9.1

9.2

Planning Framework

The Kg. Kuantan study arca is located about 40 km north of Kuala Lumpur. Kg. Kuanlan is a typical
Malay kamping developed on Malay reservation land. Its urbanization has gradually accelerated with the
construction of the North-South Expressway and the announcement of a number of impact projects. A
study was also made on the development of the area as a rural growth cénter. ' The Kg. Kuantan arca has
been selected, being in contrast to the Kg. Seri Subang, for a study on the feasibility of LR application in
a mural setting, Methodolog\ and approach takcn in thls study are similar (o that of Kg, Seri Subang case
study:

Concept Plan

Development Potentials and Constraints: The Kg. Kuantan Concept Plan encompasses the area between

~ Batang Kali and Kg. Kuantan along Sg. Batang Kali and ddministratively belongs to Mukim Batang Kali,

Ulu Selangor District. ‘The area is located 20 km south of Kuala Kubu Bahruy, the administrative center

~of Ul Selangor, and Kg. Kuantan is 4 km cast of Batang Kali township where the Federal Route No, |

passes: Urban and industrial developments in Ulu Selangor atc insignificant compared to other regions
inspite of the fact that the district is located only 20 to 70 km north of Kuala Lumpur. However, with the

* completion of the North-South Link. Expressway for Kuala Lumpur - Tanjung Malim - Bidor sections,

various development projects and policy directions have been made available. Although the impact of
theésc changes on the study area has not been assessed nor reflected in any official development plans, it
is considered that the development potentials and opportunities for the Kg. Kuantan study area would
Increase cons;dcrably over tlme :

Development Directions: Development dlrechons of the area is sef forth in both regional and local
dev elopment context as foilows :

' Regional Le\e :

¢ Zoning for effective urban development, .
s . Improvement of accessibility,

¢ Provision of planned housmg arca and

. Strengthening of urban centers.

- Local Level

L Improvemeht of basic li\"ing conditions, |
~ Flood control of Sg. Batang Kali, and
) Development of rural centers: '

“Concept Plan: In order to provide a more concrete basis for the concept plan, a. development structure

for the region has been conceived, wherein the strengthening of the regional road network and upgrading

‘of urban center, especially at Batang Kali are proposed. ‘The proposed Concept Plan intends to encourage

adequale urbanization of the area and modernization of village activities by strengthening accessibilities

between Batang Kali. providing better infrastructuire along the new/improved roads, enforcing clearly defined
zoning for more adequate land use; introduction of new fypes of development such as housing scheme,
" homestead, etc. and improving mdusuy infrastructures anid so on. - Sungai Batang Kali will function as
an 1mportant emflronmental a\us m the commumts whlle calarmtous threat to the re51dents wﬂl be

mlmmlzed
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Figure 9.1
Aerial View of Kg. Kuantan Area
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9.3

Master Plan

Profile of the Area: The Master Plan Arca with approximately 229 ha, is composed of Kampung Sungai
Masin,; Kampung Genting Malek and Kampung Kuantan. Existing land usc is dominantly agriculture
(75%) and residential (20%). The area is surrounded with vast Malay Reserv atron Land, private estates,
forest reserve and Batang Kali township. Road network in the area is not well de\'eloped The roads
linking with Balang Kali, Kampung Ulu Rening’ and Genting Hrghland are 8 to 12 meters wide, while the
others arc less than 6 micters. They are mostly paved but are not well-maintained: Even though there are
abundant agncultural and unde\ eloped land, planned open space is successfully provrded '

Sg Batang Kaliwith 113 sq.m, catchment area and with \udth of 10 +20'm passes through the area with

its tributaries of Sg. Tamu in the east and Sg. Kental to the north, Floods frequently oceur betwveen
October and March. When the water level exceeds the wamning level of 35.81 m at Dijaian- Brrdge in
Batang Kali, the alarm is automatrcall) actwated _This happens two to three times a year. The natural

-tiver in the area frequently changes while the reserve land for the river is not well maintained. From

Batang Kali to the downstream, dredgmg work is carned out ev er} three \ears by the Drstnct DlD On

the other hand, the upstream 1s a natural nver

Socro-Economrc Characterrstlcs The arca's populatron (l 027 as of 1993) i§ dormnantly of Malay
(99 4% stock. Omy 31% of the populatlon is employed of which about a third is self-employed Main
employment sectors are manufactunng (37%) and government services.(23%). - Agriculture (20%) is no
longer the economic. basrs of the area. Average household mcome is. RM 930 galned bv an a‘.erage
number of 1.3 workers per household ' : , | SR

Most of the houses are provided wrth prped water though some use wells For sewerage ﬂushmg and
filtration types are used and it is discharged to the septic tank provided in the perimeter. TNB supplies -
clectricity for most of the houses. The ownership of telephones is less than 30% of the households, while

only three public phones are available. - Other main public services provided in the area are a ‘maternal
clinic, three suraus, a primary school, two kindergartens, two publre halls, a playground and a cemetery.
All higher level of facilities such as' mosque, secondary abO\ ( sehool hosprtal government offices, cte.

“are located in Batang Kali and other towns.

Activity areas of'the resrdents e'rtend vndely For commuting, 54% complete their trips within the area
while 22% to Batang Kali; 18% to Kuala Kubu Bahru/Rawang and 6% as far as Kuala Lumpur. Coverage
of schooling is mainly within the arca (59%) and Batang Kali (34%). Daily shopping is completed mostly
in the arca (89%); while occasxonal shoppmg 15 done in Batang Kali (74%) followed by Kuala Lumpur
{14%) and Raw. ang (9%, :

Improvement Needs “The resxdents assessment on current living environment and publle services, on
the whole, was that they were dissatisfied with their park/playground, roadfbndge garbage collection,
higher education, drainage, public transport, and telephone. ~

Planning Directions:

 Creation of new rural center to support daily activities of the resrdents and to meet hlgher level of
. cominunity needs.
* _Development of planned residential area to 1mprove e‘rlstlng resrdenual area and to accommodate
future population,
* Improvement of infrastructure and utilities such as road ‘park and open space rlvers and dramage
piped water, sew eIage sy stem, electncrtv and telecomrnumcatlon lmes :

Overall Land Use Plan: On the basrs of the proposed development pollcres and framework land use
plan has been prepared. Total land of 229 ha. has been allocated for private use (132 ha or 57.6%). Major
uses of public land are niver enclosing retention pond and reserve(21. 3%) and road (13 0%) whilé those
of private land are agriculture (45.3%) and residential (1. 8%)."
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‘Land Use Plan
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Figure 9.4
Phyvsical Condition in the Master Plan Arca
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9.4

- cemetery, mosque rctentlon pond and an’ ox1dat10n pond

LR Layout Plan
A, Land Character:st:cs

Exnstmg Land Use At prcscnt 45 ha Pro_1ect Area 1nhab1ted bv 204 resxdcnts and providing 30 lots for
employment for agr1c1.11ture and 10 Jots for others is significantly of rural nature of a typical Malay.village.
The existing land use is dominantly occupied by agnculture/undeveloped use (73.8% of the total arca),
followed by res:dentlal use (12 2%l publ:c facilities use (10 8%) and commermal use (3. l%) '

Existing Condmon of Lands The Project Area mcludes state land, reserve land and alienated land. The _
state Jand consists of roads and rivers; while alienated land is for agncullural putposes. Rescrve lands
cover school, water treatment plant, cemetery, community hall; etc: "All alieniated lands are with freehold
statis and Final Titles exccpt one lot.” No difference in the area is observed betw een the registry and the
topo-map produced by the Study Team. There are three lots under caveat, The entire area is designated
as Malay Reservation Land. The lots are alienated onl) to Malays and sellmg, leasmg and chargmg to non
Malays are prohlblted

Bunldmg There are 135 bulldmgs in the Pro;ect Arca including 94 housing and 21 puhhc facilities, As
to residential type, detached houses (38 umts) and kampung houscs (48 umts) are the most popular The
hulldmgs are located mostly along the major road. -

B.- _ LRLayout Plan

| Planmng Cons:deratmns In prepanng various physmal plans for the PrOJcct Arca the followmg points
: hax e been dulv consndercd and mcorporated e :

o Upgradmg the ex1st1ng road.
-. " Protection from the flood of Sg Batang Kall _
SR Enhancemcnt of soc10-economic act1v1t1es of thc area

Proposed Layout Plan The proposed layout shows a. concentration of pubhc facilities in the area and

+ " the rest afe residential areas Residential lot size and shape will be standardized to 60’ by 80' - 100" (20m
* by 24 - 30m) which is the practice in the existing housing. scheme in Kg. Genting Malek. Emstmg

agriculture areas will remain as they are except the area required for road and waterway construction. A

_ commercial site wall be provlded at the proposed rural center, The site can'accommodate two shophouses

or market space. . The existing primary school will be expanded in comphance with the plannmg standard.
Thi existing old kindergarten school built on a narrow site will be transferred to a nicw sité with enough
space and good environment. Other public facilities to be provided include a park community hall, clinic,

L 4 avemAGe-| T
% sam % |SuEbam) |
.75 A 738 | 982 '

. nesldeaualLand R D B CTER

Commoroid! Land b, 25 2@ 3| 12306 -

iz PubicFactliosland | 4 0.0 4239 108 | 1059
Lt ot T T6TAL 30 1060 Jwes 1000 | 9715




9.4

LR Layout Plan
A Land Characteristics

Existing Land Use: At present 45 ha. Project Arca inhabited by 294 residents and providing 30 lots for
employment for agriculture and 10 lots for others is significantly of rural nature of a typical Malay village.
The existing land use is dominantly occupied by agriculturc/undeveloped use (73.8% of the total area).
followed by residential use (12.2%), public facilities usc (10.8%) and commercial use (3.1%).

Existing Condition of Lands: The Project Area includes state Jand, reserve land and alienated land, The
state land consists of roads and rivers, while alicnated land is for agricultural purposes. Reserve lands
cover school, water treatment plant, cemetery, community hall, ete. All alienated lands are with freehold
status and Final Titles except one lot. No difference in the arca is observed between the registry and the
topo-map produced by the Study Team. There are three lots under caveat, The entire area is designated
as Malay Reservation Land. The lots are alicnated only to Malays and selling, leasing and charging (o non
Malavs are prohibited.

Building: There are 135 buildings in the Project Area including 94 housing and 21 public facilitics. As
to residential type, detached houses (38 units) and kampung houses (48 units) are the most popular. The
buildings are located mostly along the major road.

B. LR Layout Plan

Planning Considerations: In preparing various physical plans for the Project Arca, the following points
have been dulv considered and incorporated:

- Upgrading the existing road
- Protection from the flood of Sg. Batang Kali
- Enhancementi of socio-economic activities of the area

Proposed Layout Plan: The proposed layout shows a concentration of public facilities n the arca and
the rest are residential areas. Residential lol size and shape will be standardized to 60' by 80" - 100" (20m
bv 24 - 30m) which is the practice in the existing housing scheme in Kg. Genting Malek.  Existing
agriculture arcas will remain as they are except the arca required for road and waterway construction. A
commercial site will be provided at the proposed rural center, The site can accommodate two shophouses
or market space. The existing primary school will be expanded in compliance with the planning standard.
The cwasting old kindergarten school built on a narrow site will be transferred to a new site with cnough
space and good environment. Other public facilities to be provided include a park, community hall, clinic,
cemelery, mosque, retention pond, and an oxidation pond.
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Figure 9.8
Land Classxﬁcahon bv Lot
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Figure 9.9
_D_is_tﬁbtit_ion of the Buildings by Type
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Figure 9.8 Table 9.2
Land Classification by Lot

Classification of the Lands

Area
Classificalion No of
sgm {%) Lat
Stale Land] Road w87 @1
River . 23836 (5.3}
Sub-total 80723 {(134)
Reserva | School 11,129 2.5) 1
Land Water Treatment Plant 15,335 (3.4)
Cemelary : 15927 {3.5) 2
Commuriity Hali : 12,307 {2.7) 1
Unknown - 31,060 6.9) 2
Sub-totat .. - 85758 (18.0) 6
Alienated § Agricullure 305,226 (67.6) 34
Land
Grand Total 457,707 (190.0)
Sowice : Stedy Team Land Title Survey 1934
Figure 9.9
Distribution of the Buildings by Type
RERNE s Tablc 9.3
It i A SV 1.4 .
23 oA Existing Buildings by Usc
Floor Area {sam} .-
. Uss No. Total Average
Public Facility 21 6.028 287
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Figure 9.10
Lavout Plan for Kg. Kuantan Project Area
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.

LR Design for Infrastructure and Public Facilities

Infrastructure Development Plans: Plans were prepared for the following infrastructure components:

)

(i)

(i)

(iv)

v)

(i)

Road Network: The Project Area will be provided with five types of roads; inner collector road
(U2, 20 meters width with 2 lanes), outer collector road (U2, 20 meters, 2 lanes), major local road

© (U1, 15 meters, 21anes) minor local road (U1, 12 meters, 21ancs) andbacklane (6 méters width).

River and Dramage Plan The PrOJect Area does not include Sg. Batang Kah only its part of the

 river reserve. There is a natural creek which joins Sg. Batang Kali. A retention pond capable
of storing 18,3500m’ of water will regulate the outflow of additional storm water due to the

development. Drainage system will be composed of block dram sub dramage and man-made

waterway

Water Supply and Disposal System: There is a walter intake station and a water treatment plant
both managed by JBA at Kg. Kuantan, Future water demand of the Project Area is estimated to
be 398 m* The existing water supply system can work in the future only when new water pipes
connecting to consumers are installed. :

Sewerage Disposal System; Scwerage generated in the atea will not be discharged into roadside
drains or artificial waterway or Sg. Batang Kali directly.- Sewers-will be installed. The effluent
will be conveyed to an oxidation pond and retained for a sufficient penod of time until micro- -

- organisms will break up lnto a more stablc end product

Electnclty and T_eleconmlunlcauon: To meet the demand of increased population, an electric

- substation will be installéd in the proposed rural center with a capacity of 1 MV A which can cater

to about 400 households. To meet the increase in telephone demand a dlslnbutlon pomt w;l] be

B mstalled on the road resérve.

Land _Development: The Project _Arca'lies on the foot of gehtlc north to west élopc with 12%
gradient, while a tiny natural creck runs north to south through the area. To minimize the adverse
environmental i 1mp act due to the carthwork, adequate measures w111 be undertakcn L

Estimated Constructlon Cost: Constructlon cost of the PrOJect was estunated based on the available
data on similar construction work undertaken in the region as well as the experiences and knowledge of
an experienced local consulting engineer employed by the Study Team. The total construction cost is RM
14.3 million which is equivalent to RM 317 503/ha, RM32/sq.m. or RM-2.9/sq L.

Beforé the Project. . - ' B o After-.t.ile.Piféject_.
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Figure 9.11
Retention Pond Sectional Design
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Figure 9.13
Present Water Supply System in the Region
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Figure 9.12
River and Drainage System Plan

L i Bigagk Drais (300men)

-~ ommmmian Bi00% Crain (600)
wmnscom B30k Drain {400X1203)

" MR U.Dran (TEOX7E0}

. SR U-Drain (900X800}

] Rateniion Pord SN U Drain {1200X1200)

] Waterway - Cutlet

Figure 9.14

- 2150mm
r—200mm

te and from v

T

B/ T Existing Agueduct { @457mm)

© Water Distribtio if = .
Ro_ss:yolr ’/\ \ y ’ . R xistng Water Traatmant Prat
&t Bukil Chen ‘/ . ' -“ Exasting Yaler intake Staticn

" BEE] Culting Area (34.3ha) .
P Filing Area (13.9haj
| Unlouched Area (16.6ha)
6D volume of So (in 10,000
vt S0l Haulage Direction

48



9.5

Project Implementation Plan

LR Project Implementation Planning and Assumptions: A similar cxercise made for the Kg. Seri
Subang study area has been made for the Kg. Kuantan, Ulu Selangor study arca. The same assumptions
made in'the Kg. Seri Subang project were applied. An issuc unique to this project area is the effect of .
Malay reservation land which only can be owned, used and transacted among Malays. With this,
exchange of lands with or without money will be a planning constraint. Replotting planning becomes
more coriplicated and constrained especially when a project area is composed of both Malay reservation
lands and other lands. Financial land planning will also be affected because they can only be sold to
Malays.

Land Transfermation Plan: The land use will change significantly due to the Project. Lands for basic
infrastructures increase substantially from the existing 6.1 ha (13.4% of the total area) to 17.3 ha (38. 1%).
The increase was contributed by roads and parks/open space, rivet/wvateriay and retention pond. Lands
for community services will slightly decrease from 8.6ha (19.0% of the total area) lo 7.3 ha. (16%).
Currently unutilized land (3.1%) will be converted to the sites for basic infrastructure. On the other hand,
lands for private use will decrease from 30.5 ha. (67.6% of the total area) to 20.7 ha {45. 9%) However,
land use which was largely under agriculture ml] be transformed to residential (13.3 ha.), commercial (0.6
ha.}, and agriculture (6.7 ha. )

Land Valuation; Lands "before and "after” the LR Pl’O_]eCt were evaluated by land use type. The value
"before" Project was determiined in consultation with Valuation Department, while those "after” Project
were estimated by comparing the quality of the Project with similar developments under similar
conditions. The average land value of RM 17/m” "before" Project is expected to increase to RM 72/m?

"after" Project. Thus, the total land valuc will increase from RM 5.3 million to RM 14.8- miflion. Site
utility ratio defined as a ratio to be calculated by dividing the average land values "after" Pro;ect by that
of "before Pro;ect i54.6. -

Financial Land Estimate: The financial lands planned in the area are mostly for commercial and
residential usc taking into account the marketability and expected land value.” A total of 75,475 sq.m. to
generate RM 7.7 million are necessary to sustain the project. The maximum area which can be allocated
for financial land is 133,426 sq.m., while the actual allotmeni is 75475 sq.m. which accounts for 56.6%
of the maximum allowable area. :

Financia! Plan: Financial viability of the project was studied as follows: |

(i) Project Cost: The estimated project cost is about RM 21.8 million of which the construction cost
shares the largest portion (57.3%) followed by compensation cost (19.9%), project management
cost (17 3%) etc. Land conversion premium shares an insignificant portion of the cost.

() Project Revenuc: The revenue sources of the project include the shared costs of Fedcral
Govermnment, State Government, Local Authority and relevant agencies, and sale of financial land,
The total revenue of the project is expectcd to be RM 21.8 million of which sale of financial land
conmbutcs 35.4% of the total while federal share 46 4%, state’ and local authontv shares 3, 9%
and various agencies 14. 3% :

 (iii) Fmanc;al Plan The dlsbu:scment of the project Costs and genaratlons of’ the fevenues are more

“or fess made over seven years between 1997 and 2003, The cost and reyenues witl be balanced _
by year 2001, though this exercise at this stage of the study inv olves a lot of uncertamtles such '
as prolect perlod the sale of ﬁnancml land etc : :

{iv) - Contribution Rate Estlmated contnbutmn rates are 32, 3%. for publlc fac:htv and 24 7% for-- :

- linancial land. Thercfore the aggregatc contrlbutlon rate for landowners becomes as hlgh as .
- -57.1%. R -
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Figure 9:17 -
Diagram of Land Use Transformation
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A Figure 9.17
Dragram of Land Use Transformation

Table 9.6
Planned Financial Lands and Estimated Valuc

Arga " Averaga piice | Amount (RMODE)
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' Table 9.7
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BFinancial Land Contribution : sq.m. {C}
Actually planned Financiet Land : sq.m. (D) - 75475 | Refer lo Table 4.1.15
Actually planned Financial Land 6.6 {CH(D)
% to maximum
Tablc 9.8
Table 9 4 Project Cost Estimates -
Estimate of Land Value ftem R 000 G
- LConslruction Cosl: 12,513 (57.5)
Eeiore LR Aller LR X -
. - S - | Cofnpansalion Cost 4,316 {19.9)
Land Use : Alienaled Laind § Urit Price Area Amount | Unit Price | Area Amount .
: ®asam) | (sam) | (Moo | RMsgm) | fsam) | (RMoog) Survey Gost 218 (.6
Briv S e i Project Management Cost 3,764 {(17.3)
Agricullure 305,226 5,250 3000 | 67.400 2,022 Land Conaversion Premium 374 (.
Building : Commercial - Q ] 368,00 5,800 2,134 Interesi 568 (2.8)
| ouirding : Medical, Weltare . 0 o o o |Tawi 24,754 " (10003
Building : Residenlial 25.00 [} 0 80.00 [ 133,370 | 10670
i Indusiry : Medium Scale o 1] - [ 0 Table 99
‘| Industry : Service - o o - G 0 :
‘ ; Esiimaie
Privale Use Tolal 17.20 | 305,226 5,250 7774 206570 | ta.826 RC‘)E{MC slimates
iiej unty, Sérv Revenue RM 000 (%)
Olker Community Service 9 0 0 o Fadgral Share 10,100 (46.4)
Total - - -]
o - G bt : — T Slate & Local Aulhority Share 840 {3.9)
Alishaied Land Total 7 47.20 |./305,436 5,350 7577 | 206,570 |+ §4.826
Area Ciflersnce (ﬁ:\i:l:ual'-.‘ B IEEEEE BRSNS ) S Agency Shara 2,106 (34.3)
Registered)’ "5 77 naf e ST T R Dispasiticn of Financial Land 7,708 (35.4)
Toial! Average.- .- 17.30°| dos.azs| - 5,250, 7177 | 208570 | iapae|  fTotal oo R 21754 {(100.0)
Table 9.10
Contribution Rate Calculation
. llemn | Amounl Remarks
= Registered Area befora LR {sqm) {A) 305226
Table 9.5 Revised Area before LR {sqm) um) 305,225
. . - . evised Area belore sgqm { 5,22
Estimate of Land (Replot) Value and Site Utility Increase Ratio Davelopmer Flen & Frnsreal Lang st (% P o570
‘ltem | Before LR Afler LR ‘Conlribution Area Basic Infrasliveivie ’ {0) 98856
Registerad Area : sqm 305,226 {sam) Financial Land (E) 75,475
Aclval Area:sqm ] 305,226 206,570 ) Aggregated Ares F $74,131 | (F)={0) + (€}
Average Unil Value : RMisqm 17.20 .77 Con_lribmion Ralio | Baslc Inffastructurd {G) +32.3 | (GY=(DY(B)" 100
Tola Valus : RM 000 o 5,250 {A) 14,826 (B) {sgqm) Financial Land i) 24.7 | (H)={E)(B)* 100
Sitg Utility Incragse Retio Y(BYA) . 7 7 5 47 ' Aggragated Area n 57.0 | (1=(G) + (H)




9.6

Replotting Design Plan

Assumptlons Assumptrons made in this exercise are sumlar to those made in Kg Seri Subang. Without
any statutory plan, it is assumed that the area is declared under rural gromh center projeet of the

(i)

. Govemment :The lands inKg, Kuantan are pro*. ided with Final Title.

' Land Valuatlon Land valuatlons were carned out as l‘ollow

o)

Calcuiauon of Street Value Street values were calculated accordmg to the same method as
applied for Kg. Ser Subang project, where only the factors relevant to Kg. Kuantan project have
been considered.  The caleulated street value index "before" the prolect ranges from. 6350 to
1,000, whlle "after" the prOJect ranges from 3 120 to 3 330

Valuation -of Indmdual Lot/Block The adjustmem factors and therr coefﬁerent values are
considered for-individual lots, All the existing lands were valued at the samie index of 697 since
they arc all designated as agncultura] land and connected with only one road. On the. other hand, - .
the ﬁxture lands w ete grouped into three land uses; commercial, residential and agriculturai, and
they ivere v alued at. drfferent indexes. For residential purposc, the lands were v atued wﬂhm the

_ V_rrarrow range between 3 245 and 3 485,

Replottmg Desrgn

L Replottmg Principle: Proporlronal valuation replottmg calculatu ‘e method is employed as a key

formula to determing the replotted arca. The proportional rate in the project arca is calculated at
1.278 on the average. Since the replottmg design is to be formulated based on the Project
- Implementation Plan, commercral area 1s first fixed as financiat land and: then replottmgs of the

_.1pm ate land proceeded in compllanee with the. followmg polrcres

S 'Basxcall)’ lots are to'be replotted to orrgmal places or nearby

4 Toensure lot utlhzatmn after the pro;ect replotted lots shall have enough frontage w1th;

- rectangular shape, -

% No finaricial fand shailbealiocated at  the agncultural land

SGiy

Results Al ¢ ori gmal lots were replotted to new lots under some calculated contrrbutron rates
The rate of resrdentral land is 4s hrgh as 70.6%. - :

o .Flgure9.18; L
~ Replotting Design .~ -

700 Convibution Rate .+

5



9.6

Replotting Design Plan

Assumptions: Assumptions made in this excreise are similar 1o those made in Kg. Seri Subang. Without
any statutory plan, 1t ts assumed that the arca is declared under rural growth center projcct of the
Government. The lands in Kg. Kuantan are provided with Final Title.

Land Valuation: Land valuations were carried out as (oliows:

(1)

Uy

Calculation of Street Value:  Street values were calculated according o the same method as
applied for Kg. Sert Subang project, where only the factors relevant to Kp. Kuantan project have
been considered  The calculated street value ndex "before” the project ranges from 630 (o
L.O00, while "after the project ranges from 3,120 to 3,330

Valuation of Individual Lot/Block: The adjustment factors and their coefficient values arc
considered for individual lots.  All the existing lands were valued at the same index of 697 since
they are all designated as agricultural land and connected with only onc road. On the other hand,
the future lands were grouped into three tand uscs; commercial, residential and agricultural. and
they were valued at different indexcs. For residential purpose, the lands were valued within the
narrow range between 3,245 and 3483

Replotting Design:

{1)

(i)

Replottmg Principle: Proportional valuation replotiing caleulative method is emploved as a kev
formula to determine the replotted arca. The proportional rate in the project arca is calculated at
1.278 on the average. Since the replotting design ts o be formulated based on the Project
[mplementation Plan, commercial arca is first fixed as [inancial land and then replottings of the
prvate land proceeded in compliance with the following policies:

- Basically. lots are to be replotted to original places or nearby.

- To ensure Tot utilization afler the project, replotied lots shall have chough frontage with
rectangular shape.

- No financial land shall be allocated at the agricultural fand.

Results: All original lots were replotted to new lots under some caleulated contribution rates.
The rate of residential land 1s as high as 70.6%.

Figure 918§
Replotting Design
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Figure 9.19 o o Figure 9.21
Strect Value Index "Before" Project = - - Individual Lot Valuation
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Figure 9.19 Figure 9.21
Street Value Index "Before” Project Individual Lot Valuation
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Location of Replots and Original Lots

50 100G 200m i
¥ ¥ ¥

7 7 i Orignal bt

T Jrewlottod Lot

U7 State L acedfeserve 1 aad




9.7

Assessment of the _Project

Economic Aspe'c_t: Similar economic-effects are expected from the project as e.;{plained in Kg. Seri
Subang:  However, the results are only insignificant. Although no quantitative analysis was made, the

- project is not colx_si_dqred_e(;t_momically viable. If an urbanized center is considered necessary in the area,
1t has to be justified more from the regional and social development aspects.

:Finéncial Asp-ec't':: Financial viability of the project largcj'j;f_ depends upon the expected increase in land

value after the project. © The result of the analysis indicates that due to the insufficient increase,
contribution rate on landowners side as well as shared costs on the Government side become high. From
the view point of "self-financing", it is considered that the project is not as attractive as Kg. Seri Subang,-
which is more favorably located. - Since the Kg. Kuantan project area is considered as a "rural growth
center”, more financial commitment of the Govrnment would make the project financially feasible.

Social Aspects: Without any statutory plan covering the project area, LR planning process becomes
difficult and long. Although the residénts feel certain improvements are needed and show positive response
to developments, they are basically contented with the existing envitonments. If a rural growth center is
needed from the regional viewpoint, the public interest should be adequately balanced with the community
interest and those of individual landowners. Since the study also suggests that the sale of financial land
might not be so easy and contribution rates of the landowners are considerably high, it is not fair to

-develop the area using the LR unless financial commitment of the Government is more¢ significant.

Envirdnmé_ntai Ass'essmer.'lt: The assessment \_vaé made followiﬁg the:EIA‘ guide:l'ihébf the D’epartihent

of Environment. “After a pre-scoping was conducted, following is the set of main issues for the project
area; : : : S : e R £

) Soil Erosion and Sedimentation: ‘The mean estimated soil erosion for the project site, under the
- worst case scenario is 160 tonnes/ha /year. With adequate mitigation measures, soil erosion is
not expected to be a problem. Some measures are the clearing and grading of the land in phases

and only wheri nécessary, utilization of channels, diversions and various soil-trapping structures -
such as silt-traps and settling basins ito control the’ channellinig of water and sediments,
revegetation of bare and exposed land, construction of retaining walls or terracing at steep cut and

filll slopes to prevent slope failure and possible landslides, etc.” . D S

3 i) Loss of Flora and F auna: The biological resources of the project site mainly cotﬁpriSé of species

- commonly found in a fubber estate. The flora and fauna found here are neither endemic nor -
- indigenous. Thus, the loss of these species presents no-threat to the biodiversity in the area. - -

L (i) - - _ Water Quality; : Judgihg'fmm_th_é_ 'r_‘és.!il_'ts of \\alersamplmg survey, '.thc'exi_stmgiwatcr quali_ty'of :

- Sg. Batang Kali is clean as its organic and inorganic constituents ar¢ well below the valiies stated
in Standard A of the EQA 1574. The sewerage system will be engineered to channiel all effluent ™ -
- generated Lo the oxidation pond for treatment. Since land is 'ay'giiable"aﬁd'thé population density -
is low, adverse impacts on the waler quality of the various waterways in the Project Area is
expected to be minimal provided the oxidation pond system is operational and properly maintained.

(iv) Air and Noise Quality s Sorhe &e_:"'grac"ia't'ian of the air q'l._:él'i'ty-'ma'y_ happcn durmgthe construction .

phaso due mainly to movement of heavy vehicles. It is anticipated that the major sources of noise
poltution will be produced by the ‘coristruction activitics such as carthivorks and piling: However,
~ these are all temporary effects and can be minimized w1thadequateconstructaonmcthod s




Figure 9.24

Identified High Risk Erosion Areas |
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. Table 9.11
- Estimated Erosion for Project Site
" under the. Worst Case Scenario




Figure 9.24

Identificd High Risk Eroston Arcas

Table 9.11
Estimated Erosion for Project Site
under the Worst Case Scenario

Slope Qirection

Slope Angle {7)

Area lovalved

Erosicn Rangs

onnesthalyr,
ha) W |© &
2 . Slope A o-5 212 46.9 51-96
o (nartheast-
southwest) §-26 237 524 102 - 405
> 25 0.3 07 2167
TOTAL AREA 45.2 MEAN 169
Slope B G-5 254 55.5 46 - 96
{northwest -
southeasi) §-25 18.3 40.5 | 108 - 417
> 26 1.8 4.0 791 - 974
TOTAL AREA 45,1 MEAN 15¢

L T

Rubber Plantation

Major Road
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10.2

Overall LR PelreyDnrection L

'Whrle the unplementatron of Land Read]ustment in Malaysra is found hrghlx feasrble there is a need
for an adequate set of programmes and measures to be in place to introduce and disseminate the LR
‘system in reality. For universal éxtension of the systemover the country, formal legal and administrative
framework is also requrred which, unfortunately, 1§ not expected to be available in a short time. From
the experience of other advanced LR countriés; the most realistic approach is to start with a pilot project
and accumulate the e\;peﬂencc based on the use of the existing legal and admuustratrve system and
available resources to a maximum extent whereiri the Government takes the lead. by preparing a local
plan for the LR project area, promoting | landowners consensus provrdmg adequate ﬁnancrng, and so
Ofl. . . .

M alavsra s future urban developrnent/unprovement thrust is clearlv indicated from the current Govemment
policy aridd movement. That is, the entire urban areas will: be covered by statutory plans comprising -

. structure plan, local plan and action arca plan. Under such circumstances, since the proposed LR system

-is considered as an éffective means of enforcing these statutory plans, the LR system in Malaysia should
be well integrated with the statutor} planning institution, In order to establrsh a formal LR framework

. 'vhlch can be. apphed throughout the. countr} the followmg sub- S) stems must be grven further
' eonsrderatron '

- _.(a} Enaetment of a new LR laitf'

- (b) Estabhshment of permanent LR orgamzatron at FederaL State and Loeal Authont} levels

(e} Estabhshment of formal trarmng mstrtutrorr for LR pro;ect management and techmque 1_.

'_(d) - Establrshment of concrete admrmstratrve procedure to encourage prwate seetor s mvolvement and _

landowners mrtlatwes

(e) Systematrc publrcrtv of LR concept and procedures to potentral partrerparrts and general pubhe and”

| : (f) g "'Pro\ rision of ﬁnancral substdy and techmcal support for the Local Authontres who wrsh to lrnplement '

P _;:LR pro_|eets

':'Introductlon Plan of Malaysran LR System

; Drssemmatlon and Praetlce of Malaysran LR System Itis planned that durmg the 7th Malat sia Plan
_Perlod (1996 2000) the entir¢ Peninsular Malaysra will be c_overed by structire plans and that local
plans preparation are also to be promoted AsLRis foun_ ‘to be'an effectrve method of enforcmg the’
statutory plans; it is 1mportant that the LR system be introduced to all local avthorities (atotal of 144
in Malaysia and 97 in Peninsular Ma]aysra} in advance of the plan fonnulatron Transfer-of LR -
_technology should be systematically done by JPBD by way of eonductrng seminars and workshops on

| regular basis using manuals, texts, visual aids, ¢fc., and- encouragrng local authorities to 1dentrfy LR~
projects’ and conduct feasrblht; studles for. whreh techmcal gurdance and financial: pport are provrded -

Other potentral LR agencies and. orgamzatrons such as UDA; J vate developers

~arealsotobe adequately mformed of the LR system and mustbe gular participants of the LR senunars .
L‘_’and workshops 3 i AR

*Establrshment of Implementmg Orgamzatmn The' admrmstratrve framewor_ ormally - -

established at Federal, State and Local Authority levels, At Federal level MHLG'Is cor ¥
most approprrate to-administer LR institution where JPBD is to functron as the terit i
technical ‘aspects. Policy decisions oni land matters wrth regard to LR are to be made by the State .
Govemment whrle loeal authorities are cto function as approvmg as Well as mam 1mplement1ng agencies

55




103 .

of LR projects, ‘Training of LR persohnel/e‘xperts is inevitable which is to be undertaken not only in the
proposed pilot project but also by establishing a new trammg svstem to ensure their availability both
in’ quantity and quallts In Malaysia, local authorities are considered the most appropriate LR

- implementing. agencies.  In order therefore to promote LR projects further, adequate support of the

Federal Govemment is necessary, mcludmg techmcal support trammg of personnel as well as various
fmanelal ass1stance :

y Prometlon Measures In order to promote the 1mplementatton of LR prOJects Various measures are

necessany such as;

-a) . Incentives: For im'plementihg bodies (local authority, Govemrnent'agencies public corporation,

© private developer, etc.), project funding and implementation need to be promoted by providing
technical and financial support to'the conduct of feasibility studies. Adequate policy decisions on

- premium, illegal land use, renewal of leaschold periods, squatters, etc.-are also to be made
depending upon the nature and objective of the projects. Exemption or mitigation of various taxes,
relocatron/constructton of bmldmgs dlsp051t10n of fmanc1al lands ete are also prefen'ed incentive
measures - : R :

. b) ~Govemnment Support: In Mala\ sia, contnbutlon of the Iandowners in LR pro;ects tends to become

high because of high planning standards. Since mixed land use is not allowed, in certain instances
landowners may not be able to continue their prevrous activities. Government support is expectecl
to cover the following:

(i) __Vaneus incentiv es as descrrbed above to promotc LR pro;ects

) .(ii.) - Cost shanng in land lnﬁ‘astructure compensatlon pro]ect mangement etc.; The cost of
- LR prOJect should be partlv covercd by’ Govemment agencres

gy -'Support to constriction of housmg and rebuzldmg of living plan of landowners Under
-+ Malaysian planning standards; infrastructure and land use plan often determine the type
~and location of houses specifically that some landowners may not be able to construct
- :_desued houses or have to spend additional cost of acqurrmg new housés due to change
- in land use zoning In this context; provrdmg soft loan or adequatc ﬁnanmal seheme etc
z may be taken i mto account Sl A

) In Advanee Voluntary Land Acqmsmon An mstrtutronai frame\\ork needs to be dcveloped int whleh

-unplementmg bodies-can acquire lands before the Project commencement.  This increases flexibility
- inreplotting design; facilitates management of squatter issues and helps the nnplementmg body to
internalize development benefits which then can be allocated for squatter measures.

-Further Consuderat:ons te be lncorporated lnto Malays:an LR sttem

- .-LR is an mdertakmg wrth hlghl} local ﬂator as is explrertly seen in the cases of other countrles On the
. Ebas:s of the case studics carried out in this Study, it is .,ubmrtted that there are a mamber.of aspects which
.need to be further mvesugated and possrbl:,r mcorporated into the Mala\:sran LR System to. faexlttate

o : ‘better partlmpatlon of landowners and effectn el}r achxeve prOjeCt objectn'es Initial dlscussrons were

held on the followmg matters

i (a) Incorporat;on of bulldmg elements: into the LR schcme Singe lands and buildmgs arc normally

phvsacally mtegrated in accordance with planmng standards in' Malaysw the Malay sian LR System
must have a built-in mechanism to encourage LR partles to construct buildings-in the arcas so
- desrgnated for terraee house sem1~detached house service mt:lustnr shop house etc.

() '_ Actrve mvolvement of the pnvatc sector In Mala\ 51a prrvate developers have accumulated wealth -

" of experience in land. and mfrastrueture de\elopment marketing, project financing and
'management Smce LR pr0jects should cover all thcse proecsses adequate mstltutxonaU



admuustratlve arrangements are to be made to encourage active partu:lpallon and mvol\ ement of
the private sector. - ,

-{c) P_rovision of a'ppr_opr'iat,e financing institutions: Although LR project involves a self-financing

* mechanism, it requires considerable costs at preparatory stage and implementation stage before

~ financial lands ar¢ sold in the market. Building of houses soon after the LR project or upgrading

~ the buildings or activities in the project is also to be encouraged for the effective formation of

~communities. - Adequate- financing institutions. both for unplementmg body and landmmers
:ncludmg tenants are necessary. :

{d) Rehef measures for the low-mcome group: It is likety that potentlal LR project areas are 1nhab1ted
- by low-income group of peoplé who either do not own lands or have proper houses. - Since the LR
- principle is to take into account the existing rights in the project arca, adequate formal and informal
* measures have to be prepared dependmg upon the situation and nature of mhabttance Some of the
- measures are: :

. p_rovlswn of fmancial assistance ie., low interest long-term loan;

- charging additional contribution from the Government; and S

-+ in-advance acquisition of lands by the unplementmg bod3 to generate addltlonal revenue to
o .-subs:dlze the target group : : : -

In Malavsm the mstltutlonal frame“ ork for land management is well slructured and large-scale lands with few .
landowners are available for development in ad)ommg areas of cities. Current urban development and expansion
have been mainly undertaken for these areas under development control: Extensive greencry has been stripped
from the lands and adverse environmental impact is feared Moreover, the current dev relopment practice tends
to exchude the existing urban and semi-urbanized areas where environmental degradation progresses without
adequate development undertakings. Notonly from envirenmental viewpoint but also from economic viewpoint
to promote formulating more effective urban areas, policy is to be directed to introduce more "redev elopment”
type of urban development LR is-an effective methed to comply with these changes and will work validly to
such development issues of Malaysia as materialization of structure/local plans, promotion of comprehensive
living: environment, nnprovement in existing urban areas, development of large-scale infrastructure in once-
developed areas, response to growing demands of public partnc:pation tackhng mcreasmg dxfﬁcultxes in Janid
_aequ:smon and nntlgatmg constraint of public ﬁnancmg L

In this Stud:,r a Malavsxan LR Syslem has been formulated and ns feas1b1htv conﬁrmed from . lega] .

administrative, social, technical and environmental viewpoints. Itis found:that there are potentlal pmJect areas. .

as well as justifications to implement LR schemes. However the most pracucal and effective way is first to
impiement a pilot project w1thm the existing legal and administrative framework With this, not only wxll LR
be proven successful as a development undertakmg but will also sho“case that it is nnpoﬂant to promote
understanding among concerned agencies, to provide a wider range of social and polmeal consensus to formulate
anew LR law, and to st:engthen LR adininistration through the conduict of a p]lot project,” Itis stronglv felt that k
adequate financial and policy support of the Federal Govemment isa necessarv mten entlon o '
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