7.2

" LR Project Implementation Planning

“The iznplemenletion planning p’rocess integrates all the internal and external requirements and needs to

achieve an effective implementation plan for all parties concerned. The main objectives are to assess
the viability of the LR project and formulate workable project unplementauon framework, and to prepare
the necessary detailed infofmation to serve as a legal document for public objectron and/or subsequienit
approval by the concemned authorm The overall framework of LR pro_|eet 1mp1ementat10n plannmg is

(b)

(c)

(d) -

- as follows:

@

Del:mrtatmn of the Prn]ect Area The LR prOjCCt area 1dent1ﬁed in Local Plan must be

 delimited in the presence of relev ant landowners.

Conduct of Supplemental Surveys: The Surveys will cover the foliowmg 1tems

- Physical information for-infrastructure plannin g/desrgn and constructlon cost estimate;

- Legal information for adjusting property rights, particularly those on lands and burldmgs

- . Social information on the profile and needs of landowners and residents;.

<. Policy information which will govern or affect the development of the commumtv and
- . Market mformatron wrth regard to adequate plannmg of fmancral lands; - '

: Determmatren of Imp!ementmg Body Tvpe of 1mp1ementmg orgamzatlon Wthh W 1]1 carry
RS -out the pro;ect dev eiopment framework will be adequatel\ determmed '

. Preparatron of LR Layout Plan and Engmeermg Plans Tlns W ork is an 1mportant process
- -not only for project cost estimation but also more for ac}nevmg the desrred commumty plan in

= _'-_confonmtv wrth pubhc interests and Iandmmers desires.

@
o
'(_g) |
®

(M

Land Valuatlon and Prehmmary Replottmg The shares of landowners in terms of repiots

~are to be- adequatel\ calculated to. determing the size and location. “This progess is often
_rerterated to satisfy as much as possrbie the requrrements and equrtv among the iandowners
themseh es. : R :

; Prejeet Cost Estrmate and Cost-Sharmg Cost of an LR pro;eet eomprlses the construct;on
: cost eompensat:on ¢ost and project management cost. Cost-sharmg betw een the 1mplementmg.

witl srgmﬁcantlv affeet the contrrbutron of landowners as w ell as- ﬁnancral vrabrlrtv of the
pr0_|ect -

Estnmate of Fmanclal Lands Fmancral lands are to be estrmated w1th due eonsrderatron of
marketabrlrt) and cornphance mth LR lav out plan to avord unnecessar) mcrease in contrrbutron

i rate

' V:abrhty Assessment of LR PrOJect Assessment of LR pmJeet from the fmaneral vrewpomt
- is a critical aspect not onlx for the implementing body but also for landowners Landowners'
- interests aré the contribution rate and locatronlsme/shape/use of the' replot -Assessment criteria

areto be worked out with cons lderatron of ¢ p[O_] ect objectr\ C end Gox emment responsnbrlm

Fermulatlon of LR Project Implementat:on Ptan After the consensus of landowners is

- obtained and viabilits of {he projeet: determmed a set of documents wrll be prepared for
_submrssron and apprm al of the authorm IR ST

For drssemmatlon and assessment of LR pro;eets eontents of the LR pro;ect 1mp1ementat10n plan in

5 ' Maia\ sia should be standardlzcd as is practrsed in structure plan/local plan fonnu]atron
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Figure 7.1
Ovcrall Framework of LR Project Implementation Planmng
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Figure 7.1
Overall Framework of LR Project Implementation Planning
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Table 7.3
Proposed Contents of LR Project Implementation Plan

Item

Specification

1. Name of LR Project

2. Mame of [mplementing Body

3. Picject Atea
41" Location
3.2 . Address
3.3 Boundary

L1

. Desc_rl‘lstion together with ma? showing the locational relationship with mother town/nearby major communities
Official address of the f“.oje"? area
Coordinated map overlaid with topo-map and cadastrat map on shewing project area boundasy(ies).

4. Objective of the Project.

Chbjective and reason of selecting the project area.

5. Existing Gondition of the Project

Area

5.1 . Generel Characterislics * Overall development conditton and characteristics of the areq.
5.2 Population * Demographic feature including nightime and daytime population, employment, racial and age composition etc.
53 Landuse & Ragistered land purpose and actual land use
54 Hoads * Geomelric features and maintenance of existing roads
55 Rivers/drainage » Road traffic characteristics and problems
586 tilities *» Existing conditions and problems of water supply, sewerage, energy, telecommunication systems,
5.7 . Buildings o * Uses, structures, floor areas of existing buildings.
5.8 Other Pubiic Facilities = Existing conditions of other community facilities,
598 Living Environment + Assessment of existing living envirenment .
5.10 Topo-map * Topo-map showing the exisfing condition, with scale of 1/1000- 1/2060
6. LR Ptan . o
8.1 Planning Palicy - . s Description of planning policy/direction on land use, population distribution plan, public facilities plan, layout plan,
6.2 Public Facilities Plan + Plan and desctiption of public facilities which will be developed in the project.
53 . Land Use Transformation Plan | * Land use changes due lo the project
G4, LK Plan # Land use and layout plan drawn on topo-map with scale of 1/1000 - 1/2000,

7. Pioject implementation Perlod_

B. Financial Flan
8 Expenditure Plan
8.2  Revenue Plan
8.3 .Land Valuation
8.4 - Finandial Land Plan

Estimated construction cost, relocation/compensation cost, survey cost, project management cost etc.
Estimated derayment of relevant agencies, subsidies, sale of financial land etc,

Estimate of land vaiue before and after the Fm}ec'l.

Estimate of financial land » Plan of financial land disposition

9. Galeulation of Contribution Rate

Average contribution rale

10. Other Refarences

Pians and drawings on layout, land dovelopment, drainage, utitities, relocation ete,
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7.3

Replotting Design and Planning

Replotting Concept Rep]ottmg isa method o rcorgamze ongmal land parcels in such a manner that
planned infrastructure and public facilities can bé constructed and, dt the same timc, the utility of land
parcels will bé mcreasod cquitably by e‘rchangmg, amalgamatmg and/or subdmdmg the parcels.

()

(i)

Technical Aspect of Replotting: - Replotting worki is supported by a set of technical methods of
calculating values of lands before and after the project; determining the entitled value, logating
the replots, and adjusting the difference between the entitled value and final value of the replots.
The basic aim is to distribute the shares and contnbutron (or proﬁts and costs due to the project)
equrtablv among lando\mers : . :

-Legal Aspect of Replottrng Land Readjustment touches only the physical aspects of the lands.

This means that all changes and encumbrances imposed on the lands will be carricd over
automatically to the replots. Legal status of the lands wiil niot change throughout the project

-period until the replots arc finially desngnated and new titles are issued..-With this, implementing

bodies areé fice from cumbersome procedurcs and the rlghts of landowners areé totallv protected

O\ eratl process of replottmg plannmg is sumrnanzed as follo“s

Replottmg Planmng Proeess Replomng planning is composed of four work components such as land
valuation, replottmg desxgn replottmg plan and enforcement of replottmg plan

* Land Valuatron in LR; Itis an- nnportant 1ntegral part of replottlng demgn The LR land

valuation provides a detailed method of ey alyating individual lots and replots objectively in
terms of value index which. become the basis of replotting design work. Land valuation in LR
project has its own purposes and methods that are different from valuation for land transaction
or tax assessment. Primary purpose of LR land valuation is to distribute costs and profits of
the project or calculate contribution and shares: among. landowners équitably. To meet this

" objective, the LR land v aluatlon is based on the Street Value Method nhlch is equlpped o

handle the following s1tuat1ons

. Land parcels w. rth different featires in the prOJect area can be assessed aecordmg to the '
I umfonn rule agrecabic to concemed partics; -

" Land parcols can' be assess__ed ona comp_arab]e Basis for,_".be_foref-' and _’feﬁe_r" 'pr"o'jee_t;

-and

- Valuatlon method has to be practlcal S0 that 1t can be completed wrthrn a reasonable ‘
' tlme perlod o . o i S

Replottmg Design Process Replottmg des1gn determmes speerﬁcally the s1ze/shape/locat1onf E

rights of the lands in compliance with consented layout plan. Since this process holds the most. -

concern to tandowners and affects the entire project lmplementatlon planning, it is desirable that s
preliminary replotting work be conducted even before the project unplementatlon plan ]

_ ofﬁcralls approy: ed. Thxs Isa rerteratmg process to ensure that landmmers are contented

*Replotting Plan Preparatnon chloltlng plan detemnnes replottmg c:les1gn= detalls of mdlvrdual , : o

replots including value, cquity, and correspondence of indiv idual lots before and’ after the
pro;ect and deta1ls of lands requmng spec1ﬁc arrangements such a3 ﬁnancml lan -

. Replottmg P!an Enforcement Fmall\ the replottmg plan wnll be enforced The concept of L

provisional replotting may be eonsrdered
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_ Figure 7.2 :
‘Overall Process of Replotting Planning
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Figure 7.2
Overall Process of Replotting Planning
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8.1

8.2

Planning Framework

The Kg Seri Subang study area i located about 20 km west of Kuala Lumpur Wh:le the area has lately
been a focal point for urbanization sprawl and with a large number of de\'elopments of different scale,
no effective city plan has been formulated except the Draft Structure Plan for Petaling District.. Under
these circumstances, three levels of planning work- have been carried out for the study area; concept

. planning, master plannmg, and LR implementation plannmg The concept plan intends to identify the

role of the study area in the regional development context and confirm that the area is adequately
integrated with the regional system. The master plan deferminés the physwal structuré; socio-economic
development, land use and environmental ¢onditions of the study area and at the same (ime confirm that
the area will form an integral part of the total urban system. The LR unplementatle*l plan is'to provide
a detailed layout plan which can be effectively’ unplemented prowde accurate inputs, and at the same
time avoid conflict with the replottmg plan and prc)ject unplementation plan

Concept Plan

_ The Conoept Plan Area 18 covered by Petalmg Stmcmre Plan, whjch has beent made publlc in July 1994,
In compliance with the Draft Structure Plan, development directions for the ¢ase study area have been

delineated both at regional and local levels. ‘At the regional level, the recently. completed and planned
regional road network should be further strengthened by a set of additional adequately configurated
secondary and- access: 10ads to meet expected urban development of the aréa. - While sxgmﬁcant
population increase is expected in the area, no urban center is designated in the Drafi Structure Plan and,

. therefore, the création of a néw urban center is proposed and a number of urban developments currently

taking place: individually around the case study ar¢a need to be integrated. - At the local level,
establishment of adequate land use policy, prowswn of adequate mdustrlal arca and deveiopment of new
urban center are the main issues for development. - e

. Table 8. 1
Plannmg Pramework for Kg Sen Subang Stucb Area




8.1

Planning Framework

The Kg. Seri Subang study area is located about 20 kim west of Kuala Lumpur. While the arca has lately
been a focal point for urbanization sprawl, and with a large number of developments of different scale,
no effective city plan has been formulated except the Draft Structure Plan for Petaling District. Under
these circumstances, three levels of planning work have been carried out for the study area; concept
planning, master planning, and LR implementation planning. The concept plan intends to identify the
role of the study area in the regional development context and conflirm that the area is adcquatcly
integrated with the regional system. The master plan determines the physical structure, socio-economic
development, land use and cnvironmentat conditions of the study arca and at the same time confirm that
the arca will form an integral part of the total urban system. The LR implementation plan is (o provide
a detailed lavout plan which can be effectively implemented, provide accurate inputs, and at the same
time avoid conflict with the replotting plan and project implementation plan.

8.2 Concept Plan
The Concept Plan Area is covered by Petaling Structure Plan, which has been made public in July 1994.
In compliance with the Draft Structure Plan, development directions for the case study area have been
delincated both at regional and local levels. At the regional level, the recently.completed and planned
regional road network should be further strengthened by a set of additional adequately configurated
secondarv and access roads to meet expecied urban development of the area.  While sigmficant
population increase is expected in the area, no urban cenler is designated in the Draft Structure Plan and,
therefore, the creation of a new urban center is proposed, and a number of urban developments currently
taking place individually around the case studv arca nced to be integrated. Al the local level,
cstablishment of adequate Jand usc policy, provision of adequate industrial arca and development of new
urban center are the mam issues for development.
Table 8.1
Planning Framework for Kg. Sert Subang Study Area
STUDY o . _ :
PLANMING AREA OBJECTIVE BASE MAP SUPPLEMENTAL SURVEY
PHASE COVERAGE" ) " CONDUCTED
CONCGEPT Area: 1,000 ha 1o identify development potentials and Topographic Map + Sockl and Engineesing
PLAN ¥g. Seri Subang cansirains at regional / local levels (Scale 1:5,000} Survey {Level 1)
Kg. Mefayu Subang and | » fo propose development concept and
adjoining areas structure
MASTER Area ; 332 ha s Lo identify existing problems, issues and Tepegraphic Map * Social and Enginearing
PLAN a part of Kg. Seri Subang improvernent needs (Seale 1:2,500) Survey {Level 2)
¢ {o prepare landuse and public facililies : .
layout plans '
IMPLEMEN_TA'_TION Area: 319ha . + to prepare LR_d_esigh coveling ail necessar\i . Qvéﬂai& Tgﬁc_:gréphlc ] ‘Soclal and Engineering
PLAN a part of Kg. Seri Subang physical design of public facilities, ‘| © and Cadastral Map “Survey (Levei 3)
* to formuiate project implementation plan {Scale 1:2,500.and + Enwironmental lmpact
* to evaluate project viability from financial, 11,000)  Assessment Survey
environmental, social aspects’ a « Opinion Survey on L&
: Acceptability
REPLOTTING PLAN | - Area:319ha "% 1o prepare replatiing plan based on fha LR’ |- Overlald Topographic | -+ Supplemental lands /
| apantof Kg. Seri Subang design and layou! plan. -~ s "and Cadastral Map “building survey
) ' ' : | {Seale 12,500 and’ : S
1:4,000)
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Figure 8.1
Draft Structure Plan for Petaling District
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83

Master Plan

A, Profile of thé Master Plan Area

. Geographical Characteristics: The Master Plan Arca encompasses 332. 7 ha. \\herc 329 houscholds

or 2,332 persons reside. The arca is broadly classified into three; Zone 1 (East), the arca adjoining the
airport and JI. Saraf is characterized as commercial and industrial use with many settlements mixed with
factories; Zone 2 (North), the arca located in the north of Jalan 3D is dommant!v for industrial usc,
though mixture of industrial, residential and agricultural uses is also seen, Zone 3 (South West) ‘has not
been densely populated vet due to hilly-terrain and poor road network, though there are some factories
mixed with housmg and agricultural activities prevail with forcst arca sull remammg in re]atn elv large
scale. : - :

* The highest altitude is 91.5 m where the alrport radar tower stands whlle thc lo“ est is 15 0 m at the

southeast corner of the area. As for terrain conditions, the northcm and castern parts of the arca are flat
with a gradient of 2 - 3% while the southwest is hlll\ and: stecp : :

There are two rivers in the Master Plan Area, Sg. Pclumut and Sg Alr Kunmg both of them meet Sg.
Damansara and eventually join Sg. Kelang. The waste water from homes and factor:cs is discharged
directly into gut;crs along the slreets and ﬂows mto thc rivers.

Infrastructure The area is served by three t)pes of roads; thosc that are more than 12 meters wide
around Pekan Subang, those 6-12 meter wide including J1. Subang, J1.3D and JL. Saraf, and minor road
that are less than 6 meters. Public roads are all paved but they are not adequatclv maintained and existing
pavements are not suitable for large sehlcles Private roads such as short access roads to factones arca
are mostlv unpaved. ' :

About 88% of the area is provxded with pzped W ater but onl\ 13 wellsare in use The area.is provided
with proper sewerage system and 70% use flushing system; the rest use filtration of privy system. Seventy
percent (70%) of the houscholds have private telephones and 12 coin operated public phones are
available. Postal scrvices are mostly provided. Garbage collection scems poorly provided; 70% of the
arca has only less than a week service and 18% has no service at all.

Sucio-etanamic Characteristics: The area's population is composed of Chingse (84.3%), Indian (8.1%).
Malay (6.8%) and others {(0.8%). The houses are mostly detached (81.5%), followed by semi-detached

(8.5%) and terrace houses (7.0%). Sizes of houses vary from one room (8.4%) 1o five rooms and more

{26.5%) of which the most popular one is three rooms (27.%).

The survey results imply that the area is rather of the independent community.. Approximately 83% of
the residents are employed within the area while the temaining commute to Shah'Alam/Kéléng (5.8%),
Petaling Jaya (5.2%), Kuala Lompur (4.7%) etc. 98% of the student popuiatlon g0 1o school W 1thm thc -
area, Daﬂ\ shopping by residents is done mostly v1th111 the area (97%) ' : '

There are 149 factorics, 82 shop buildings and 43 small stall shops. The fac_torles al"e'.cdr'npojs'éﬂ of :timber

 processing and furniture (39), metal and metal firm (35), workshop and junkshops (34), machinery (13)
- and others (food, fibre glass, soap, concrete, etc.). Shop buildings are coniceritrated in Pekan Subang
(69} and i i, Kg Seri Subarig (13), whilc open air markets and small stall shops ire found dlstnbuted here

and there it the-area. Most of these establishments have not been operating for “Tong; not: more tflan 10

: ye ears in opcratlon ‘This mdlcates that urbamzation in the area. had started Just recentlv

' Improvement Needs of the Remdents A set of questlons was asked ot the res:dents on thelr assessment' '
- on current: ﬁ\ ing efv ironment and public services as well as the cstabhshmcnts on their business -
: .cmnronment On the whole, the identified areas for.improvement are foads, drainage, fire service, street

hghtmg hospital, bus transport, schools, garbage dlprSﬂl recreational faulmes parkmg space, etc.



Figure 8.4 Figure 8.3

Physical Condition in the Master Plan Area - Assessment of Living Environment by Residents
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B.

Master Plan Formulation

- Land Use Zonmw Land use zoning of the arca 1s broadly cornposed of the followmg

i) -

K New Urban Center A new urban center will be composed of exlstmg shoppnng complex, new
- commercral and recreational complex parking, open space for open air events, civic center with
~* multi-purpose hall, hospital, primary school and cemetery in order to meet comprehensive needs

B of resrdents as well as those in the adJormng mﬂuence area, : : e

| Planned Industr1a1 Area Effectlve industrial area will be developed wrth mﬁ'astrueture_
' nnprowement and resettiement scherne. Due to restriction of the airport, factones emitting smoke
‘and rhicro wvaves are unsuitable. Its locational advantage will eneourage the locanons of cargo

drstrrbutron centers and warehouses related to the arrport

Orgamsed Resrdentral Area: Residential area a should meet two major tvpes of demand one from '

" workers of various establishments and the other of upper-middle income class: The former's
demand is met by terrace house while that of the latter by detached houses to be loeated in

e spacrous lots in the hilly terrain.

i)

- _;-Resen'ed Porests Massrve forests with consrderable slopes will be preserved In the ﬁrst place
o they il be utlhsed as open spaces. Only within the neglrgrble range of adverse envrronmental

o i'jeffects developments mlow density wrllbealloned

'Plannmg Pol:eres To support these de\ eloprnents and future urban actmtres on the developed area,

infrastructure and utilities will be planned based ofi the followmg planmng pohexes

organize a hicrarchical road network

prevent through traffic from entermg internal resrdentlal arca
segregate pedestnan from vehicular traffic
encourage walking by providing comfortable environment

.enhange traffic safety and provrde enough parking space

allocate a network of open space to meet recreational, sports ehlldren s pla3 ground

. and forest and slope preservation -
. .improve drarnage and construct flood control reservoirs
~ provide adequate sewerage system
N dlstnbute sufficient piped water and electricity
~proy ide sufﬁcrent teleeonunumcanon lines

: PropOSed Land use: The area is planned 1o aecommodare 10,700 populatron and 9, 500 workers in three.
: "‘-broacllycategonzed land use. ‘Of the 333 ha; Jand in total, 144 ha. or 43, 3% are allocated for public use
+ - land comprising road and road transport facrhtres (23.5%), parks and open space (9,8%) and rivers and

~ . retention ponds (3. 5%) 189 ha. of pnvate use land comprises residential (20.9%); industrial (30.8%),

conmereral/busmess (3. 8%). Under this tabulatlon the back lanes and 51de lanes reqursrte for terrace

B -houses are consrdered to be part of the terrace house area. .




B.

Master Plan Formulation

Land Use Zoning: Land use zoning of the area is broadly composed of the following:

i)

iii)

New Urban Center: A new urban center will be composed of existing shopping complex, new
commercial and recreational complex, parking, open space for open air events, civic cenier with
multi-purpose hall, hospital, primary school and cemetery in order to meel comprehensive nceds
of residents as well as those in the adjoining influence arca.

Planned Industrial Area: Effective industrial area will be developed with infrastructurc
improvement and resettlement scheme. Due to restriction of the aiport, factories emitting smoke
and micro waves are unsuitable. Its locational advantage will encourage the locations of cargo
distribution centers and warehouses related to the airport.

Organised Residential Arca; Residential area should meet two major types of demand: one from
workers of various establishments and the other of upper-niddle income class. The former's
demand is met by terrace house while that of the latter by detached houses to be located in
spacious lots in the hilly terrain.

Reserved Forests: Massive forests with considerable slopes will be preserved. In the first place,
they will be utilised as open spaces. Only within the negligible range of adverse environmental
effects, developments in low density will be allowed.

Planning Policies: To support these developments and future urban activities on the developed arca,
infrastructure and utilities will be planned based on the [ollowing planning policies :

a @ & & & =

orpanize a hierarchical road network

prevent through traffic [rom entering internal residential arca
segregate pedesirian from vehicular traflic

encourage walking by providing comfortable environment
enhance traffic safety and provide enough parking space
allocate a network of open space Lo meet recreational, sports, children's play ground,
and forest and slope preservation

improve drainage and construct flood control reservoirs
provide adequate sewerage system

distribute sufficient piped water and electricitv

provide sufficient telecommunication lines

Proposed Land use: The arca is planned to accornmodate 10,700 population and 2,500 workers in three
broadly categorized land use. Ofthe 333 ha. land 1n total, 144 ha. or 43.3% are allocated for public use
land comprising road and road transport facilities (23.3%), parks and open space (9.8%) and rivers and
retention ponds (3.5%). 189 ha. of private use land comprises residential (20.9%), industrial (30.8%),
commercial/business (3.8%). Under this tabulation, the back lanes and side lanes requisite for terrace
houses are considered to be part of the terrace house area.
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Figure 8.7

Lavout Plan for Kg. Seri Subang Arca Master Plan

Table 8.2
Area Allocation by Land Use
. Area
t.and Use -
ha (%)
Pudtic Land | Basic Road, Public Parking, Bus Terminal 782 (23.5)
Use 1 tInfea-
struglure | park Raserved Forast, Buffar 325 (9.8)
River, Waterway, Retantion Pond 11.8 {3.5)
Cihars Schoal, Kindergarten 8.7 (2.8}
Cemstery, Religious Facility 27 {c.8)
{Ahar Public Facilities 10.3 @1
SUB - TOTAL 1442 (43.3)
Piivate Residen- Terrace House (1,540)* 24.3 73
Land Use lial
. Semi-Dalached (340)* 13.5 (4.1}
. Detached (250)* 316 (8.5
Industry Small-Scale {470)* 13.9 (4.2}
o Magium-Seale (130) 870 {20.4)
Otheis. © | Medical Waltara 483 . (1)
Commarce, Business {300)* 125 {3.8)
3UB - TOTAL 188.8 {56.7)
EPOTAL 3327 ¢ {5000)

*: no of Iols or units
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8.4

LR Layout Plan and Engineering Plan .
A Land Characteris'tics--

Existing Land Use: The existing land use (actual is extremely m1xcd with resrdentlal mdustrlal ;
commcrc1al agncullural ete) charactemshcs are as follows: -~ -

- Although industrial land (124 lots with 86 ha.} and residential land (89 lots with 48 ha. ) are main
: Tand use, it is-feared the existence of large amount of agriculture, cleared and undc\'clopcd land
.(2 18 lots with 138 ha.) would accelerate thc uncontrolled developments farthcr S

- Av crage s1zc of lots is considerably largc for all land use tvpcs rangmg betwcen 5, 400 m2 and
$ 6,900 m2

. ‘Some lots mcludc different types of bulldmg usc ¢, g, a factory and a rcstaurant a factory and
: scvcral houses etc . :

Exlstmg Condition of Lands: The Pro;oct Area mcludcs thrcc tvpes of lands statc land b reserve land
and alicnated land.” An interisive title survey was conducted by, Study Team with help of a local
consulting firm. One of the difficulties confronted is to identify if some publ:c facllmcs lands aré of state
land or resérved land”. Lease Period of the private land alienated in 440 lots ranges from 30 years.to
99 years. Of 440 lots, 36 lots with 24.6 ha. involve “charge" whlle 24 lots with 16.3 ha. Mcaveat":
Although the details are not: known, compulsory land acqulsltlon was ga?cttcd in the earlv 19803 for 40
lots. However this was lifted latcr o R .

' 'Bulidmg Accordmg to the Bulldmg Sun ey conducted by Studv Team l 5 15 structures were 1dent1ﬁed

of which their conditions weré surveyed. and an mvcntory was prepared. Of the total 1,080 buildings
were considered worth for careful éxamination, On-120 lots or 81 hectare of lands under agriculture
purpose, factories and workshop have beenillegally constructcd of which 75 lots are.on the flat land
adjoining the airport where leaschold pcnod is-mostly 30 ycars ‘Past pollcy of the State Authorlty
against these illegal factories was to elthfx demolish existing structure andi issue ncw tltlc under prcvlous
category of land use, or issue new tltle under the catogory of "mdustry" g

.TabloS.B-. o Tablesd o Tabless

- Classification of the Lands - | ; Exrstmg Bulldlngs by Use. .~ Lease Pcnod of Alienated Lands

* Slate Land -

Sourcs : Stidy Teain Land Tile Survey, 165477 ©

Mieied tond

L . ‘Sl'udy ‘Team Building éurvay

Source study Team Land Tita Eulve:y' -

_ n

forest. .

"State La:ld" i deﬁmdm NI (, ?ec 5 as all lands localed in lhc mtc other lhan a)allcmt d land, b) resene ln.nd, c) rmmng land and d) resened -

in th:s case theso lands. are classrﬁed in thls Stud)r ‘as resen'ed land ) : . g
There area m o types of ca\eal Reglsirars ca\eal and pm ate ca\.eax 'Once acav eat ukes aﬂ‘eﬂ land‘lrmsac'lwn'rs prohlbrted

29 |




8.4

LR Lavout Plan and Engineering Plan
A. Land Characteristics

Existing Land Use: The existing land use {actual is extremely mixed with residential, industrial,
commercial, agricultural, ctc.} characteristics arc as follows:

- Although industrial land (124 lots with 86 ha.} and residential land (89 lots with 48 ha.) arc main
land use, it is feared the cxistence of large amount of agriculture, cleared and undeveloped land
(218 lots with 138 ha.) would accelerate the uncontrolled developments farther.

. Average size of lots 1s considerably large for all land use types, ranging between 5,400 m2 and
6,900 m2.

- Somc lots include different tvpes of building use : ¢.g, a factory and a restaurant, a factory and
several houses, clc.

Existing Condition of Lands: The Project Area includes three tvpes of lands ; state land”, reserve land
and alicnated land.  An intensive title survey was conducted by Study Team with help of a local
consulting firm. One of the difficulties confronted is to identify if some public facilitics lands are of state
fand or reserved land”. Lease Period of the private land alicnated in 440 lots ranges from 30 years to
99 vears. Of 440 lots, 36 lots with 24.6 ha. involve "charge", while 24 lots with 16.3 ha. "caveat"”,
Although the details are not known, compulsory land acquisition was gazetted in the early 1980s for 40
lots. However, this was lifted later.

Building: According to the Building Survey conducted by Study Team, 1,513 structures were identified
of which their conditions were surveyed and an inventory was prepared. Of the total, 1,080 buildings
were considered worth for careful examination, On 120 lots or 81 hectare of lands under agriculture
purpose, factories and workshop have been illegally constructed of which 75 lots are on the flat land
adjoining the airport where leasehold period is mostly 30 vears. Past policy of the State Authority
against these Hlegal factories was to either demolish existing structure and issue new title under previous
category of land use, or issue new title under the category of "industry”.

Table 8.3 Table 8.4 Table 8.5
Classification of the Lands Existing Buildings by Use Lease Period of Alienated Lands
Area MNa. Floor Atea (sq.n) Lease HNo. ef Lots Reglstered Area
- y L ] Use No. Perlod
Ciassification sqm (%} ol Lot Tolal Average Vears No. (%) sa.m. {%)
Koad a0z 95 . Residence 555 130,186 75 30 155 (35.2) es1208 (317)
stale Landd  [peer 7,801 02 . Retall Shop 2 177 83 50 1(02) apar [ 04)
Olher 107,408 33 - Restaurant 18 4,600 256 650 10 {25.0) 428715 (154)
Sub-Tolal 425887 13 o Office 23 13,582 591 99 174 {305) 1ABIBLT (528}
po— Toe 08 i Factory e 197,626 1057 Total | 440 (1000) . | - 2.783,782 (100.0)
Resene Land - - Werkshop 42 14,007 3
ese Police Slatien 13,825 04 1 Warelouse a8 21,064 e Sowrce : Sludy Team Land Title Suivey, 1994
Cemetery Bead 03 i Anlmat Shed 131 51,508 317
Radar Site a0 0 ! Garage 74 17,301 235
Sub-Total 401 13 1 Tolat: 1080 940,138 3553
Agricultis 2570 M3 342
Agriibuitd 231,870 72 40 __| Souice: Swdy Team Duilding Survey
Alienated Land [ uiiding 190911 5% 52
Industry 45278 14 3
Sub-Tolal 2703782 857 540
Tolal 3240447 100 |7 942
Soutce © Study Team Land Tile Survey

1} . . . . .
“vState Land” is defined in N1.C Scc.5 as all lands located in the state other than a)atienated land, &) reserve land, ¢) mining land, and d) reseived
forest.

2
) In

this case, these lands are classified in this Study as reserved land.

There area two types of caveat : Registrar's caveat and private caveat. Once a caveat dakes affect land transaction is prohibited
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Figure 8.8
Distribution of State Land and Reserve Land
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Figure 8.8 Figure 8.9 Figure 8.10
Distribution of State Land and Reserve Land Lease Peried of Alienated Land Land Title with Encumbrances

Figure 8.11 [igure 8.12
Designated Use of Alienated Land Remaining Lease Period

N

Figure 8.16
Existing Land Use in Xg. Seri Subang Project Aree
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LR Layout Plan Formulation

LR layout plan has been formulated for the selected Prc)]cct arca of 319 ha. which is more or
less the area for Master Plan formulation. -

_. Land Use Allocatnon The allocated land use. is composed of the followmg

. i) Residential Area: Re51denual areas compnse terrace house sem:-detached house and
detached house arcas. For temrace house area, ‘accessibility was given priority, while for
the rest more of iranquility. Semi-detached house area will be located on flat or gentle |

 slope, while detached house area on undulatmg to lulls terrain wuh less noise 1mpact of .

~ the airport. : :

- i) Industrlal Arca; Industnal de\ elopment in lhls arca is oné of the major moves in urban
derelopment It was found out that approxrmatelv 70% of the establishments excluding
retail shops have less than 10 employees. With this common trend in the region, two
types of lots will be pro‘. ided: medlum-scale Jots and small-scale lots.

iil) Comimercial Area; Exlstmg Pekan Subang w111 be ewrpanded and modemrzed to mect. the- :
demands of the increasing population of the project area as well as the adjommg area by
. providing more shophouses, a site for shopping complex and transport facilities. “In
' addition, two small-scale commercial areas in the residential area and one m the mdustnal -
‘area W ill'be located to satrsfy daily needs o A :

iv)  Medical Welfare Area; C0n51dermg that there are, at present, an old people s home and
-+ asanitorium for the mentallt dlseased the area is found adequate for addltlonal sumlar
. fac111t1es . C : ‘

v} Open Space:. In orcler to prev ent env 1ronmental degradatlon as well as natural dlsaster
*and to enhance the environment of communities, the area will be provided with a network
~ of rich open spaces and parks meludmg a sports park commumts parks reserved forests -
: and green buffer e

Other Publrc Facilities: Pubhc facilitics other than roads rivers, parks and open spaces, lands
for wide range of services have been spared-including educational facilities, community hall,
clinic, police station, fire station, post office, telephone exchange statlon water tank electnc
substatlon Sewerage treatment plant and rehglous facrlrty

Road Network: The PrOJect Area s road network will be mtegrated wrth the re grenal netw ork .
Since the existing roads in the Mastet Plan Aréa are entirely substandard in terms of road width
~ aswell as pavement, they will be totally’ reclesrgned to meet the planned land use. - The new road
~svstem- will be composed of a luerarch}, of the following roads : maj or road- (U4 ; 30 meter
width, with 4 lanes), collector road (U3 24 meter, 4 lanes), major local road (U2 20 meter,
2 lanes), minor local road of service mdustrv area (Ul ; 15 meter, 2 lanes) rmnor local road'
'(Ul 12 meter 2 lanes) and baeklane and srdelane (6 meter) :

* . Before LR Project < “Afier LR Project
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LR Layout Plan Formulation

LR lavout plan has been formulated for the selected Project arca of 319 ha. which 1s more or
less the arca for Master Plan formulation,

Land Use Allocation: The allocated land use is composed of the following:

i)  Residential Area: Residential arcas comprisc lerrace house, semi-detached house and
detached house areas. For terrace house area, accessibility was given priority, while for
the rest more of tranquility. Semi-detached house arca will be located on flat or gentle
slope, while detached house area on undulating to hilly terrain with less noise impact of
the airport.

i) Industrial Arca: Industrial development in this area is onc of the major moves in urban
development. 1t was found out that approximately 70% of the establishments excluding
retail shops have less than 10 emplovees. With this coimmon trend in the region, two
tvpes of lots will be provided: medium-scale lots and small-scale lots.

i)  Commercial Arca: Existing Pekan Subang will be expanded and modernized to meet the
demands of the increasing population of the project arca as well as the adjoining area by
providing more shophouses, a site for shopping complex and transport facilities. In
addition, two small-scale commercial areas in the residential arca and one in the industrial
area will be located to satisfy daily necds.

) Medical Welfare Arca: Considering that there are, at present, an old people's home and
a sanitorium for the mentallv discascd, the area is found adequate {or additional similar
facilities. '

v)  Open Space: In order to prevent environmental degradation as well as natural disaster
and to enhance the environment of communities, the arga will be provided with a network
of rich open spaces and parks including a sports park, community parks, reserved forests
and green buffer.

Other Public Factlities; Public facilities other than roads, rivers, parks and open spaces, lands
for wide range of services have been spared mcluding educational facilitics, community hall,
chinie, police station, fire station, post office, lelephone exchange station, water tank, electric
substation, sewerage treatment plant and religious facility.

Road Network: The Project Area's road network will be integrated with the regional network.
Since the existing roads in the Master Plan Arca are entircly substandard in terms of road width
as well as pavement, they will be totally redesigned to meet the planned land use. The new road
s¥stem will be composed of a hierarchy of the following roads : major road (U4 : 30 meter
width, with 4 lanes), collector road (U3 - 24 meter, 4 lanes), major local road (U2 : 20 meter,
2 lanes), minor local road of service industry area (Ul © 15 meter, 2 lanes), minor local road
(Ul 12 meter, 2 lanes), and backlane and sidelane (6 meter).

Before LR Project After LR Project
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Figure 8.17 .
Lavout Plan for Housing Areas, Open Space
~and Connncrcml/Conunumtv Facilities
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Tablé 8.6 _
Public Facilities Provided in‘the Project Area
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Figure 8,

17

Eayvout Plan for Housing Areas, Open Space

and Commercial/Community Facilitics

Table 8.6
Public Facilitics Provided in the Project Area

Type No. Area
1) Educational
- kindergarten’ 5(new) | 1,000 - 2.000 m¥place
- primary school 1(pew) |26ha
. 1 expansien{1.1ha e 2.3ha)
- secondary school 1 (new) 3.7ha
2) Community Hafl
- multi-purpase ti{new} |09ha
- community halls. Zinew} [02haan0.3ha
3) Cinic . 2 [new) 0.3 ha each
4) Police Station 1 existing {1.1 ha)
5} Fire Station ) 1(new) {0.7ha
6) Past Office . 1(new) [ 1,400 m®
7) Tel. Exchange Stalion 1(new) |[8300m
8) Water Tank ) tinew) |7.500m
9) Electric Substation
“Iransmission intake. 1(new) [20ha
- disteibution Intake 2(new] | 6,200 ', 2,600m'
10)Sewersgs Treatment Plant - | 2 (ew) | 4700 m’ 54,100 m’
11)-R::(9f:::1r:p?llty__ . o exisling {13,300 T’)
. lamplé . - ] exisling 55.000 m')
- religious faciity 1(new) | 5,000
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Figure 8,18
Standard Block Design for Housing,
[ndustry and Shop House
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Figure .19
Road Plan
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C.

LR I)esngn for Infrastructure and Publ:c Fauhtles

LR Desngn Consnderatlons. Primary objective of the LR des:gn is-to work out engmeermg plans for

construction of the needed infrastructure/public facilities, the materialization of the proposed layout plan
“and the implementation of the LR scheme. Consideration were given to the compliance with existing

planning standards and guidelines of relevant agencies such as JPBD, JKR, JBA, JPS (DID), Tenaga .

Nasional, Telekom Malaysia, ctc., as well as facilitation of effective construction work and LR scheme,

lnfrastru'ctu're Development Plans- Plans 'were f)rcpared for the following" '

O

(i)

(i)

@)

()

Flood Protecuon System: Forthe management of storm water, plans were prepared for rlver
'lmprovemenl refention pond - development and dramage sistem 1mprovement River

improvement curves were considered for Sg. Pelumut and Sg. Air Kumng wnth catchment areas

~of 603 ha. and 326 ha. respectwelv Adequate structure-and river reserve were provided.

Retention pond has been designed to control the outflow of addxtlonal etorm water due to the
Project so as not to adversely affect the flood in the downistream areas. ‘Drainage system has

-been planned to cope with the rainfall of 5-vear retum penod mtensn} Three hpes of d:ams

wth dlffercnt size are prov ided

Water Supply ancl Dlsposal Sy stem The Pro;ect arca is provlded thh plped water by Selangor
- Water Works Department (TBA Selangor): ‘Existing water supply-system'in the area should
~ be entirely renovated so as to meet incredsing demand due to the development of the: Pro;ect-
" Area’ Septlc tank is the most popular system for domestic waste water,  The effluent is
-~ discharged into surface drainage or waterways and finally flow into Sg. Pelumut and Sg. Air
Kuning. Many factories and animal farms discharge théir effluents in the same manner without

proper treatment. This pracuse causes foul-smell and uncleanlmess ' Sanitary sewer separated

- from storm water disposal is necessary in urban area Two sewerage treatment plants of
- oxidation chtch system will be provlded Concrete eewer w xll be mstalled under the streets and

alleys

Eleetne:h hlecmcm is supphed by Tenaga Nasronal Berhad (TNB) It is obvmus that the
ewustmg system would no longer be able to satisfy future demand. Thorough unprovement is

HUCCSS al'\’

: 'Telecommumcatlon The telecommunication service is prov:ded b) Telekom Malavsm through

the telephone exchange station at the airport. Although the current exchange station has a
capacity of more than ten thousand lines, Telekom Malaysia plans to develop in a few years .
time a new. exchange statlon near the Pro;ect Area to meet the rapu.llv growmg demand

_Land Development The Project requires comzderable earthwork of appro'ﬂmately 2 5 rmlhon :

m’ cutting and cquivalent fillings. Varlous consrderatlons were gwen to avoxd ad\ erse effects"
of the earlhwork ' ' s : S

. Estimated Construction Cost:' Construction cost of lhe Project was estimated based on the ajva'il.a'ble"-

dataon similar construction work undertaken in the fegion as well as the experiences and knowledge of
an expenencecl local consultmg engineer employed by the Stud}r Team The total construcnon cost is

" MejorRoad "~
S e

Mlhor'Roadr_'_:.'_ i
= {right)

33



Figure 8.20 : -+ Figure 8.21
Concept of Electricity Supply System Sewerage System Plan
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PI‘DJ(‘,Ct Imp!ementatlon Plan

The LR pro;cct implementation planning provides detailed framowork of the proposcd LR pro;cct on

* thi basis of a series of planning work previously done: Vatious requircments made by concerned parties -

mcludmg landowners, unplemcnhng body government bodies other rele\ ant compamcs etc. hat ¢ bcen :
coordinated and rcﬂected inthe plan '

Assumptson In formulatmg project lmplcmentahon plan, a’ couple of ma]or assumpuons are made for -

-cost sharing of public facilities and project implementation schedule. Cost sharing of publnc facilities

between Implementing Body and Government agcncles/orgamzatlons concernied is a critical element
which affects contribution rate of lando\\mers and public fundmg It is assumed that the costs wilibe -
shared adequately among the participants and the Project will rcquire six cars 1mplementatlon aﬁer the L

‘approval of the pro_]f:ct

Land Transformation Plan: Lands for baslc infrastructires will increase substantlallv frorn the exlstmg
42.6 ha. (13.3% of the total area) to 118 ha, (37.1%). Lands for various community services will also

. increase from 4,0 ha. (1.3% of the total land} to 22.4 ha. (7.0%) to accommodate a set of comprehensive

public sérvice facilities. On-the other hand, lands for private use will decrease from 278 ha, (87.2% of
the total aroa) o 178 ha. (55.9%). However, land use which was largely agricultural in nature will be :
transformed to mdustry (102 ha ) romdontlal (66 ha.) and oommormal/others (11 ha. )

‘Land Valuahon Lands "before" and "aﬁer“ the LR PrOJect were evaluated by land use type. Tho vaiue

"before" Project was ‘determined in consultation with Valuation Department, while those "after” Project -
were estimated b} comparing the quality of the Pro_lect with similar developments under similar

* conditions. The average land value of RM83/sq.m. "before” Project is expected to increase to

RM436/sq m. "aftcr" PI’O_]CCt Thus the total Iand Value mcreased from RM227 mllllon to RM777

million.

Financial Land Estimate: Financial land planning is an important element of project planmng because

the sale of the financial lands directly affect the financial viability of the project. It takes into account

the marketing aspect, planning aspect, size of financial lands, and replotting design. The financial lands
planned in this study are mostly distributed to the lands with higher potential market-value to reduce the
contribution rates. A total of 20,300 sq.m. of financial lands are expected to generate RM114.6 miliion.

Financial Plan: The plan quantiﬁed the proy:ct cost, rev cnuo and landowners contnbutlon rate as. j
follows: : . :

(i) Ero_]oct Cost: The estnnated prO_] ject cost 18 RM262 mnlllon of whlch the construction cost

C accounts for the largest poruon (44.6%) follo\\ed by compensatlon cost (21. 3%) project -~
managemcm cost {13 0%) ¢tc. Land conversion and ahenatlon premmms share sngmﬁcam. S
portion of the cost: 9. 4% and 7. 8% respectively. - : N

- (i), Project Revcnuo “The revenue sources mcludo the shared costs of Federal Govemmont =
' State Government, Local Authiority and relevant agencies; and sale of ﬁnanclal fand. :The
total revenue is expected to be RM262 million of which sale of financial land contributes -
43.7% of the total followed by federal share- (29 2%) statc and local authonty sharc'= '
‘ (12 3%) and varlous agenc1es (14 6%) ERRR - g N

'(iii)_‘ _ _Contnbutlon Rate Accordmglv the contnbutlon rate for landowners 1s calculatcd to be’. :.
co 34, 3% for basnc mfrastructure and 7. 5% for ﬁnanonal tand. ‘The agerégate rate 1s 42 O% _
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Fxgurc 8.26

Table 8.9

Land Use TfﬂnSfOﬂnﬂthﬂ through LR Project Assurned Cost Sharmg in Provldmg Related Public Fa(:llxucs
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Figure 8.26 Table 8.9

Land Use Transformation through LR Project Assumed Cost-Sharing in Providing Related Public Facilities
.o Cost Shaiing Operation
Catzpory Faciity ) - and
’ Type Land Facitties | 4paintenanca
1. Basic lnfra. | Roag - Major Road (U4) JKR JAR JKR
371 371 Skuclure = Colteclor Road {L3) JKR JKR JKR
. * = Major Lecal Road (U2) JHRAB JKRAB (Y
« Maor Latal Road (U1) 3} [1:] (28
« Back Lane/Side Lane Landowners | Landowners A
Road Transpost | + Public Carpark LA LA LA
+ Bus Terminal 7 LA La
RiverAN: |+ River, y ps JPS Ps
Deainage - Drainage JPS JPs PS5
« fretantion Pond JPS JPS . JES
Palk and Cpen Space LA LA LA
2. Community | Sewage + Sewage Mehvork WK WK WK
Sendce + Troatment Facilities WK* WK L
0 0 0 0 Waler Supply + Distribulion Resenvoil JBAT JBA JBA
EXiSﬁ!\g L.anduse LR Project Future Landuse + Disliibution Network Jaa Joa JBA
{before LR) (affﬂl’ LR) Electricity « Dislibution hain Intake TenagaB Tenagand Tenaga
LEGEND = Disliibution Substation TenaganB TeaaganB Teraga
O 8asic Infrastructire | Education - Secondary Sehool HOE MOE MOE
. + Primary Schoo! MOE MOE MOE
DDzvelopment Land for Private Use + Kindergarlen/Marsecy KEMAS KEMAS KEMAS
Oland for Community Diber Chvi - Community Hal 56 56 5G
OFinanciai Land Senices . Clinic MOH MOH MOH
. « Fio Brigads Statlon FsSD FSD F50
+ Post Office PH Pid B4
r Pofice Station (already exists} Police
= Telepkone Exchange T ™ ™
« Cemelery {alkready exisis) 5G
) + Religious Facility SGIPRV SGIPRY SGIPRY
Mote) * Porchnead a1 Nominal Value
Aceonying n  Implomenting Medy MOE 0 bMmisuy of Education
WK o ledah Water Konsortinm B8O vice Epanznt
MO - Mnisuy of Health IM - Telckom Malasia
PR o PosMadaysis SG : State Govenment
LA o Leeal Anberity TRY  : Privale Soctu
Table 8.7 Table 8.10
Estimate of Land Value Planned Financial Lands and Estimated Valuc
Before LR | AlerlR . : E : Area Average Price Amount
Land Use : Aenated .Lanc Unit Price Area Amaount ‘| Unit Price Area Amotnl ) Use : . (sam} . (RM/56m) e __,{BM 000)
(Ravsqm) |  (som) | (AMO0Y) § RiVsam) | Gsam) | (RM090) | ) Commercial ~ . 57.101 800 45,681
Privale Use Residential 20,000 300 6,060
Agricullure 80.00 t 7 547,503 | 203,807 100.00 Q 1] Industry (Medium) 32,780 500 16,390
Building : Commercial . 0 o] #0000 57.101 | 45681 Industry (Service} 45,000 500 22,500
Buitding - Medical, Wellara R ° 0 500.0¢ 48,119 24,060 Memcal.'WaIraT_e 48,119 500 24,080
Buliding : Residentia! 1700 | 190811 | 20427 | accoo | eooser] ised70 Total 203,000 - 114,831
} : Medi 160 G.00 17 | 439,
ndusiry : Medium Scale 60.00 30,000 4,800 50060 _579.3 859 Tablc 8 l 1
Industry : Service 160.00 15,278 2444 500.00 139,291 69,646 P . tC t ]: t [
1
Privale Use Tbtal 2,783,782 | 231,478 1704395 ] 777.216 i rojec OS sumates
Other Community Service llem : . M 000 {%}
Other Community - bl [ - 0 0 Conslruction Cosl 1 1_6.?6? {44.8)
Service Tota! - _ N . Compensalion Cost : 55,456 (21.5)
Alibna Fot . . 783,782 , coo | 1,784, 7.
xsnal?d L?nd.?o a? i . 2 h 7 2‘31 473 784,285 7 1218 Survey Cost ] 1376 (0.5)
Area Difference {Actual- /77 8315 -58,860 4,824 - - - I
Registéiedy : e . L Project Management Cost [T 39,997 (130}
Tolai/ Average - . ~ |... 83.15§ 2,724,922 ] 226,584 | - 435.66 | 178a305 | 777216 | | Land Conversion Premium 24,668 @
Land Alienation Premium - 20,463 (7.8
Interest o ) 8,267 (3.3
Tolel ol e (oo |
Table B.8 Table 8 12
Estimate of Land (Replot) Value and Site Utility [ncrease Ratio Revenue Estimates
o T pem S fti.Before LR o Afler LR : Revenus - o CRMOOS (%)
Regislered Avea 1sqm . . . 2,783,762 - Federal Share : 76,438 {29.2)
Actual Area : sgm T 2,724,904 4,784,395 Slate & Local Autharily Share .. - o e {12.5)
Average Unit Valus : Riisem . 83.15 435,55 Agancy Shara : 38,148 (34.8)
Total Value = RMOOO i . 226,584 (A) 177,216 (B) Disposition of Financial Land . -~ @ . 114,631 (43.7)
‘Sile Utifity Increase Ralio S(By(Ay ~ ]t o 524 Totat - R EE 264,894 - {£00.0)
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8.6

~Replotting Design Plan

~ Assumptions: Normal replotting desrgn work involves intensive consultatlons with landowners and
"~ other participants. -However," in_ this Study no -direct contacts with landowners or ‘their
. representatives werc made possible before preparing the plan or the objective of this case stud}

Therefore, the replottmg design work carried are based on the assumptions that the project area is
covered under gazetted locat plan, that existing land rights are confirmed, that proposed land use
under local ptan will not allow mrxed use, and that the locations of the replots have the consent of

_ landowners

: Land Valuation: Land v aluatron has bcen camed out as follows

(l) '_(,alculatlon of Street Value Street talues were calculatcd on a specrf’:c fonnula “here
: -adjustmcnt factors were considered. The strect value indexes "before” prO_]CCt range from 350
0 1,000 and: from 2,320 to 2,750 "after" project. ' = :

(i) Cairbratron of Street Value: To cahbrate the calculated street v alues the Valuatron Department

- vas consulted on the land values at nine lots in the Project Area which were cvaluated according .
to the prevailing method in Malaj, s1a. When the results were compared they indicated that
- the proposed strect v alue method is applicable. :

- (i) Prcparatlon of Valuauon Condmons Individual lots have been v alued bv further adjusting |

“street values with adjustment factors which are unique to lots.  The adjustment factors and
their coefﬁcsent values have been applred to rndmdual lots in comparison mth standard lot

(iv)- Indrvldual Lot Valuanon "Before“ Project: The existing mdmdual lots have been v alued

* according to the prepared factors and cocfficient values. The average lot value is at 603 index

while seven lots are appreciated more than 1,000 indexes due to the current designated land

~ usc of industry and building. The low valued lots lcss than the 600 mdex are drstrrbuted on
hrll\ arca due to poor land utilization; : :

- '(\r)- Block Valuatron "After" Project The future. blocks have been also valued except the blocks

.. fot public facilities. The average block. valug is estimated.at 3,189 mdex The block values”

can be grouped into land use types as follows: terrace house (2, 30052 ,500), semr-detached o

detached house (2,500 ~ 3,000), service industry (3,000 3 500) mlddle mdustry (3 300 -
4 ()00) ‘and commerce (more than 4, 300)

Replottrng Design: Replottmg desrgn has becn camcd out as follo“s

@ 'Replottmg Prmcrple Replotting desrgn was camed out to locate the replot of whlch v alue 7_ :
- index becomes equivalent to the entitled sharc-of a lot based on calculated stréet ‘value
‘method. Based on the project. 1mplementatron plan commercial and medical \relfare areas. .

arc first fixed as financial land; replottings of the private land are thén carried out. The *

replots will be provided with sufficient frontage w 1th rectangular shape and one lot to one’
replot" prmcrple is basrcally applled L . . R

('il) Results of Replottrng Dc51gn The replottmg desrgn plan has becn worked out The results
show the follcwmg characterrstrcs

L. Contrrbutlon rates of mdn 1dual lots vary consrderabltr dependmg upon relatne changes 7
* in land use and location due to the pmJect : ‘ s

“#_The miost popular-case in-this project is from: agrlculture to’ mdustn' vhrch share

approxrmately 46% in the area, Average contnbutton rate; for thrs category 1s 48 7%'51 v
.. ranging between 32.1% and 54, 8% _ '

"o Thesecond and third popular cases are from agnculture o detached house and terrace house -

T withay erage contrlbutlon rates of 37 l% and 29 O% resper:',twel)r e
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LR Reploting Design’
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Figure 8.29
LR Reploting Design
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8.7

Assessment of the Project

Economic Aspect: Economic assessment of the LR project has to be analyzed from two different -
viewpoints; first, as an urban devclopment undertaking, and second, in comparison with other urban
development methods. : :

The project is expected to brmg about different economic benefits for different bodies over different
periods of time. Aside from the short-term benefits brought about by the construction work, the -
expected benefits from the project w ould be extensive. ‘Although these benefits overlap and cannot be
explicitly defined and quantified, they are normally considercd much larger than the costs especlallv _
when the project confortns to a well-prepared statutory plan or master plan. This is particularly true in

_the case of Kg. Seri Subang where urbanization has been rapidly taking place and effectwe use of lands

is des1red at the local and regtonal fevels.

The differences in ceonomic impact between the LR method and other methods are maml) in the
distribution of the benefits and maxumzatlon process of the benefits. The former is probably the most
significant aspect of the LR project as it will concurrently contribute to the latter. Buying up of large
inhabited lands is practically impossible, and gradual adjustment to the plan would require too lengthy
time aswell as a strong enfor¢ement machinery and most itkel; the plan would not be realized effectively.

 The significance of LR pro_]ect is that secondary ecanomic activities such.as constructmg or reconstmctmg

houses/buildings will be encouraged as compared to other development methods. This is because all
lands are reorganized and equally improved with readily available necessary infrastructure and utilities.

Financial Aspect: The project 1s considered t'mancialls* viable, The pfoject enhances the land values
of landowners significantly, while Government shoulders reasonable share of the project cost. Cost to
the Government under the LR methed as compared to the acquisition method is signiﬁcaﬂtlv less.

Social Aspect In LR pmject/s lando“ ners and lessees are not only consulted but also participate in-
decision making. LR is a joint undertaking of the landowners and the government to maximize the
benefits. LR allows landowners and lessees to stay in the project area and their existing socio-economic

agtivities.can be continued unless they wish otherwise, and LR will protect the legal rights of lands of
' _landmmers throughout the project period. ‘No lands will compulsorily be acquiréd. These key clements
. from the social viewpoint are built in the LR procedure through legal and administrative arrangements

Some adv eIse tmpacts of the pt’OjCCt are as fo]lows

"o Due to new land use zonmg those who hawe been. remdmg and involved in legal aclivities cannot
continue their activities. However, this will be a timely oppertunity to change their life style but.

for those who want to maintain the same life, the plan has no ready answer.

e Many factories illegally operating on agricultural lands are provtded with the res:dence in the same %
- lots. Upon 1egahzmg the land use, they haveto ph) sically separate factory and resxdence accordmg o
to the existing zoning ordmance : : '

~*  Nearly half of the lands (529 lots) are resided by non-landowners mc]udmg tenants (43 lots or

8.1%), sub-tenants (30 lots or 3.7%), TOL holders (150 lots or 28.4%) and illegal occupants (3 1.
or 5.9%). The formal LR process does not provide any guarantee for thelr actmttes but leaves the o
arrangements bet“een thelr landowners and themselves. :
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Environmental Aspect: The assessment was made following the EIA guideline of the Department of .

" Environment. After a pre-scoping was conducted, main issues for the project areas include hvdrology,

“soil erosion and sedimentation, waler, air and noise quality, and traffic.

oY

(ii)

Hidrology: lmplcmentatlon can excrt 51grnﬁcant impact on the hvd:oiogv of the project arca. In
order o mitigate the adverse impact on the downstream of the Project site, two retention ponds
have been proposed to control the outflow of additiorial storm runoff, Within the Project site itself,
it is anticipated that there will be no localized floods due to the efﬁmency of the designed drainage
system to cony ey storm runoff.

Soil Erosmn and Sedlmentatlon The estimated average annual soil erosion dunng the land
clearing/construction period under the worst case scenario is within acceptable limit, that is, 355
tonnes/ha./vt. - With mitigating measures, soﬂ erosion in the project site ‘is expected to be

) mlmmlzed

' _(m) Water Qua11t3 Scwage flow from thc Pro_lect has been estimatcd fo be 47 miljion l1ters per day

- and the sewage treatment systems to be installed are of the oxidation ditch system. The effluent
will ‘be treated to Standard A, as required by Environmental Quality (Sewage and Industrial
Effluents) Regulations, 1979, "before" ‘being discharged into Sg. Pelumut and Sg. Air Kuning. In

" view of this, negative impact on the river.water quality caused by the discharge is expected to be
~ minimal provided that the wastewater treatment plant is operatxona} and properly maintatned. At
©. present, the water quality of Sg. Pelumut and Sg. Air Kuning were observed to be poor, with high

(iv)

v)

levels of suspended solids, coliform and E. Coli. The drains were also badly maintained. With
the planned drainage system, water quality in the PmJect snc is e‘(pected to improve mgmﬁcantlv

Air and Notse Quality: Some detcnoratlon of the air quaht) may occur durmg the construcuon
. phase due mainly to the movement of construction vehicles. At present, there is no serious. air
pollution observed in the area. The main sources of noise will be from human activities and from
vehicles passing to and from the industrial and commercial centers. It is expected that typical noise
levels will range from between 50 to 70 dB(A). The existing airport operations contribute to noisc
pollution. In this respect, the 70 dB(A) contour forming the critical noise cone the airport cuts
across the site to the east. Areas within the cast of the line would be subjected to levels exceeding
70 dB(A). The planning for the new Kg. Seri Subang has taken this into consideration and only
non-residential arcas are proposed for the affected arca. As such adverse 1mpacts as a result of
noise from the airport operations, would not be senous

Road Traffic: Traffic demand wﬂl increase and traffic. flow pattern will change due to the LR
project. The existing traffic volume along Jalan Subang—]alan 3D of 8,000 to 15,000 vehicles a
day would increase to 10,000 to 40,000 pcu a day. The most critical point is the intersection near
Pekan Subang where Jalan Subang/Jalan 3D and circumférential road intersect. The total traffic

volume at this intersection witl be doubled to approximately 44, 000 peu a day. However, to meet

this level of traffic demand, at—gradc mtcrsectlon with adcquate trafﬁc engineering desngn and
management w111 be sufﬁcnent R

Land Clearlng Activity ~ Watet Sampling Poml ' " Air Monitoring Point
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