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Background

. To reatise TOD, needs of ptanned
(re)devetopment are increasi ng.

. Urban devetopment method acquiring att
lands is not sustainabte in sociat and
financiat.

Rrrpose of the Rutes

WHEREAS it is expedient to provide rules for the
scheme for town improvement to;
1. reorganise comptex propefty rights,

2. integrate the detivery of pubtic facitities and buitdings,

and

3. ensure fair; transparent, and time-bound
imptementation through consent of rightshotders and

due process.

Existing Scheme

Effective and Speedy, but
large sociaI high financiat

impact risk on Gov.

[and

acquisition
huge budget

O
Rights Conversion Scheme

socio-economicalty
sustainabte

stakeholder- beneficiary-
oriented funded
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Principtes of Rights Conversion Scheme

Scheme to reptot existing property rights to
devetoped propefi based on [andowner's intention

1. Conserving existing property rights
<- Lano acqursraon oy bov. - EE!!G@!E

2. Setf-financed bv beneficiaries
<+Financedbycov.*@

[2D] Land Readjustment

*

[3 D] U rba n Red eve lo p me nt

oq

+

-

3. Stakehotder-oriented p [ann
<+ Acquired and led by Gov. r|

4. One-stop propefi transaction
<+ Numerous individual transactiont + Elfilffiffi

5. lntegration of land and infrastructure
e Same

6. Engagement of landowners and private sector
<+ Developed, Operated and Managea [y Gov. r]ltlffi Ecfon Attet
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More social involvement

E
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Rights Conversion Mechanism
. At[ existing property rights are

replotted to devetoped property.

. Transparent conversion rute governs

change of location, area, type of use etc

[2D] Land Readjustment

. Landowner gets new land in good shape
and access to infrastructure.

[3D] Urban Redevetopment

. Housing owner gets new ftoor in
renewed joint buitding.

+

+

+ R

Before

+
After
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Setf-Finance Mechanism

La n downer co ntri butes/sha res devetop ment rights

v
. Project cost can be recovered

. Needs not to contribute cash or subsidise
(but need to borrow untitrecover)

. Even micro-rightshotders can participate

Lands are
contributed

a

. Park

aa

o
a
a

aaaaa

Construction cost

Compensation

Survey and design

Administration

Expenditure

Floors are
converted

,'

Sates of Reserved
Property

Gov. subsidy
Revenue

Reserved
Floor

for sales

Allocated

Existing
owners

rk

[2D]
Land Readjust rrent Land for sales

t3DI
Urban RedevelopmentRoad
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Rights Conversion Scheme in the wortd
Rights-Conversion-typed scheme are estabtished across the world

Land Readjustment Project, Urban Redevetopment Project

Land Consotidation

Readjustment Act (LRA)

Land Pooting (within Locat Area Ptan - LAP framework)

Land Pooting Projects (LPPs)

Ptanning Scheme (TPS)

Land Pooting Poticy (LPP)

cte 18 lmptementation (Land & Plot Rearrangement)

Reptotting Method (under Urban Devetopment Act)

Urban Land Consotidation

Consotidation and Reparceltation

Land Readjustment
Detaited Ptanning, Property Regutation, Development

ents
Subdivision Regutations, PUDs, Urban Redevetopment

Land Readjustment, Rea[ Estate lntegration

Consotidated Urban Operations, Urban Land Subdivision Law
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Source: JICA Reports, Gov of Gujarat
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Image of Rights Conversion Scheme from Japan's Example

[2Dl Rights Conversion : Promoting Urbanization with lnfra. Development

. Devetoped att types of infrastructure for urban [and use,

. Rectaimed and reshaped farmtands,

. Operated retaiIcomptex, restaurants and fire station,

t-'

_____________t

. Major Dev. Component:
Att types of infrastructure and
farmtand rectamation
(buitding was done by [andowners)

. Area: 26ha

. Duration: 7 years

. Num of rightshotders: 140
L

Source: Toyota City Gov.
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lmage of Rights Conversion Schemefrom Japan's Example

Conversion: Devel nt

Devetoped trunk road,

No tand acquisition,

Reshape and adjust ptots to distribute benefit to att [andowners

a

a

i

I
I
I

. Major Dev.
Component:
Trunk road

. Area: 2.9ha

. Duration:
17 years

. Numof
,l_sl."h"19:f:11r: I

E6 Ii"nsit Ori6Ed 9evdgrdst alfiq I4a$ T@nsit C

oj€ct {s Dewlwmot of Poli(y and GuklBlifts f

Source: Kanagawa Prefecture Gov.
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@
lmage of Rights Gonversion Scheme from Japan's Example

l3Dl Rights Conversion.' Cons olid ation of ased buildinss and
Develop and Generati' of i nf ra stru ctu re soace

Developed transit square and etevated pedestrian deck,

Consotidated buitdings,

lnstatted mutti-use hattand residence units,

a

a

a

. Major Dev.

Component:
Buitding and
Transit square

. Area: 1.3ha

. Duration:
4 years

. Numof
rightshotders: 29

_t
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lmage of Rights Conversion Scheme from Japan's Exampte

rcDl Rishts Consolidation of buildings and Generation of i nf ra stru ctu re space

Harumi District, Tokyo

t

Yokohama Port Side District, Kanagawa

+

Source: Yokohama City Gov., Tokyo Metropolitan Gov.
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[use case] Land Adjustment and Buitding

where segregated
buitdings owned by
severaI private owners

Areas with needs to devetop infrastructure integratty
to promote ptanned urbanisation

Areas with needs to redevelop buitdings and provide

suff icient inf rastructu re

Areas to realise higher FAR at such as TOD zones

By

To consotidate Government dedicated Lands and
leased tands separatety.

To minimize governmentaI expenditure with recovering
cost by teasing lands or floors.

. Renew buitdings consotidatinE
into one joint buitding

. Recover cost by setling ftoor

For
. Renew buitdings consotidating

into severat joint buitdings as per
owners' intentions

. Recover cost by setting ftoor

. Renew buitdings consolidatinE
into one

. Recover cost by setting tand

or

for Dffitormatof Policy ard Guidelines for
Oden:€d Oevelopfimt ?long l,lass TEnsit CoridoB 11

Freehotd [and Freehotd [and

Freehotd tand

Freehold land

[use case] Land Adjustment and Building i

where segregated
buitdings owned by one
Gov. organisaiton and
severat leaseholders

. Consotidate into joint buitding

i..................... or

For;

. Areas with needs to devetop infrastructure integratty
to promote pLanned urbanisation

. Areas with needs to redevel.op buitdings and provide

sufficient inf rastructu re

. Areas to reatise higher FAR at such as TOD zones

To consolidate Government dedicated lands and
leased [ands separatety.

To minimize governmentaI expenditure with recovering
cost by Leasing [ands or ftoors.

. Consotidate Gov. buitdings into
one

. Renew Leased buitdings
consolidatinE into one

. Recover cost by [easing ftoor

or

. Consotidate Gov. buitdings into
one

. Renew Leased buitdings
consotidating into one

. Recover cost by leasing land

By

)

New

New
owner

Existi ng
owners

or

tor frevelopffit of policy and G!i&li@s for
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New [esser

Existing lesser
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[use case] Land Adjustment and Buitding

on the real ground...
A variety of [and types

For;

. Areas with needs to devetop infrastructure integratty

to promote ptanned urbanisation

. Areas with needs to redevetop buitdings and provide

suff icient inf rastructu re

. Areas to reatise higher FAR at such as TOD zones

By

To consotidate Government dedicated [ands and

leased [ands separatety.

To minimize governmentat expenditure with recovering
cost by teasing lands or ftoors.

Rights Conversion can
provide various solutions

atigning with needs of rightshotders

I I
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[use case] lmprovement of Spontaneous City
w RC Scheme

. Lower compensation

. Devetop atl infrastructure
integratty

. Optimise land use

. Share devetopment benefit
among a[tstakehotders

I ndivid ual I nfra. Project
'Quicker
. A tot of compensation
. Fragmented infrastructure and

land use
. Disparity on devetopment benefit

Source: Kyoto City Gov.

where
spontaneous
city

Or""" with needs to devetop infrastructure
integratty to promote ptanned urbanisation

Areas with needs to provide sufficient
infrastructure to reatise higher FAR at such
as TOD zones

To devetop infrastructure integratty

To reshape and reptot tands optimatty

)

For

O

By

a
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[use case] Trunk Road Development

For;

Areas with needs to devetop trunk
infrastructure

Area with rightshotders who intend to
continue to live or use the land

By

To develop inf rastructure integratty

To reshape and reptot lands optimatty

RC Scheme
Devetop road and buitding
together
Optimise [and use
white devetoping road
Captute Land Vatue

I nd ivid ua I I nfra. P roj ect
Devetop road acquiring tands
onty overtapped to alignment

0

for Developmeilt of Policy aro Guidelines fo.
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Private Sector's Pafticipation in the Rights Conversion Scheme

Paftnership between private

and pubtic may be effective to
imptement smoothty.

Various modes of
pafticipation iq assumed.

Functionl: Financing
F Provide cash for running the project

(and recover by sales of Reserved Property)

Function z: Know-How
) Optimise plan to fit with market needs

F Support building consensus

Function s: Construction
) Manage whole of construction

) Complete construction smoothly

a

PPP Typel
Developer is promised
to obtain reserved
properties, and
involved in the project
as one of rightsholders.

PPP Type2
Developer undertakes
whole process with
high responsibility
together with RAJUK.

PPP Type3
Developer contributes
to smooth completion
of the construction.

v

v

v

v

v

v

v

)
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Ftowchart of Rights Conversion Scheme in Dhaka (under draft)
. More steps for carefuI imptementation with agreement by rightshotders.

More information di re and communication with rightshol.ders.

Government orga nisatio n witt be more invotved because ownership on government larcl

a

a

is also conserved in the Rights Conversion Scheme.

CSS

D
Simitar process to
existing scheme

Unique process
for RC scheme

Construction Transfer and
ManagementCompletion

Project Approva!blic Notice
Gov. Opin

Development
Concept

Project
Framework

Aoreement
Pioiect
Fra-mework

Request for
Riohts
Cohversion

Riohts
Co-nversion Plan

Aqreement for
Riohts
Co-nversion Plan

Riohts
Co-nversion PlanPublic viewing

Temoorarv
Relo'catiori and
Compensation
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Drafting Regutation for Rights Conversion Scheme

Legat framework is needed to ensure proper and

fair imptementation of the Scheme.

> RAJUK Ordinance 2025 is under discussion in

government

> 1st draft of "Technicat GuideLine" has been
prepared and to be compited

/To tegatty state
scheme

/To indicate principte
framework for the
scheme

/To supptementthe
Ordinace

/To indicate process
and responsibitity in
the scheme

/To indicate guidance
and recommendation
for actuaI project
imptementation

I

' Development of Poliry and Guidelines for
ieoted Develooment along Mass Transit Corilo6

't8
I

RAIUK
Ordinance

2025

Ru{es
for

RC Project

Technical
Guideline

for
RC Project

> 1st draft of "Rules for Rights Conversion Project"
has been prepared and under review

__l
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