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Abstract: Land ownership has a central role in the legal, economic, and
social systems of Indonesia. The transfer of land rights through inheritance is
a common legal event that often occurs when the owner of land passes away
and the property is transferred to heirs according to applicable inheritance
law. However, in practice many inherited lands in Indonesia are not yet
registered or certified. This situation creates legal uncertainty, particularly
when the transfer of rights is associated with taxation obligations related to
the acquisition value of the tax object (Nilai Perolehan Objek Pajak/NPOP).
In this context, the role of the Land Deed Official (Pejabat Pembuat Akta
Tanah/PPAT) becomes crucial in ensuring the legality and validity of the
inheritance process. This study aims to analyze the role of PPAT in handling
inheritance cases involving uncertified land that has a taxable acquisition
value. The research uses a normative legal research method with statutory and
conceptual approaches. The findings indicate that PPAT plays an important
role in verifying ownership documents, preparing authentic deeds, and
ensuring compliance with taxation regulations related to land transfer.
However, uncertified land often creates administrative and legal challenges in
determining ownership history and calculating the acquisition value of the tax
object. Therefore, strengthening legal regulations, improving land registration
systems, and increasing public awareness of land certification are necessary to
ensure legal certainty and effective land administration.

Keywords: Acquisition Value of the Tax Object (NPOP), Inheritance Law,
Land Law, Land Deed Officials (PPAT), Uncertified Land.
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1. Introduction

Land is a fundamental natural resource that plays an essential role in the economic, social, and legal
systems of Indonesia. In the Indonesian legal framework, land is not only a physical asset but also a
legal object that is regulated to ensure fairness, social justice, and legal certainty for citizens. The
importance of land regulation is reflected in the enactment of the Basic Agrarian Law which serves as
the main legal foundation for land governance and land ownership rights in Indonesia [1]. The law
establishes principles governing land tenure, land use, and land ownership to ensure that land
resources are utilized for the prosperity of the people [2].

The Basic Agrarian Law emphasizes the principle that land has a social function and must be used
in a way that benefits society. This principle implies that land ownership is not absolute but must
consider public interests and legal regulations governing land administration [3]. Therefore, the
government has implemented a land registration system to ensure that land ownership can be clearly
identified and legally protected [4].

Land registration is an important administrative mechanism aimed at providing legal certainty
regarding land ownership. Through land registration, both physical data and legal data concerning
land parcels are recorded and documented by the state. The outcome of this process is the issuance of
land certificates which function as legal proof of ownership and provide protection for landowners
against potential disputes [5].

Despite the existence of land registration regulations, the reality in Indonesia shows that many
parcels of land remain uncertified. Several factors contribute to this phenomenon, including limited
public awareness, administrative obstacles, and the existence of traditional land tenure systems that
developed before modern land registration policies were implemented [6]. As a result, many
communities still rely on informal documents or customary recognition to prove land ownership.

The presence of uncertified land often leads to legal problems, especially when ownership rights
are transferred from one person to another. One common form of land transfer occurs through
inheritance when the owner of land passes away and the property is transferred to heirs according to
applicable legal provisions. Inheritance is a legal institution that regulates the transfer of rights and
obligations from a deceased person to their heirs [7].

In Indonesia, inheritance law is pluralistic because it is influenced by three major legal systems:
civil law, Islamic law, and customary law. Each system has its own rules regarding the distribution of
inheritance and the determination of heirs. This legal pluralism often creates complexities in resolving
inheritance cases, particularly when the inheritance involves land rights [8].

The complexity becomes even greater when the inherited land is not yet certified. In such
situations, heirs must first prove that the land indeed belongs to the deceased person before they can
legally claim ownership rights. This process may involve presenting various forms of evidence such
as inheritance certificates, statements from village authorities, or court decisions [3].

Another important issue related to land inheritance is taxation. The transfer of land rights,
including those obtained through inheritance, may give rise to tax obligations under the tax on
acquisition of land and building rights (Bea Perolehan Hak atas Tanah dan Bangunan/BPHTB). This
tax is calculated based on the acquisition value of the tax object or Nilai Perolehan Objek Pajak
(NPOP) [9].

Determining the NPOP in inheritance cases is relatively straightforward when the land has already
been certified and its value can be easily identified through official records. However, the process
becomes more complicated when the land is uncertified because there may be no clear documentation
regarding its market value or ownership history [10].

In this context, the role of the Land Deed Official (Pejabat Pembuat Akta Tanah/PPAT) becomes
highly significant. PPAT is a public official authorized to create authentic deeds regarding legal acts
involving land rights, including transfers of ownership through inheritance. The existence of PPAT is
intended to ensure that legal acts related to land are properly documented and comply with applicable
legal regulations [6].

Authentic deeds prepared by PPAT have strong evidentiary value and serve as an important legal
basis for land registration. Through these deeds, the legal relationship between parties involved in
land transactions can be clearly documented and recognized by law [5].

In cases involving uncertified land, the duties of PPAT become more complex. The absence of
official certificates may require additional verification processes to ensure that the land indeed
belongs to the deceased and that the heirs have legitimate rights over it. This condition often requires
coordination between PPAT, local authorities, and land offices to establish legal certainty [6].
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Considering these challenges, it is necessary to examine the role of PPAT in handling inheritance
cases involving uncertified land that has a taxable acquisition value. This research aims to analyze the
legal responsibilities of PPAT in such cases and evaluate how existing legal frameworks regulate the
process of inheritance involving uncertified land.

2. Literature Review

2.1. Land Administration and Legal Certainty

Land administration systems play a fundamental role in ensuring legal certainty, transparency, and
efficiency in land governance. According to Williamson et al., an effective land administration system
enables governments to manage land ownership, land use, and land valuation in an integrated manner
[11]. Secure land tenure is widely recognized as an essential element in promoting economic
development and preventing land disputes within society [12].

Furthermore, Zevenbergen and Bennett emphasize that proper land registration systems contribute
to legal protection for landowners and facilitate sustainable land management policies [13]. In
developing countries, however, many land parcels remain outside formal registration systems,
creating legal uncertainties in ownership transfer processes.

2.2. The Role of PPAT in Land Transactions

Land Deed Officials (PPAT) are public officials authorized to create authentic deeds concerning the
transfer of land rights. According to Indonesian land law, PPAT serves as a key intermediary between
landowners, heirs, and the National Land Agency in ensuring the legality of land transactions [14].

Research conducted by several scholars indicates that PPAT plays a strategic role not only in
drafting authentic legal documents but also in ensuring that land transactions comply with
administrative and legal requirements [15]. In inheritance cases, PPAT must verify the legal status of
heirs, examine supporting documents, and ensure that the transfer process follows both land law and
inheritance law provisions.

In Indonesian land practice, one of the most common issues is the occurrence of duplicate land
certificates. This situation can lead to disputes between parties claiming ownership of the same land.
Therefore, the role of Land Deed Officials (PPAT) in ensuring the validity of documents and land title
transfer procedures is crucial to avoid land conflicts [16].

2.3. The Concept of Inheritance in Indonesian Law

Inheritance is a legal process that occurs when a person dies and leaves assets, which are then
transferred to their heirs. In the Indonesian legal system, inheritance is regulated by various legal
systems existing in society, namely customary inheritance law, Islamic inheritance law, and civil
inheritance law. These three systems have their own characteristics in determining who is entitled to
inherit and how the inheritance is distributed [7].

Inheritance law plays a crucial role in maintaining the continuity of family property ownership. In
the context of land, inheritance is one legally recognized method of transferring land rights. When a
landowner dies, the rights to the land automatically transfer to their heirs in accordance with
applicable law [8].

The land inheritance process is not always smooth, especially if the inherited land does not have an
official title. Uncertified land often presents difficulties in proving ownership history and determining
who has the rights to the land. This situation can lead to conflicts between heirs or disputes with other
parties claiming rights to the same land [17].

Furthermore, in the land inheritance process, evidence is required to demonstrate the legal
relationship between the testator and the heirs. This evidence can include a death certificate, a
certificate of heirship, and other documents relating to land ownership. These documents serve as the
basis for the land administration process, which involves recording the transfer of land rights [3].

2.4. NPOP and Land Taxation in Inheritance
The Acquisition Value of the Tax Object (NPOP) represents the taxable value used to calculate
BPHTB in land and building rights transfers. According to Indonesian taxation regulations, the
payment of BPHTB is a prerequisite before the registration of land rights transfer can be processed by
the land office [18].

However, determining NPOP for uncertified land may present difficulties due to the absence of
official land valuation records. Several studies highlight those inconsistencies in land valuation
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procedures may lead to administrative delays and legal uncertainties in land transactions [19], [20].

Although previous studies have extensively discussed land administration systems and land
taxation policies, limited research has focused on the practical role of PPAT in managing inheritance
transfers involving uncertified land with NPOP values. Most studies emphasize land registration
efficiency or taxation compliance, but few analyze the interaction between inheritance law, land
administration procedures, and tax obligations in such cases. Therefore, this research seeks to address
this gap by examining how PPAT facilitates the inheritance process of uncertified land while ensuring
legal certainty and tax compliance.

In every transfer of land and building rights, there are tax obligations that must be met by the party
acquiring the rights to the land. This tax is known as the Land and Building Acquisition Tax
(BPHTB). BPHTB is a type of regional tax imposed on the acquisition of land and building rights,
whether through sale, gift, inheritance, or other forms of transfer [9].

The amount of BPHTB is calculated based on the taxable acquisition value (NPOP). NPOP is
essentially the transaction value or market value of the land and buildings that are the subject of the
acquisition. If the transaction value is unknown or deemed unreasonable, the NPOP can be
determined based on the market value set by the local government [10].

In practice, determining the NPOP can be complex if the land being acquired does not yet have an
official certificate. This is due to the lack of complete administrative data regarding the land's value.
Therefore, land valuation is often conducted by referring to the taxable sale value (NJOP) or using
specific valuation methods conducted by authorized agencies [21].

The role of the Land Deed Official (PPAT) in this regard is crucial because, before drafting a deed
of transfer of land rights, the PPAT must ensure that the tax obligations related to the Land Transfer
(BPHTB) have been fulfilled by the party acquiring the land rights. Therefore, the existence of a
PPAT is not only related to civil law aspects but also plays a role in supporting compliance with
applicable tax regulations [22].

3. Methodology
This study employs a normative legal research method that focuses on analyzing legal norms
governing land inheritance and the authority of Land Deed Officials. Normative legal research
examines laws, regulations, and legal doctrines to understand how the legal system regulates a
particular issue [23].

The research uses a statutory approach by examining various regulations related to:

1) land law

2) inheritance law, and

3) taxation in Indonesia

These include the Basic Agrarian Law, Government Regulation on Land Registration, and
regulations concerning the position and authority of PPAT [24].

In addition, a conceptual approach is applied to analyze theoretical perspectives and legal doctrines
related to land administration and inheritance law. This approach helps explain the legal principles
underlying land ownership and the transfer of rights through inheritance [25].

The legal materials used in this research consist of primary, secondary, and tertiary sources.
Primary legal materials include statutes and government regulations. Secondary materials consist of
academic books, journal articles, and research reports discussing land law and inheritance law.
Tertiary materials include legal dictionaries and encyclopedias that provide clarification of legal
concepts [26].

Data collection is conducted through library research by reviewing legal documents, academic
publications, and relevant regulations. The collected materials are analyzed using qualitative legal
analysis to interpret legal norms and evaluate their application in practice [27].

4. Finding and Discussion

4.1. Finding

The findings indicate that PPAT performs multiple roles in the inheritance process of uncertified land.

In addition to preparing authentic deeds, PPAT must verify ownership evidence and ensure that all

administrative requirements are fulfilled before the land rights can be formally transferred.
Furthermore, PPAT also assists heirs in understanding taxation obligations related to BPHTB

payments. By ensuring that the NPOP value is determined correctly, PPAT helps maintain
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transparency and compliance with taxation regulations.

Table 1. Research Findings on the Role of PPAT in Uncertified Land Inheritance

No Aspect Description
1 Verification of PPAT verifies legal documents and ensures
Inheritance that the heirs have legitimate rights over the
Rights inherited land.
2 Ownership For uncertified land, PPAT examines
Evidence alternative ownership evidence such as
inheritance certificates or local authority
statements.
3 Determination of ~ PPAT assists in determining the NPOP value
NPOP used as the basis for calculating BPHTB
obligations.
4  Administrative PPAT coordinates with land offices and
Coordination taxation authorities to ensure legal
compliance.

5 Legal Certainty PPAT ensures that the inheritance process
results in legally valid documentation and
prevents disputes.

4.2. Discussion

(1) Legal Position and Authority of Land Deed Officials

The Land Deed Official (PPAT) is a public official authorized by the government to prepare authentic
deeds regarding legal acts involving land rights. The authority of PPAT is regulated in Government
Regulation No. 37 of 1998 concerning the position of Land Deed Officials. The primary function of
PPAT is to assist the government in land registration activities by creating authentic deeds that serve
as evidence of legal transactions related to land [3].

Authentic deeds prepared by PPAT have strong evidentiary value because they are made by
authorized public officials in accordance with legal procedures. These deeds serve as important
documents in the process of land registration and the transfer of land rights [1].

In addition to preparing deeds, PPAT is also responsible for verifying the legality of documents
submitted by parties involved in land transactions. This includes checking the identity of the parties,
examining proof of land ownership, and ensuring that there are no legal disputes related to the land
[6].

The role of a Land Deed Official (PPAT) in the land transfer process is crucial in the land law
system. Without a deed drawn up by a PPAT, the land transfer process has the potential to give rise to
various legal issues, including ownership disputes and losses for interested parties. Therefore, the
involvement of a PPAT in every land transfer process is a crucial mechanism to ensure legal certainty
and orderly land administration [28].

The role of PPAT is therefore crucial in maintaining legal certainty in land administration.
Through the preparation of authentic deeds, PPAT helps ensure that land transactions are conducted in
accordance with applicable legal regulations [5].

(2) Inheritance of Uncertified Land

Inheritance is one of the legal mechanisms through which land ownership can be transferred. When a
person dies, their property rights, including land rights, are transferred to their heirs according to the
applicable inheritance law [7].

In cases where the land involved has already been registered, the transfer of rights through
inheritance can be completed relatively easily through the land registration process. However, when
the land is uncertified, heirs often face additional legal and administrative challenges [3].

Uncertified land is usually supported only by traditional proof of ownership such as girik, letter C,
or statements issued by village authorities. These documents often have limited legal recognition
compared to land certificates issued by the National Land Agency [6].

The absence of official land certificates may lead to disputes among heirs or between heirs and
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third parties. Therefore, land registration is necessary to provide legal certainty regarding ownership
rights [5].

The transfer of land rights through inheritance is a legal transfer of rights resulting from the death
of the land rights holder. Although these rights automatically transfer to the heirs, land administration
processes must still be carried out to provide legal certainty regarding land ownership. Therefore,
registering the transfer of land rights through inheritance is a crucial step in ensuring that the rights of
heirs are legally recognized within the national land administration system [29].

In land practice, land sales and purchases are still found to be conducted without the involvement
of a Land Deed Official (PPAT) and are conducted undercover. This practice can give rise to various
legal issues because it lacks strong evidence and cannot be directly used as a basis for land
registration at the land office. Consequently, the potential for land ownership disputes increases if
they arise later [30].

To date, many people still lack land title certificates. This situation can lead to various legal issues,
particularly those related to proving land ownership. Therefore, land registration is a crucial step in
providing legal certainty regarding land ownership and preventing future disputes [31].

(3) Determination of NPOP in Land Inheritance

The acquisition value of the tax object (NPOP) is used as the basis for calculating BPHTB in land
transfer transactions. In inheritance cases, NPOP is generally determined based on the market value of
the land at the time of the transfer of rights [9].

However, determining the market value of land can be challenging when the land is uncertified. In
such cases, tax authorities may rely on regional land value assessments or other valuation methods to
determine the appropriate NPOP [10].

PPAT plays an important role in ensuring that taxation obligations are fulfilled before the
completion of land transactions. PPAT must ensure that BPHTB has been paid before the deed of
transfer is signed by the parties [22].

5. Conclusion

The role of the Land Deed Official is essential in ensuring legal certainty in the transfer of land rights
through inheritance, particularly when the land involved has not yet been certified. Through the
preparation of authentic deeds and verification of legal documents, PPAT contributes to the orderly
administration of land transactions.

However, uncertified land presents various legal challenges, including difficulties in proving
ownership and determining the acquisition value of the tax object. Therefore, improving the land
registration system and increasing public awareness regarding the importance of land certification are
necessary to ensure legal certainty in inheritance cases involving land.
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