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Abstract: In the last two decades, the towns of Funes and Roldán were the ones with the greatest demographic and construction 

growth in the Rosario Metropolitan Area, consolidating the northwest residential-garden axis. The process consumed much of the 

rural land for the urban and suburban land market. The weekend housing lots were transformed into permanent housing, 

incorporating new typologies, usually with incomplete infrastructure and services, but with larger dimensions, level of security and 

landscape value. The evolution of the real estate market shows the marked difference in prices for land with a more exclusive profile 

in Funes than in Roldán. This is possible given that the cities lack a territorial strategy at the metropolitan level since they did not 

participate in the “26 Local Strategies Program, a Metropolitan Plan”, having weak local regulations that favor developers. The 

article analyzes the diffuse urbanization process (population and urban plan) and the state of regulation, as well as the evolution of 

land prices. The aim is to consider elements for a more balanced, inclusive, and sustainable future planning approach that addresses 

the dynamic urban challenges. 
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1. Introduction  

Latin American cities have undergone an accelerated 

urbanization process, advancing over rural lands, 

reserve areas, and vacant plots within the consolidated 

urban territory. This growth has unfolded from the 

original urban cores toward the peripheries and 

metropolitan areas, favored by technological 

developments such as automobiles and information 

sciences. This phenomenon has been conceptualized as 

suburbanization or expanded metropolization [1]. 

The pattern of urban expansion presents particular 

characteristics: a discontinuous territorial development, 

low density, strong monofunctionally of land use, weak 

hierarchy of public spaces, and the existence of 

multiple urban interstices, where these elements 
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contribute to configuring a scenario of urban 

fragmentation [2]. 

In this process of city construction, the land market 

plays a central role, as urban land not only constitutes 

the physical support for development but also acquires 

the status of a commodity [3]. Consequently, its 

dynamics involve multiple economic, political, and 

social factors that directly impact its functioning, 

transformation, and valuation. The commodification of 

urban land deepens spatial inequalities and reinforces 

the aforementioned fragmentation processes. 

The complex urban reality requires land use and 

territorial management policies developed and 

implemented at various levels — national, provincial, 

metropolitan, and local — which converge in the same 

physical and administrative space. Within this 

institutional framework, the municipal level acquires 

strategic importance, as it possesses concrete tools to 

influence structural transformations of the territory and 

manage urban growth. Therefore, the municipal scale 
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is recognized as the most suitable instance to 

understand, plan, and effectively manage 

contemporary urban dynamics. 

In the particular case of the city of Rosario, since 

the post-convertibility era, there has been a 

progressive integration with neighboring cities and 

communes, forming an extensive urban agglomerate. 

This territorial transformation process has been 

characterized by dispersed, low-rise urban expansion, 

influenced by changes in modern lifestyles, increased 

mobility, high land values in central Rosario areas, 

access to housing credits, and, more recently, the 

effects of the pandemic. All these factors explain the 

choice of residential areas and the market valuation of 

land in metropolitan area localities [4]. 

Although there is a territorial strategy at the 

metropolitan level, the “Program 26 Local Strategies, a 

Metropolitan Plan” in which the Ente de Coordinación 

Metropolitana Rosario (ECOM) assisted in local urban 

development strategies in a joint and integrated manner 

into a metropolitan plan, Funes and Roldán did not 

participate, with the former still governed by a 1985 

regulatory plan. 

In this context, the objective is to analyze the process 

of diffuse urbanization and its regulatory status, along 

with the evolution of land prices, to consider elements 

for future, more balanced, and sustainable planning. 

2. Material and Methods 

The methodology is primarily focused on an 

analytical approach, based on content analysis of 

written and graphic documents, such as: 

 Unofficial sources: research papers, 

newspaper and magazine articles from local 

publications. 

 Satellite images of the localities of Funes and 

Roldán. 

 Metropolitan and local regulations. 

It also includes a study of land prices published in 

La Capital newspaper and Mercado Inmobiliario 

magazine, as well as data gathered from the websites 

of local developers and/or real estate agencies 

(including year, location, land area, total price, and 

price per square meter). This is complemented by 

semi-structured interviews with various key 

stakeholders, when necessary to complete the 

information. 

It is worth noting that the article is part of two 

ongoing research projects: “Real estate investments 

and urban expansion in the Funes-Roldán corridor of 

the Rosario Metropolitan Area”, based at the Centro 

de Altos Estudios en Arquitectura y Urbanismo of the 

Universidad Abierta Interamericana (CAEAU – UAI), 

and “Land occupation, new urban developments, and 

real estate valorization in the Funes and Roldán 

corridor of the Rosario Metropolitan Area”, based at 

the Dual Dependency Center Centro Universitario 

Rosario de Investigaciones Urbanas y Regionales – 

Consejo Nacional de Investigaciones Científicas y 

Técnicas of the Universidad Nacional de Rosario 

(CURDIUR–CONICET/UNR). 

The content is made possible thanks to the author’s 

more than two decades of specialization in the fields 

of land and real estate markets, along with firsthand 

knowledge of the case. 

3. Results and Discussion 

3.1 Territorial Expansion of the Northwest Corridor 

Funes and Roldán offered the population of Rosario 

a place of leisure, recreation and rest due to its natural 

conditions. Although the origin is closely linked to the 

installation of the railroad at the end of the nineteenth 

century, in the seventies is when the process of 

suburbanization began from the sale of traditional 

weekend lots, becoming an axis of "garden 

residences". In this way, rural properties were 

subdivided for sale as urban or suburban plots [5]. The 

purchase of land was at lower prices than in important 

areas of Rosario, usually with incomplete 

infrastructures and services, but with greater 

dimensions, level of security and landscape value.  
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It was only at the end of the nineties that new forms 

of residence began to appear (gated communities, 

country clubs) aimed at the social sectors of high and 

upper-middle income, in addition to the execution of 

large-scale public road works that improve the 

conditions of connectivity and mobility. 

Since the beginning of the millennium, there has 

been evidence of a process of excessive growth of the 

urban plant, consuming a large part of the rural land 

for the urban and suburban land market. The lots were 

transformed into permanent housing, to which are 

added gated communities, country clubs, open 

neighborhoods and new types of condominiums, 

incorporating vertical densification. 

Between 2001 and 2022, population growth in the 

Northwest Corridor has been particularly notable and 

similar in both locations. Funes experienced a 

population increase of 261%, while Roldán registered 

an increase of 267%. This demographic increase not 

only reflects natural growth but also significant 

migration from Rosario and other areas of 

northwestern Argentina. The search for job 

opportunities and quality of life are crucial factors that 

have attracted new residents to these locations. 

The demographic development has coincided with 

the physical one, given that the average expansion of 

the urban plant was similar (301% and 307% 

respectively). However, during the first decade, 

Roldán (149%) had a higher land occupation than 

Funes (117%), while in the second period this 

situation was reversed (Funes 184% and Roldán 

158%).  

Finally, the population density in urbanized area 

increased in Funes (from 8 inhabitants/hectares in 2001 

to 9.5 inhabitants/hectares in 2022), and in Roldán 

(from 11 inhabitants/hectares in 2001 to 13.6 

inhabitants/hectares in 2022), as shown in Table 1. 

 

Table 1  Population growth, expansion of the urban plant and population density in the Funes Roldán Corridor.  

Territory 
Population growth 

Expansion of the urban plant 

(hec.) 

Population density in urbanized 

area (pop./hec.) 

2001 2010 2022 2001 2010 2022 2001 2010 2022 

Funes 14.665 23.520 38.274 1.871 2.186 4.022 8 11 9.5 

Roldán 11.470 14.299 30.680 952 1.422 2.250 12 10 13.6 

Corredor FR 26.135 37.819 68.954 2.823 3.608 6.272 9 10 11 

Source: Authors’ elaboration based on data from INDEC and measurement of Google Earth photographs, 2024. 
 

The population centers of Funes and Roldán are 

located linearly along the axis of National Route 9 and 

the Mitre railroad tracks, which gave rise to them, 

while the new developments extend to the north of the 

tracks and to the south of Arturo Illía Avenue-Fuerza 

Area.  

Most of the urban land is for residential use (81.11% 

in Funes, including residential under construction, and 

86.73% in Roldán). Half of the surface is made of 

traditional fabric and the other is subdivided into 

different typologies. The area of open neighborhoods is 

higher in Roldán (35%) than in Funes (17%), while the 

gated community is reversed (8% and 29%, including 

country club and ranch), generating greater 

fragmentation and discontinuity of the urban fabric [6]. 

3.2 Metropolitan and Local Regulations 

The Rosario Metropolitan Area (RMA) has 

projectual, multidisciplinary and participatory 

instruments, having carried out successive Strategic 

Plans from 1998 to 2018. However, at the regulatory 

level there are no regulations for territorial planning, 

there is a regulatory framework for the metropolitan 

areas of the province and the coordination entities such 

as, for example, that of the Ente de Coordinación 

Metropolitana (ECOM), through the “Provincial Law 
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No. 13,532/16 on the creation of metropolitan areas” [7]. 

 
Fig. 1  Expansion of the urban plant of the Funes Roldán Corridor.  

Source: Own elaboration based on measurement of Google Earth photographs (2023). 
 

From this, the ECOM was adapted as a Non-State 

Public Entity. As an institution, it has full capacity to 

act in the field of public and private law, with financial 

and administrative individuality. It complicates 

documents of a projection nature such as the 5 Special 

Metropolitan Interjurisdictional Plans aimed at urban 

fragments of completion, renovation/rehabilitation 

and/or expansion, located in one or more urban centers 

of the RMA. In addition, it assists municipalities and 

communes in the preparation of “Particular 

Regulations” for planning; participatory processes to 

validate initiatives and management with citizens, 

engaging public and private actors. 

Finally, he assisted in the urban development 

strategies of the metropolitan plan. To this end, 26 

Local Urban Plans were carried out, defining issues of 

planning and extension of urban plants, protection of 

the landscape, built heritage, mobility and connectivity, 

spaces for production and services, provision of 

infrastructure and the environment; the cities of Funes 

and Roldán did not participate. 

With regard to local planning, it is carried out 

through instruments shown in Table 2, of a projectual 

nature such as the Urban Plan and of a technical nature 

such as the Regulatory Plan, Urban Code and any other 

norm (ordinance, decree) that defines land uses, 

proposed by the executive power and approved by the 

legislative entity of each locality. 

The city of Funes does not have a local project 

proposal, there was an intention to carry out a new plan 

in the first decade of the new century, based on the 

provisions of the Regulatory Plan, but it was unfinished. 
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For its regulation, it is governed by the “Funes 

Regulatory Plan” of 1985 and its amendments 

establishing a zoning according to land uses and 

construction intensity. The city is divided into 

homogeneous zones and establishes urban planning 

indicators for four different areas: central area, 

northern area, residential area and facilities area. The 

sites that are outside and belong to the district are rural 

areas [8]. 

 

Table 2  Main instruments of general and particular ordering.  

Locality 
Project plans (urban 

and/or strategic) 
Urban planning regulations 

Regulations for new 

housing developments 

Funes He does not possess. 

Ordinance No. 288/85 and its amendments: 027/93, 

225/01, 564/08, 547/08, 538/08, 259/02 and 617/09 of 

the Regulatory Plan. 

Ord. No. 144/98 country 

clubs. Ord, N° 190/00 gated 

communities. 

Roldán 
Roldán Territorial Urban 

Strategic Plan (2016) 

Ordinance No. 1097/20 Territorial Urban Strategic 

Plan of Roldán 

Ord. No. 354/03 gated 

communities and country 

clubs 

Source: Authors’ elaboration based on local regulations, 2024. 
 

Roldán formulated in 2016, the “Strategic Urban 

Territorial Plan of the city of Roldán”, promoting a set 

of strategic guidelines for its local transformation and 

metropolitan insertion: 

 Connect Metropolis. 

 Energize productive landscapes. 

 Integrate the city/inhabit the park. 

 Make management visible [9]. 

However, at the end of 2020, the Plan was modified 

with Ordinance No. 1097 approved by the Municipal 

Council. The standard classifies existing uses and 

future activities in relation to the increase in equipment 

and infrastructure. It divides the city into 10 areas: 

central, transitional, expansion or priority completion, 

conditional urbanization, deferred urbanization, 

semi-rural edge, rural, industrial park, logistics and 

special [10].  

The most important guidelines of impact on the 

urban-territorial structure of Roldán are the 

incorporation of new planning instruments for the 

implementation of special structural change projects, 

the location of the new urbanizations in areas of 

expansion or priority of completion to the existing 

urban fabric in the large vacant green spaces and the 

transition from non-urban land proposed in the 2016 

plan to an area of deferred urbanization. Finally, the 

prohibition of the construction of gated communities in 

the city to avoid fragmentation [11]. 

3.3 Evolution of Land Prices 

Among the main results, Funes has experienced a 

greater expansion of closed typologies, with a more 

exclusive profile, generating greater urban 

fragmentation while Roldán has seen a more marked 

growth of open neighborhoods, favored by local 

regulations that, in 2020, prohibited gated 

developments. This difference in the types of 

urbanization is clearly reflected in the prices of land 

and in the patterns of speculation. 

The average prices of land in the new gated 

communities have shown an upward evolution, but 

with notable disparities between both localities of the 

Northwest Corridor, having quintupled in Funes and 

quadrupled in Roldán, throughout the period analyzed. 

Between 2001 and 2002, there was an abrupt fall in 

the real estate market due to the economic and 

political crisis in the country. The prices of the land 

were very low, with an average value of 25 U$s/m² in 

the open neighborhoods and 35 U$s/m² in the gated 

communities, amounting to 40 U$s/m² in the country 

clubs that are only built in Funes, while in Roldán 

there were only gated communities with an average 

value of 25 U$s/m². However, with the subsequent 

economic recovery, prices began to rise in 2003 and 

continued to rise until 2010. 
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During the second decade, the urban plan of the 

corridor continued to expand and be completed. The 

constant increase in prices was compounded by rising 

inflation in the economy, which further raised land 

values. By 2010, average land prices had tripled: open 

neighborhoods reached a value of US$85/m², while 

gated communities reached US$110/m², amounting to 

US$120/m² for country clubs in Funes, while in 

Roldán, open neighbourhoods had an average value of 

US$40/m² and gated communities an average of 

US$60/m². 

In 2012, the Argentine Credit Program was 

implemented, aimed at the middle and lower-middle 

classes, with affordable requirements and favorable 

interest rates. This program had a great impact on the 

purchase of land in open neighborhoods such as Funes 

City, Tierra de Ensueño II and III, Las Tardes, Las 

Acequias, Las Acequias del Aire, as well as on the 

traditional fabric of the localities. 

From the end of 2018, a national crisis began 

accompanied by the devaluation of the currency, 

which, added to the 2020 pandemic, paralyzed various 

activities, including construction and the real estate 

market. 

It was only at the end of 2021 and the beginning of 

2022 that economic activity was reactivated, which 

allowed the start of new constructions in Funes, such as 

the Calmo and Funes Norte open neighborhoods, the 

Aguadas Lake, Vida Jardin and La Finca gated 

communities, the Damfield Estancia and Vida Club de 

campo country clubs, which are still in execution. The 

average values of the open neighborhoods for the year 

2023 in Funes reached 120 U$s/m² while in Roldán 

they stood at 70 U$s/m². As for gated communities, the 

average value in Funes was US$215/m², while in 

Roldán it was US$90/m², according to Table 3. The 

most widely used financing modality today is the 

monthly installments offered by the developers 

themselves. 

Table 3  Average price per m2 on land according to different closed typologies in the Northwest Corridor.  

Locality Residential typologies 
2001 2010 2023 

Price U$s/m2 Price U$s/m2 Price U$s/m2 

Funes 

Open neighborhoods 25 85 120 

Gated communities 35 110 215 

Country Club 40 120 200 

Roldán 
Open neighborhoods 18 40 70 

Gated communities 25 60 90 

Source: Authors’ elaboration on advertisements from La Capital newspaper and Mercado Inmobiliario magazine 2001, 2010 and 2023 

(2025). 
 

4. Conclusion 

Since the reactivation of the economy in 2003, 

demographic and physical growth has been 

exponential, practically tripling in the northwest 

corridor of the RMA. The positive building and 

population indicators have shown a parallel evolution, 

which shows a genuine housing demand. This is 

reflected in the capacity of large plots of land to be 

subdivided, urbanized and effectively inhabited, 

although there is also a portion destined for real estate 

speculation. 

The urbanized land is mainly for residential use, 

representing almost a third of the gated communities 

in Funes (gated communities, country clubs, estancias 

and condominiums), interrupting the large surfaces of 

the urban fabric and generating problems of 

connectivity, and socio-spatial segregation, organizing 

the space in areas with strong internal social 

homogeneity and strong external disparity.  

In this way, the largest production has been from 

the private sector oriented to the middle, upper-middle 

and high sectors, with practically no state intervention 
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in housing construction. The evolution of the real 

estate market shows the marked difference in land 

prices, influenced by factors such as the type of 

developments, accessibility, infrastructures, amenities 

and sports facilities. Funes, with a more exclusive 

profile and a greater concentration of gated 

communities and country clubs, has significantly 

higher prices than Roldán, practically double, which 

reflects its greater appreciation and consolidation.  

This diversity of prices and options allows different 

types of buyers to find opportunities according to their 

needs. Finished neighborhoods have high prices due 

to the scarcity of available lots and developments 

under construction generally offer more accessible 

options, with the expectation that the land will 

appreciate in value over time. 

This has been possible given the lack of a 

metropolitan strategy and the weakness of local 

regulations. Funes has not updated his plan continuing 

with the “Regulatory Plan” of 1985, redirected 

through partial modifications solving problems and 

favoring the real estate boom (1993, 2001, 2002 and 

2009). The plan establishes a zoning of uses and four 

differentiated areas. For his part, Roldán prepared a 

“Strategic Urban Territorial Plan” in 2016 which 

identifies and promotes a set of strategic guidelines for 

the transformation of the city and its metropolitan 

insertion, but it is modified at the end of 2020 with 

Ordinance No. 1097. The regulation classifies existing 

uses and future activities, in accordance with the 

increase in equipment and infrastructure, dividing the 

city into ten areas. It is worth noting the prohibition of 

the construction of gated communities in order to 

avoid fragmentation. 

In short, the isolated modulation of urban regulations 

and management favors the diffuse and vertiginous 

process of metropolitan urbanization. It is necessary to 

think of a series of instrumental innovations and 

technical decisions in conjunction with all localities, 

through the ECOM, added to the increase in demands 

from the autonomous management of each local 

administration, in order to achieve more compact and 

territorially integrated cities. 
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