asian Architecture and Building Engineering vol. 1 no.
2 November 2002. Thank you very much for submitting this interesting
work to JAABE. The attached files in PDF format are the referee(s)’
report(s) made on your paper. For the preparation of the final manuscript,
please look over them and consider the referee(s)' comments and
suggestions, and deal with them as you see fit.
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Dear Dr Funo,
Reading the manuscript another time I saw that in the picture on the
constellation of karang it is written karan. Obviously the g is lacking.
Another problem is with the picture on karang, pura and villages in
Cakranerara. In this picture it is written three time karangs with s while
in the whole book it is just karang. Please could you be so kind to send me
corrected pictures at your earliest convenience.
Peter Nas

That is OK.Peter Nas

11 16:00 18:00
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R. ‘Foreign eyes’
The international transferability of Japanese land readjustment

by Dr. Robert Home
(Reader in Land Management, Anglia Polytechnic University, United
Kingdom)

Japan’s kukaku-seiri or land readjustment (LR) technique for urban
development has been deservedly praised. Successfully exported to other
Asian countries (eg South Korea, Taiwan, Indonesia, Nepal, Thailand and
Malaysia), it supports a biennial international conference, and was the
subject of a recent workshop at the Lincoln Institute for Land Policy in
Cambridge, Mass., held in March 2002. The world, however, seems to divide
between those countries where it is well known and regularly used, and those
(particularly in the English-speaking world) who hardly know it exists and
have no legal provisions for 1it. With present-day global pressures of
population growth and wurbanization, such variable application of a
potentially powerful tool for planned urban development seems strange, and
worth exploring.

LR in essence facilitates urban development by combining the assembly and
reparcelling of land with financial mechanisms which recover infrastructure



costs and redistribute the financial benefits of development (usually known
as betterment) between the land-owners and the development authority. The
LR procedure may be complex and take many years, but can be summarised in
sixX stages:

(1) Initiation (usually by petition from a majority of
property-owners to the local authority).

(2) Declaration of the boundary limits of the scheme.

(3) Preparation of a redevelopment scheme (determining

future uses and re-planning the road and plot layout).

(4) Measurement of plot areas before and after readjustment,
often using computer programmes to locate the readjusted plots.

(5) Valuation of the market price of all saleable plots,
retaining a proportion as reserve or cost-equivalent land, for sale by
the agency to recoup development costs as the project proceeds.

(6) Reallocation of plots back to landowners (typically 60% of
the land area contributed to the project, located as nearly as possible
to the originally position).

Japan adopted the technique from Germany in 1919 legislation, and first
applied it after the Great Kanto earthquake of 1923. After 1945 it became a
mainstay of post-war reconstruction and planning, as the only way of ensuring
adequate basic infrastructure at reasonable cost, and making land owners
bear some of the costs through their land contribution. Under the 1954 Land
Readjustment Act and thel963 New Towns Act LR has been responsible for
replanning a third of Japan’s urban areas.

It is often stated that LR originated in Germany with the 1903 Lex Adickes in
Frankfurt-am-Main, and it was extensively used for reconstruction after the
Second World War. Its roots can, however, also be traced to the Middle East,
Islamic inheritance law and specifically the Ottoman land code of 1858. This
provided for betterment tax, land expropriation for public purposes, and
periodic repartition of customary joint ownership in villages. From these
Ottoman roots (via British Mandate legislation, the Palestine Town Planning
Act of 1921), LR was incorporated into Article 7 of the 1965 Israel Planning
and Building Law, and is now widely used to facilitate urban development in
that densely populated country.

LR has been applied to varying extents in the European Union (for example in
the Netherlands, and for planning Louvain Nouvelle University in Belgium),
but in the English-speaking world it is little used or known. There are a few
examples of its practice - George Washington and others devised a form of
LR for the US new federal capital, Japanese immigrants introduced it in
Hawaii to upgrade inner city areas, and in Western Australia land pooling
legislation passed in 1928 assisted the suburban development of Perth -
but generally attempts to introduce the method failed because of lack of
understanding or political support.

In the United Kingdom (a pioneer in modern town planning) the technique is
virtually unknown, for various reasons. The Lex Adickes was discussed in
professional town planning circles, but at the time of hostility and war



(1914-18) with Germany, which made it unpalatable. Property inheritance by
primogeniture, and the enclosure of agricultural holdings, generally avoided
land fragmentation, so that urban development was typically undertaken on
large estates. Planning schemes by local authorities were regulated by the
so-called Model Clauses, one of which concerned land exchange and boundary
adjustments. Roads and drains could be constructed either by the local
authority or the developer: under the Public Health Act 1875 and Private
Street Works Act 1892 the local authority could undertake the work and recover
the costs. Private developers in Britain, accustomed to assembling the land
and providing infrastructure, were disinclined to share their betterment
gains with the local authority, and the nationalisation of development value
in 1947 was short-lived. The British government is currently reviewing its
compulsory purchase law and procedures, and a version of LR (‘assisted land
pooling’) has been proposed, but so far attracting limited support.

With LR missing from UK town planning legislation, it is not surprising that,
when similar legislation was transferred to Britain’s colonies in Africa and
Asia from the 1930s, LR provisions was not included, with planning advisors
probably unaware of its existence. Occasionally it was used: Palestine has
already been mentioned, and in the Bombay Presidency the 1915 Bombay Town
Planning Act included LR, which was applied to suburban housing
development, and kept after independence in the successor states of
Maharashtra and Gujarat.

In recent years, even in the land of its success, Japan, LR has found
landowners increasingly reluctant to share their betterment gains. Many
projects are abandoned because of intense and effective opposition by
landowners. In Germany, while still a well-recognised procedure, its use 1is

declining in favour of planning agreements.

With the global pressures to convert land for urban development, LR still has
great potential, in certain situations: peri-urban areas lacking planning or
infrastructure, urban regeneration sites where land assembly may be difficult,
so-called ‘antiquated subdivisions’ (where higher densities are sought),
environmental protection zones (eg coastal areas), and after disasters
(earthquakes, fires, wars) with displaced populations and confused
ownerships. It offers real benefits of orderly development, sharing the costs of
public land and infrastructure, and economies of scale for large projects. It
counters excessive land speculation by discouraging withholding of land for
future gain. It would seem to offer particular potential in the rapidly
urbanizing areas of sub-Saharan Africa. With increasing opposition to
compulsory purchase, LR allows land-owners to benefit from wurban
development, while meeting their wider social obligations.

There are certain pre-requisites for LR to work. It should be politically
acceptable to land-owners, with an established (and rising) land market
operating with recognized valuation rules. There should be public confidence
in the implementing agency (usually a municipality). Land ownership should
be validated through a formal land titling system, now being promoted by the
World Bank and the writings of Hernando de Soto. And finally, the legal



machinery and sufficient supporting technical expertise should be in place.
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