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CHAPTER 1 METHODOLOGY. AND PROCEDURE"

1.1

"okéefau Framework

o l) L O‘bj.ecﬁve and Rationale of Replotting

Replotting is a method to reorganize ongrnal land parcels in such a manner that planned

infrastructure and public facilities can be constructed and, at the same time, the utility of
Jand parcels will be increased equrtably by exchangmg, amalgamating and/or subdividing

the parcels. The land parcels after the process of reorganization are called "replots”. While
project implementation planning provides the framework of the project, replotting design
determines specifically the rights and location of the lands in comphance with the approved
and consented layout plan : ; : : P :

B Replottmg has two 1mpo1_-tan_t'aspec_ts, as follo\a}s:' . H
(8)  Technical Aspec.t of Replolting N

- Replotting work is. supported by a set of techmcal ‘methods of calculatmg values of lands

"before" and "after” the project, determining the entitled value, locating the replots, and

. adjustmg the difference between the entitled value and the final value of the replots. The

basic aim is to distribute the shares and contnbunon (or proﬁts and costs due to the project)
equitably among landowners.

(b) Legal Aspect of Replottmg

Land readjustment touches only on the physncal aspects of the lands. T his means that all -
changes and encumbrances imposed on the lands will be carried over automatically to the
replots. The legal status of the lands will not change throughout the project period until
the replots are finally designated and. new titles are issued. With this, the implementing
bodies are free from cumbersome procedures and the rrghts of landowners are totally

~ protected.

2} Overall ProCedure of'Replotting Design-

The replottmg desrgn process normally commences when the pro;ect lmplementatron plan
has been completed where the 1.R plan and preliminary design are available. However,
since replotting design is the major concern of landowners and affects the layout plan,
financial 1land plan, and, thus project implementation plan it is desired that preliminary

- replotting work will be conducted before prOJect 1mplementatlon plan is offlcmlly approved
‘and becomes a'sort of legal document ' .

_ Oﬁlmally, replottmg plannmg is. d1v1ded mto the followmg four phases '

) D .Land Valuatlon Land valuation in the LR is an integral part of replottmg work.
The LR land valuation provides a ‘detailed method of evaluating individual lots and
replots objectivély:. Accordingly, the street vaiue method is proposed in this.Study."
The street value methiod, firstly, focuses on access roads to lots and, secondly,
evaluates lots and blocks. i terms. of value index.  To ensure equity and
) appropnateness professronal valuers must be appomted to. supervrse land valuatlon :
' 'work : o

. 1._-.1:: :



ii) Preparation of Replotting Design: In'the reploiting design phase, the location,
acreage, and shape of replots are determined in order to preserve the entitled values
of original lots. As a result of this phase, provisional replotting can be de’signated.

iii) Preparation of Replotting Plan: After construction and building relocatlon works,
a set of replotting plans are prepared to conﬁrm the physical and land administrative
changes brought about by the prOject :

V) Enforcement of Replottmg Plan: The replottmg plan will be oﬁicxally announced
© in the Federal Gazette. Accordlngly, new Iand tltles w1ll be issied and liquidation
w;ll be done ﬁnally ‘ oo

'-Revnewmg the replottlng methods applled by the Study Team in the two case’ study areas
and taking the proposed Malaysian LR System into account, the detailed procedure is
illustrated in Figure 1.1. Important decisions will be made from time to time by an LR
committee consisting of elected landowners and interested parties. To avoid redundant
feedback, unofficial preparatory work should be undertaken.

 Appendix 1.1 provides a supplementary description of the roplotting_pro_oecl_uge.

| 12



Figure 1.1

Detailed Procedure of Replotting Work
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Cont. Figure 1.1

. . Replomng Design
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1.2

- Preparatory Work

1) _Policy Setting

The determined items under a project implementation plan are not sufficient to guide
replotting design work smoothly.. Prior to the work, therefore, design principles and
relevant technical matters should be regulated. In land read}ustment projects however, one
cannot impose a standard regulation since the increase in land utility varies in every pro;ect

T Accordmgiy, the followmg items must be clarlﬁed pnor to replottmg des1gn work:

(1) how to determme the basxs area;.
- (ii} .- how to evaluate land; -
- (il)): ~ Howto design replots :
(iv)  how to modify replots as approprrate lots and
(v}  the necessary items to be noted for some specral lots

2) Supplemen_tal Survey_ .
(a) Present Condmon Survey

'_-The present condmon survey should be done durmg the prOJect 1mplementatlon
-planmng phase But the fo!lowmg items can- be resurveyed if necessary

roads Tivers, open space and pubhc facrlltres S
buildings and other structures (whether transferable or not)
land use condition by lot, arid - ‘ D TS

- soil quallty and its hrstorlcal change

o In addrtlon sorl quahty must be carefully surveyed when the land is to be replotted
to agncuitural use. . _ MR :

(b Land 'Rjghts Survey - -

o Aland’ nghts survey is also supposed to have been done previously. - But land rlghts '
- are often changeable and; therefore, then the latest information must be collected
~when replotting design is set about. As for- private land rights, the information -
 pertaining to alienated land can be easily accessed i in land ofﬁces whlle T. O L. has
- tobe conﬁrmed in the presence of a T.OL: holder : :

By :Determmatlon of Basrs Area

X Basrs area is deﬁned as the precrse lot area subject tc replottmg plan before the pro;ect In

' Malaysia, Final Titles ate considered. 10 have: enough accuracy asbasis.area while Qualified -
- Titles are less accurate There are two ways to determme the basns area on Quahﬁed Titles
Casfollows: : : : :

o 1) i - Site Survey A llcensed surveyor measures areas w1th Quahﬁed Tltles on srte It is

"'"‘1deal but costly and t1me consum' '_ o ; g

. ) Proportronai Adjustment The reglstered areas wrth Quahﬁed Trtles are ad}usted

f‘f"proportlonall}’ tothe surveyed subdisttict area or the total pr0ject area Under this .
o -'caSe the followmg documents are to be prepared R

s



1.3

subdistrict location map

surveyed areas of subdistricts

proportional adjustment rates on subdistricts
- statement of basis area bylot

1

- The Study Team:emﬁloye_d i) in the case studies.

4)  Preparation of Workir_lg Map

Replotting design work is undertaken on some working maps such as an existing cadastral
map, a future block design map, or an overlay of the two maps. An existing cadastral map
must indicate not only lot shapes but also the project area boundary, lot numbers, and other
noticeable land rights other than ownership. On the othér hand, as a result of LR physical
plans and a block confirmation survey, a future block design-map is prepar‘ed.

Land Valuation
1) . Necessity of Land Valuation

Land valuation in LR projects has its own purpos.es' and rhethods' that are different from the

valuation for land transaction and tax assessment. The primary purpose of land valuation

is to-distribute costs and profits of the project or to calculate the contribution and shares
among landowners equitably.- To meet this objective, LR land valuation is equipped with
the method to handie the followi’ng:_sitUatiOns:- S R o

- Assessment of a large number of land parcels with different features in the project
areas according to a uniform rule agreeable to the parties concerned. '

- Assessinent of land parcéls-o’n’ a ébmparab_le basis for "béf‘orje?' and "after” effects
o of the project. : - L O T SR P

- Work completion within a reasonable time period. .

Accordingly; while normal land valuation considers social; economic and administrative

" factors, the LR valuation puts more consideration on.physical and geographical factors such
- as location, area, environment, etc.- I VU T I -

2) Land Vahiati_on Method'_‘ -

(Generally, land valuation has mahy complicated criteria; some,aﬂ: even conflicting. For an

- LR project, land valuation must be done based on the following requirements.

e : _The physicail;rand _légal'tondit'idn's-Whiph 'afféét:lénd yalﬁe;iﬁLISt;bé'_id'e_nt‘iﬁ_e.d.
. | Al information concerning land value such as lan'éi:'iraﬂs'aéxt'i{)‘h;,;'_fé'g;ofrds'_and_-

 predictable prices must be translated and treated as present value.

e “Land must be valued 6bje¢ii¢él§ andcomparatwelymﬂuna p,r(;jfzé@,-greé‘ Therefore,

indexation is a practical means while absolute value is not needed except liquidation. B

o meet such requirements, the “Street Yalue Method” has been worked out and applied

in LR projects extensively in Japan as well as in other_countries_such as Korea, where

1%



choice of factors and the weight batance are different from each other. Although the street
value method is not familiar to those who are engaged in land valuation in Malaysia, an
alternative method has not been developed as yet during internal discussions between the
Study Team members and their counterparts: Consequently, the street value method was
employed for replottmg design practrce in the Study.

F1gure 1.2 indicates the necessary’ work items for land evaluation assummg that the street
value method would be applled in LR prcuects in Malaysia.

3)

Street Value

-_(a)- _Roads Subject to .Street Value Calculation

" Road functlons can be drstmgwshed by their hxerarchy, connectlon width, pavement

and design, They affect the utility of facing lots to a great extent. Besides their use

~in transportatron some roads have the following secondary functions: (i) refuge and

buffer space in case of disasters; (ii) ventilating passage and scenic- greenery, and
(111) space for trenching drams and srnkmg plles

o In prmcxple the- roads sub]ect to street value calculatron are all the roads which
¢cope with vehicular traffic and pedestrians and have access to lots. Accordingly,

street value rhust be caleulatéd for the roads outside a project area which are,”

- 'however, accessible to the lots within a project area. In addition, it does not matter

whether the roads are public or prrvate Canals and waterways can be regarded as

roads, 1f necessary
‘_ _(b)'.- : Street Value Method

_ The street Value method 18 deﬁned as the utrhty value per sq m. of a standard
_ residential lot fronting a road at right angle in the middle portion of a block.
- Relevant streets in the project area will be selected and the street value calculated
_in comparison with that of a standard residential lot. The calculated street value is

expressed as an index, but monetary unit. Itis convenient for valuers to neglect

' inflation and time and to pay attention only to physical changes in relat1on to lots
by the prolect Street values are calculated by the followmg formula:

- Str eel Vaiue = .Stana’ard Street Value Index x ( s Coeﬁrczent Value by Fach

F actor, )

: .' I_ Standard street value mdex is ﬁxed at 1. OOO and apphed to the most valuable roads
 before the project. Other street values are calculated comparably by aﬁ'ected
E factcrs Factors taken into account in the valua’non are’ '

R A



Flgure 12 .
Work Items for Land Valuatlon

<l .Befare LR :,Hk_egi_s;_trar, Cadastral Map, Survey l
‘Road pl.an in project: lnplerner-tatlon
plan

After LR

.____rse{ectionpf Subject _Ro_ads l

* Grouping of Streets by nature
* ‘Survey of rdad width
¥ Survey of facilities
+ gggessment of impact
*

. : ~ Exiting condition of urbanization
’ —Befo_re. LR § - |+ . in adjeining areas

* Assesment of commercial/industrial
- potential
) . . * tlassification of existing landuse
S Analysis _"'Determmanon of parameters
cateuta - | cosoef -
tion -Conditions
of Street far
Value Street
- Value )
‘Estimate .| G 1o R % Road plan’in project
: : : : ' o © 1. implementation plan .
‘*x public facilities in projeect
- implementation plan a
- * pevelopment plans
i % Landuse plan in project
1 1mplernentatlon plan
* Beter‘mmatwn of parameters
Estimate of S verification of street value
Street value - ; ) balance before and after LR
o petérmination of valuation method J

Preparatlon of )
““valuation Conditiens of
Block @rd Lots -

| selection of valuation criteria ° I
A I Determination of blocks J

Calcukation of total valuatmn mdex
before and after LR

Valuation caleutation of Value of o - . o
of Block / Lots before and ' : calcutation of average valuation
8lock/ - . After LR . : . index per s.q.m. before and after LR
Lot . . : - T T Tl ) ; - . o R i . - . .

Ver1f|cat1on of va!uat:on balance
before and after LR

Cateulation of Increase
Rate
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"

. Road factor: conditions of roads such as type, width, hierarchy, pavement,
. -'EtC." . L S

. - Accessibility factor: accessibility to/from amenity or nuisance facilities such
as - distance between school, city center, transport terminal, . shopping,
cemetery, sewerage plant, etc. :

. Availability factor: utilities within ROW (x'ight-of-\vay) su_ch as piped
- water, drainage and sewerage :
Possrble factors and ranges’ of coefﬁcrent values in street value calculation are

summarized in Table'1.1. It is to be noted that the table is not umformly applicable
to any LR project. In preparing factors and coeﬁiment values, it is required to sort

~ them out taking into consideration the regional characteristics” and a project
. implementation plan

5 (c) Calibration of Street i'\/.'alues'

To calibrate the calculated street values as to, tbelr appropri'ateness in the context
of land valuation in Malaysm the results must be compared with the land valuation

records in a project aréa. The results must keep good balance with that of the

prevailing method in Malaysm the so- called “Dlrect Comparlson Method"

.On the other hand, “there is ‘no practical méans to calibrate the calculated street

values -after the project in Malaysia. In fact, the effect of urban development

‘projects may beé incorporated into the land valuation practices for existing land. -

Officially, there is no necessity of estimating future land values. Therefore, the
adjustment factors should be adequately assessed to follow and embody the prOJect

lmplementatlon plan '

Land Valuanon f_or Indrvidual Lot

In individual lot valuation before the project, a street value is considered as a standard value
among the lots in touch withiit. Individual lot value can be obtained by adjustmg the related
street Value thh affected factors as inthe followmg formula

' .Indrwduai Lot Value = (Str eet Va[ue) X, ( & Ad]ustment by Aﬁ"ected Factozs on Lot

Needless to say, each lot. must be analyzed thoroughly by factor The factors whrch affect -

a. ..
o no access road -

valuatlon can be grouped into three: They are:

Relatlon between road and lot:. he1ght dlfference corner lot, dual access roads and

_.Physrca! condmons lot acreage lot shape ﬂat of slope frontage and depth,
' swampy or rocky surface etc. . ' . _

o ,Lot utrhty exlstmg land use, desrgnated landuse in land tltle ex1stence of nuisance
jfac1lxty, encumbrance etc EEE

"Ta:b.le- 1.2 mdrcates an ex’ample_ of fa‘ctors"and.coeﬂ_’l_cle'nt}yalues for_ indi_'v'iduall lot valuation,



Factors and Coefficie

- Tablel.1. - :
nt Values for Street Value Calc

ulation

.. Factors

~ Condition " .

) C(')eff'ic_ie_nt Value

Condition of
Street (Character,
Continuity, efc)

Very Good"
Good

‘Normal

Bad
Very Bad

n

30

%

%

%

%

- 50
30

30
50

o,

% |

%

%

Amenity .

(Neighbourhood.

St_atus} .

.| Very Good |

Good -
Normal
Bad

‘| Very Bad

%

o~

%
%

80
40
40
8o

%
% -

%

%

Accessibility-1
(Shopping)

| Very Near

Near
Normal

| Far
| Very Far

o

%

o

20

10
10
200

%o
%

%
%

1 Accessibility-2
‘{Bus Line) -

Very Near
Near = -
Normal
Far

Very F:af ' '

Y

o
-
o

% -

. 10'.

. 0/0

00

%

o

Accessibility-3 -

(Park. School)

"Very Near *
Mear -

Normal
Far

‘Very Far

o w

s

Oy

%

%

%

o

%
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(Others)

Véry Near .
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Normal - .
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| Very Far

owi ;o

% ~

b~

o

%

ol

%

%l

' VWdﬂ{ofsugm”

'V'ery_:Wi'de'

Wide .

‘Normal e
| Narrow

Very N_arrow

cuwluo

o

o

RO e

%:"'

ol

_'.'%: SRS

A

[¢] l.f(l -

Type.'of Road . -

Pavement - -
| Metalled "~

ot

Stoe

20

: %
%,

.20
T 40

%

Sewerage /

Drainage

Earth

Al

0/0’ N
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Table 1.2

Coei_'ﬂciént Values of Lots

_ Factors

_ Condition-

_ Coefficient Vélu_e

Category of Land
Use - '

Commercial
Industrial
Residential
Agriculture
River.Roads.
Railways.etc.

+,

307 % <+ 200

0 % ~ + 50

0 % ~ - 30

50 % ~ < 90

Yo

o

Yo
%

Size

Very Width/Length
Width/Length
Normal -

Small

Very Small

5 % ~ - 10

0 % ~ - 5.

0 % ~ - &
% ~ .- 10

[¥2]

%

%

“ %

%

‘Shape

Standard
Bad
Very Bad

% ~ - 5
o~ - 10

o

%

% |

Terrain

Standard
Bad
Very.Bad - .

o ~ - 5

Yo~ n 10.

%
Yo

Dislike Facility
(Cemetery etc)

e
Very Near

ol to

RS

% o~ - 20

%

Difference -
Between High
and Low .

Very High
High
Standard

s Low

Very Low -

. 0/0. e __'. L 5

%~ 20

o~ - 20
% DR . 5

%
%

.U/n

%

_(_:or,n,e‘r_'_Lot_. .

"%I

'Land Adjoining to’
Front and Back
Road

ojo|lwe
se
!
-
o

k=0

%

~ | Land.not : .. .

" | AdoiningtoAny |

%

| Flooding
g C'onditi(jn_ L

| Standard

‘Bad

o VeryBad




5) Block Valuation

Block valuation is necessary to estimate the land value increase rate through the project and
to calculate the proporttonal rate for replotting design. ‘Basically, blocks after the project
can be valued i in the same way as that for individual lots,- To carry out precise valuation,
it is desirable to divide one block into some sub—blocks takmg account of corner lots and
backyard boundanes - :

Replotting Deslgn'
1) Locatlon of Replots

In replottmg desngn the origmal locatlon is apphed to replotting in principle. It is called
ongmal replottmg ' The reasons why original replottmg is given prlorlty are'as follows:

. “Existing 1mng and economic activities can continue and_ _bu:ldmgs_can remain where
- they are despite the project. This can contribute to the reduction in compensation
cost in fotal. '

o Replottmg can be easdy understood since little room is left for landowners to form
additional perceptlons on replots ' ; : :

: _In some cases, however it1s 1mp0551ble to ﬁJlly follow an approved layout plan and spare
‘'some land for financial land. There may be replots whlch must be transferred from their -
original lots. ‘This is called ° ‘transfer replotting”. Since this is a ‘sensitive issue and may
present difficulties explaining to landowners, transfer replotting needs some guidelines. For
example, lots in the same block must be transferred to the same directlon and the like.

2) " Areaof Replots -- :

To calculate the area of replot or. the area of eontnbutton by lot, three kmds of oalculation
methods have been devised and developed in Japan S :

) Proportlonal Valuatlon Based Replottmg D631gn Method: Orlgmal lot value is .

calculated and multtphed bya proportional rate to.determine the replot value. A

certain area of replot is given corresponding to the replot value. This method i$
considered loglcal in respect of falrness in land value SIS

iy Areal Replottmg De31gn Method Frontage contrlbutlon and common’ contrtbutlon
. are set up in advance anid the area of replot is calculated based on existing lot area.
Accordingly, the replotted area can be determinied without land valuation, The -
method is best sulted to a small project area where lots are umformly located

i) . Combined Repiottmg Desngg Methgd Tti isa combmatlon of the above mentloned' _

- two methods. More precisely, contribution for financial land is-calculated by the

proportional valuation based replottmg des;gn method while contribution for publtc

- facilitics by -the areal replotting design - method. - - Calculation’ procedure is
comphcated and loglcal bas1s is unstable. = '

It is recommended that the proportional valuatlon based replottmg des1gn method is worth _
mtroducmg in Malaysm where land valuatlon is’ rooted in admmlstratlon as well as in.the.
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people’s minds: _ _
3) Proportlonal Valuatxon Based Replottmg Desrgn Method

For the proportional valuatron based replotting design method, individual lot valuatlon
"before" project and block valuation "after" project are necessary inputs. Then, the land.value
increase rate can be calculated by making a comparlson between the average lot value and the
: .average block value In 8q.m.; as follows ‘
R e IESEE
Y = memees accordlngly,' = e y oo

and, E=A(l-d) therefore, .
Eee=4 _-a(!—d)y
o :'.Eve
(] d)y"'..—;w-.-
L Aea

Assuming that, e % {1- d)y " then (= Proportional rate)

: Eee
o Eieei = Aieal s cooeiee
L S : Aeqg
= Abeqiee
accordingb)_, :
oo Aiegies
EI = ..--...'.-,...f' .......
el
contribution rate is,
di=1- -~ therefore
Ai
L ai.g
Bl
: i
" A . . Gross area of the lot “before prOJect
a. .  Evaluated index per m” as an average
AL Area of each.lot "before” project el -
Lai. * . Evaluated index of each lot "before" prO}ect per m” as an average
2. .. . Grossarea of the lot "after" project except financial land -
e ;Evaluated index per m” "after" pl’O_]eCt as an average - :
e CEjesi e Area of eachidot "affer” project’ v T e
R S ‘Evaluated mdex of eachlot | per ‘m* "aﬁer prcuect as an aVerage R



d . Average (aggregate) contribution rate in project area
di :  Contribution rate of each lot
y Average land value i increase rate m prolect area (e/a)

1 5 Preparatlon of Replottmg Plan

The specnﬁcatrons of replottmg desrgn are ﬁnally documented w1th statements and drawings.
They are contained in a replotting plan with other ancillary documents necessary to enforce
replots such'as balance of equity, preparation of new lot numbers and transference of public

facilities’ land. The replotting plan will be legally. enforced on the day followmg its
notification in the federal gazette.

b Speclﬁcatlons of Replottmg Desxgn

When construction work 18 completed alteration and conﬁrmatron survej,r is conducted to
confirm the location, shape and area of a new block and a replot.. It determines the final
condition for registry and equity purposes. Piles are driven after the survey. The replotting
design is finally corrected by the alteration and conﬁrmatron survey and wrltten in fixed
tatements :

-2) quu1dation

_qumdatron is a sensitive issue and interactive with replottmg design.’ Although replotting
“design ‘aims. at distributing developrnent benefits and contribution equitably ‘among
Jandowners, some imbalance is technically. inevitable in repiots but eventually levels off in
_ liquidation.. Collection and payment of balance is calculated by lot and filled out ina’
replottmg plan. : :

Generally, a replottmg design is required to reduce the number of unbalanced replots. But
liquidation sometimes takes a more meaningful role to faorhtate prOJects rather than standard
‘ replottmg in the followrng snuatlons -

1) | Where exrstmg buildings become larger than the replots due to contribution, collection .
of payment is an alternative for landowners, ‘On the other hand, the 1mplementmg body
must study these cases carefully in companson wrth bulldmg compensatron ' '

iy Where replots are too small to be used for any burldmgs contnbutlon cannot be
imposed on these lots from a c1ty planning viewpoint. In prmcrple colfection of
payment is only one way to relieve such small lots. ~In Japan; mary. projects ‘have
internally regulated some alleviative measures since: small landowners are llable to have_
weak ﬁnanc1al _capabilities: . : R

The formula to calculate equrty under the proportlonal valuatror based replottmg desrgn
method is as follows : . M :

(Fr opmF t:onal Rate x Lot Value before the Pr o;ect) Replot Va[ue = +Eqmty
| 3y Preparatron of New Lot Numbers .

: Ongmal replottmg isa prmcrple in replottmg desrgn however almost all replots need some -
: modrﬁcatrons on land tltles Accordmgly, all lot numbers as. well as all land title. numbers are
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- considered to be renéwed for administrative convenience. The new numbers are prepared and
contained in a replotting plan. The implementing body is proposed to act as one
representative entity from the landowners on the matter of land registration.

4) Transference of Public Facilities’ Land

New public facilities’ land after the project should be promptly registered as reserve land
which clarifies the purpose, management office, etc., in the gazefte. Accordingly, it is
suggested that the necessary documents concerning transference of public fac1ht1es land be
contained in a replottmg plan and enforced at once.






CHAPTER 2 - REPLOTTING DESIGN IN KG. SERI SUBANG PROJECT AREA

2.1

2.2

Assumptwns

" The normal process of undertakmg replottmg desrgn work mvolves rntensrve formal and

informal consultations with landowners and other participants. However, in this study, no

- direct contacts with landowners or. their representatives were made possible before

preparing the plan or the objective of-this case study. Therefore, it is noted that the
replotting deSIgn work carried out in this study are based on the following assumptions:

(a) Statutory plan covermg the project area The prOJect area w1ll be covered under the
' gazetted local plan. :

(b)' Conﬁrmatron of land rig_h_ts: Thrs includes the following:

-.  the boundary of the pro_]ect area has been determined by survey in the presence
- of landowners;
- - areaof pubhc facilities lands has been confirmed by. the administrator,
- - difference in the area between the registered and actual one will be
_proportionally distributed to individual lots; -
= - area of the block has been determined with block conﬁrmatton survey; and
.= no other rights except registered ownershrp have been declared. '

(c) Land use restrrctron Under the local plan 1o more agrlcultural land w;ll be allocated
in the project area and the current practice of mixed use such as factory plus
resrdence in one lot will no longer be aliowed. Instead those who are presently
engaged in agriculture w111 have to sell their lands and move out of the project area,
or they may have to change therr actrvrtles/hfestyle to conform to the local plan.
Those who areé operating a factory and residing in the same lot under agricultural
purpose will have to maintain the factory in the mdustrlal area after the project and

. look for resrdences wrthm or out31de the pro_|ect area, :

(d). Location of replots 'I'he replots are mostly located near the ortgmal lots. However :
- there are cases where the eriforcement of the local plan, some physical constraints,
and the request of the landowners make it necessary for some lands to be replotted
. 1n remote locatrons and wrth dtfferent categorres of land use

It is assumed that all these are the results of consultatlons w1th landowners and the

~ adjustment process

s -Determmatlon of Basss Area Before the Pro_]ect

Pnor to replottmg desngn itis necessary to determme the basrs area before the project.

- Accordmg to the project implementation plan, the entire project area is 3,190,587 sq.m
“ while the dmded two portions, public facilities’ land and alienated land, are 465 665 sq.m.

and 2,783, 782 sq.m. respectlvely Thereisa difference of 58,860 sq.m. between the entire .

‘area- and : the - dl\_nded . ones, because the former is'- the - surveyed ﬁgure'
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and the latter is-the registered one. . The difference is probably caused by the existence of
many lots with qualified titles (Q.T.} in the area. Actually, the ratio of Q.Ts. against F.Ts
is 9:1, in terms of acreage. : :

To determine the basis area, the proportional adjustment was employed in the case study.
Detailed adjustment procedures were as follows: ' S
(i) - The whole project area was divided into five blocks bounded by roads (refer to '
(i) -Q.T. in éach block was summed up on registration. -

(i) Q.T.in each block was surveyed on the map drawn to a scale 1:1000."
{iv) A proportional rate in each block was calculated by (ii) and (ii). ;
(v) Q:Ts. were multiplied by the proportional rate to adjust to the surveyed area in a block.

Table 2.1 indicates the results of proportional adjustment.

. Figure 2 .1 e
' Divided Blocks for Basis Area Determination =

' o272 '



23

231

Table 21 :
Statement on Proportronal Dlvrsron Ratro

QT s Reglstered | Adjustmg Dﬂerenoe(sqm) Proportional .
Zone | ‘FT. | = Area{sqm) Area{sqm), B-A . Division ratic
A B BIA

A | QT | asas7rioz | 39397200 | -899.02 0.997724 |

| ar.’ 26651602 | 27038200 | 3,845.98 1.014431
o | QT | -7reeo2t7 | 75234757 | 2625480 | 0966280 |
| F.T. 155856.43 | 15685643 | . - 000.1 . 1.000000 |

| Total | 93445860 | 90820400 | 2625460 |
D | QT | 76143199 [ 72389351 | 3773848 | 0050438 |

4 RT | anatsae | atarsde | 000 | 1000000

_ Total 802, 847.48 | 76510800 | ~-37,736.48 | o
CE L am 38508914 | - 387,276.00" | *.2,185.86 0 1.008677
Total | 2733 78226 | 272492200 | 586026 | '

Land Valuatmn .

Land valuation is a sensitive issue wrth respect 1o dealing wrth private property ‘Therefore,
it requires consent among landowners not only as to its results but also its methodology

and procedure Tt is recommended that the LR committee establish the intérnal regulation
to clarify the framework of land valuation prior to ‘embarking on the work. - Appendix 2.1
presents a draft of the internal regulation applied to the Kg. Seri: ‘Subang LR project and

‘the followrng subsectlons work out land valuatron m accordance wrth the regulatlon

_Calc_u_la_tlo_n of S_treet Valtl_e _ )

1) Roads Subject to:Stree't Value . .

"To calculate’ street vaiue roads were selected accordmg to the foliowrng consrderatrons

. (refer to Figures 2.2 and 2: 10)

7 For Exrst_rng_road_s.__' -'all publrc roads

* an'external road accessrble to the lots within the prOJect area

~insubstantial road_s but RO.W. are already reserved on cadastral . -

: map -

: '_F or Future roads : _all desrgned roads except for back lanes and srde lanes .

i .2) Standard Road

- As drscussed in Chapter 1 cach road has several adjustment factors and each factor must
... beassessed within the allocated range of coefficient value in comparison with a standard -
“road

Since a standard road is applred to the most valuable road section in the existing

netWork the road No 21s cons1dered the most surtable where the road hes m front ofa

'polrce statlon and nearby Pekan Subang (refer to Flgure 2 2)



3)  Adjustment Factors

‘The factors which adjust street values at the pro;ect area were exammed cor\s1dermg the
area characteristics: There were a total of eight chosen and each factor has a propetly
allocated range of coefficient value. The adjustment factors and thelr coefficient values are
_ summanzed in Table 2.2 and brteﬂy descrrbed below

Road Condrtlon (hrerarchy, cormectron etc) Although there is con51derable through-
traffic in the project area, all existing roads are substandard and some have missing links,
Inversely, future roads are well-organized in a hrerarchrcal manner in cornphance with the
JKR standard (refer to Figures 2.3 and 2.11).

Road Amenity (roadside land uSe condition): Exis_t'ihg= roads. were assessed._ from the
viewpoint of orderly urbanization at roadside (refer to Figure 2.4). On the other hand, the
favorable road network will totally enhance road amenity in the whole area.

Accessibility to/from Commercial Area: Distance is a prime variable fo gauge accessibility.
At present, Pekan Subang offers various commodities to the residents and, in the future,
it will be expanded ag a new urban center. Future roads were better assessed than the
existing ones owing to the proposed new urban center rich-in commercial facilities (refer.
to Figures 2.5 and 2.12). -

Accessibilitv to/from Communal Fagility: At present, there is one representative primary

- school. ~ After the project, communal facilities: will be enriched by additional primary

- school, new secondary school, several community. halls and parks. Accordmgly, existing -
_..roads were assessed in terms of their drstance to the primary school and future roads were
) appremated equally (refer to Frgure 2. 6) :

: kRoad W1dth Since the standard road has a wrdth of 10 m wrder roads were assessed
posrtwely while narrower ones negatrvely (refer to Flgures 2. 7 and 2. 13) '

Pavement Type: Ex1stmg roads are paved wrth asphalt and macadam Thrs is ddferent
from road avarlabrltty (refer to Flgure 238 - : o

Sewerafze/Dramag_ The sewer as. well as the dramage system wilk be newly mstalled at
all roadsides. They will support Various actrvrtres on the lots

Water Suppy Water pipes are partrally mstalled under the exrstmg roads (refer to Figure |
2.9). Onthe other hand ‘water pipes. wrll be mstalled and orgamzed under all the roads in

~ the future .

4) Results :

In conclusron the street value mdexes “before prOJect range from 550 to 5 000 whlle from
2,320t0 2, 750 "after" pro;ect (referto Frgures 214and 2, 15) '

5) g Callbratlon of Street Value R

'_ ' To calibrate the calculated street values and determme whether they were appropnate or -
not, the Valuation Department was consulted on'the land values of nine Iots in the project -

area which were evaluated according to the preva1lmg method 1n Malays1a (refer to Figure

2.16). The comparatlve results showed more of less. the same tendency (refer to Flgure-



2.17). 'Judging from them, street values arc applicable to the whole project area.

Table 2.2

Adjustment Factors and their Coefﬁment Values in Street Value Method

Coefficient
Adjustment Factor Condition Value (%)
Road Condition Future major road 25
(hierarchy, connection) | Future collector road . s 20
: Futurg major local road (&) - 15
Future major local road (8) 10
Future major-local road-(C) 5
Existing standard foad - 0
| Existing local road (A) = - -3
_Existi'ng Iocal ro‘ad'(B) ‘ -10
Road Amenity Future: road network : © . +80
{roadside land use) Exrstnng road along well—organlzed roadsrde 0
' Existing road along fair roadside - L -5
1 Existing road atong dasordered roadsrde“ -10
Accessibility , Future road accessrbte to New Urban Center + 20
(commercial area) . within 500'm .-
“Future road accesrb!e to New Urban Center +10
- more than 500 m.
| Existing road accessmle to Pekan Subang 0
Cwithin 500 m -~ = -
'Existing road, accessable to Pekan Subang -9 _
" from 500-1000 m ' .10
Existing road accessm%e to Pekan Subang :
more than-1000.m . : :
Accessibility Future road network +5
{(communat facility) . Existing road accessible to the prlmary o
: - school within 500 m
" | Existing road accessibie to the prlmary -3
aE school more than 500 m
Road Width More than 20 m width + 10
: : 15 m width- : +5
12 m width - +2
10.m width 0
-4-6 m width - -5
23m width -10
Pavement Type }Asphalt road 0
. o Macadamize road -5
Sewerage/Drainage Future r_qads v +30
T Existing"roads ‘ 0
Water Supply © ] Road wrth Water prpe 0

o ,Road wﬂhoutwater prpe:"- .

-5
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Figure 2.12
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2.3.2 Land (Individual Lot) Valuation -

1)

Preparation of Valuation Conditions .

Individuat lots have been valued by further adjusting street vaioes with adjustmeht factors
that are unique to lots. The adjustment factors and their coefficient values shown in Table
2.3 have been applied to individual lots. The selected adjustment factors are as follows:

2)

b)

d)

g)

by

Category of Landuse As land use affects tand value so much, the coefficient value
varies from -10% to +100% widely. The designated land use is the one written in
the land title, irrespective of actual activities. (The Valuation Department also does
it this way). Accordingly, once land is desrgnated as commercial purpose, the value
jumps up (refer to Frgure 2.18). .

Lot Size: The average lot size in the pro;ect area is as large as 6,300 sq.m. because
there are a lot of agricultural lands. Unless the LR project is implemented, some
contribution such 'as open space must be needed. in the case of the individual
development of a lot with an area of more than 5 acres. Accordingly, land valuation
distinguishes the lots with-an area of more than 20, OOO sq m,; which is nearly five
acres, from others

Terrain Condition: Although it is a matter of degree, the slope directly affee'rs land
availability. Practlcally, a land with a gradrent of more than 5% is inconvenient for
development (refer to Frgure 2. 19) :

Existence of Nuisance Facrlrtv In the proJect area, a Chmese cemetery is considered
to be a sort of nuisance facility. Accordmgly, the lots facmg it suffer from

devaluatlon (refer to Frgure 2 20)

Height Drfference between Road and Lot If there is some. herght drfference between

. an access road and a lot, land availability would be decreased to some extent. In

addition, it has been observed that land lower than the road bring unpieasant thoughts
in Malaysra especrally among the Chmese—Maiaysrans

' Corner Lot: Comer lots are consrdered advantageous to eommereral and industrial

activities due to easy access and noticeable location: On the other hand, residential
units on corner lots enjoy a little advantage and no appreelatlon is given to

. agricultural land (refer to Frgure 2. 20)

_Dual Access Roads: A lot touchmg two’ roads at 1ts frontage and baeksrde can enjoy
- good accessibility as corner lots do: “Accordingly, the same coefﬁcrent values are -
' glven (refer to Frgure 2 21) ; :

No Access Road There are some lots that touch river reserve and not a road These'
lots get a negative in‘land. valuatron (refer 10 Frgure 221y '



“Table-2.3

Adjustment Factors and Their Coefficient Values for Land Valuation

Factoné Condition Coefficient Value (%) Note
‘Category of Land Use = ‘Commerce +100°
' ' Middle-Industry +-40
Service-industry + 30
Detached!Seml-detached House + 10
“Terrace House R 0
Agriculture - 10
Size A< 20,000m’ 0
A<20,000m* . . -5
Terrain Gradient€5% . . N ¢
Gradient > 5% o -5
Existence of Nutsance Faciltie Adjoining tand - -5 __
Difference Between Road H> 3m R S {5 6nty applied to the
and Lot -1m <H< 3m : ) EER blogk valuation
H<=tm = -5 “after” project
Coiner Lot Commerce +10
Industry +5
Residence +'2
Land Adjoining a Front and ,Comr_nerée' ' + 10“
Back Road : “Industry +5
| Residence " +2
Land ot Adjoining Any Road . .5

- Flgure 2 18 _ _
Currently Demgnated Land Use
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Figure 2.21
"o Access Road -
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2 Results o

' The'existmg: individual lots ha'vejbeen-{fal'u'éd in compliance with the prepared factors and

coefficient values. The results are indicated in Table 2.4 and illustrated in Figure 2.22. The
average lots were valued at an index of 603 while seven lots appreciated at an index valued

~ more than 1,000 due to the current designated land use of industry and building. The low -

valued lots of less than 600 index are distributed on hilly area due to poor land utilization.
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Figure 222 _
Valuation "Before" Project

Table 2.4

ST Inclex 400-499

} Index 60G-699

Index 500-699

I 'nclex 800-899 ©
B ncex 000900 -
B Index-1000:1009 <
W iroex 1100-1199 -

- R ncex 12001209

t Value Index "Before” Project o

~ Unitindex-

. Number qfteoté |

~_ Basis Area (m?)

400+ 489

85 . . (19.3%) " | .

©.530,233.78

. (19.4%)

500509 |

193 @3.9%)

. 1,200,370.25.

(@4.1%)

. 600-699. .

2. ©5%)

| 207,98055

(10.9%)

700-799

72 .(164%) |

513,325.81

..(19.0%)'- -

800 - 899

a6 ®2%) |

1 91,677.41

' (3.4%)

800-898

o (1A%)

38,535.17

(1.4%)

1000 - 1099

2369369

(0.9%)

1100 - 1199

S Lo
4 oe% |
2 (05%)

1641278

(0.6%)

- 1200-1299

1 02%)

769256

(0.3%)

Tota'i L

440 (100%) -

12,724,922,00

a8

(100%) |




2.3.3 Block Valuation
1_) ‘Additional Preparatory Work

T he des1gned blocks Wthl'l w:ll be ﬁnallzed through the proposed LR pro;ect have been
valued by the same method as that of the existing lot valuation. To obtam significant
results, the followmg additional preparatory ‘work were done:

. Some large blocks were further divided into sub-blocks. :
. Since block valuation muist be done prior to-replotting design, corner lots cannot be

precisely determined. .Accordingly, corner lots ‘were assumed adequately in
proport:on to the depth of blocks - :

2) B ‘Results

The results of the block. valuat1on are 1llustrated in Flgure 2 23. The average block is
.. estimated at-3,189 index value. Accordingly, the land value increase rate is expeoted to be
3. 28, which is almost equal to the increase rate of 5.24 in the pmJect 1mplementat1on plan.

The block values can be grouped into the followmg land use types

‘Land use Ty:p_ o ': R Value Index
Terrace House 2,300 -2,500
. Semi-Detached, Detached House - 2,500-3,000
Service Industry -~ . 3,000-3,500.
Middle-Scale Industry © 3,500-- 4,000
Commerce . _ . more than 4,500 -

%\ . Figure223 .
PN Result of Block Valuation "After" Project
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2.4

Replotting Design Plan

In order to prepare a replotti.ng design reasonably and eq‘uitablj,_ it is'necessary for an
implementing body to establish the design principles internally. Appendix 2.2 shows the

© draft intcfnal_;egulatidn for replottiﬁg_de_sign applied to Kg. Seti Subang project area.

1) Proportional Rate-_and Financial Land Plan

Proportional rate is the key to calculating the acreage of replots under the proportional
valuation based replotting design method. It is calculated by dividing the total value index
of alienated land; excluding financial land; by. the total value index of the alienated land
"before" project, indicating the increased ratio. of the land subject for replotting design.

~Form 5 shown in the Appendix of" this volume can assist a replotting designer in

determining the proportional rate in an' LR project. However, financial Jand must be

- segregated from replots in advance in order to fill.out Form 5,

- Therefore, the financial land planls pro'po'sed'in accordance with the "p'rojéct' implementation

plan, as shown in Table 2.5. Firstly, all commercial and medical welfare sites are designated
as financial land. -Secondly, the site where the existing detached houses are strongly-built

in a single line on State land are once designated as financial land and then disposed to the

existing residents_'_thquigh the LR pr_bjet:t. The rest of the financial land is adequately
allocated among the sites of service and middle-scale indugtries_. S o

The result of the filled out Form § for the:']jr'o'j' ect i_s"s_hmiv_n iri'Tab'jle: 2:6. In conclusion; the

proportional rate was calculated at 3.031. h

. Table 2.5

Financial Land Plan_

FinanciaiLand | . ‘Areaam) | |~ Valuation Iridex
Commercs |- 57101 | | s06e80252
Medical Welfare . .| 48119 | | aaernes2
Residenal =~ | e
Petached House111BL | - - 18,120 . @2552 |- 7. 48,242,240

Terrace | - 1,880 1 @2413° | 7 4,536,440
Sup-total - S 20,000 - e 80,778,680
Mindusty | 32780 .| @3604 | 118113020
Sindusty | 45000 | . @3354 | 156,930,000
Total . L 203000 0 | | 711,149,704

2220



Table 2.6
Statement on Proportional Rate

o o ' Pro;ectArea m’
o _ . "Before" Project. . "After" PrOJect
Private Lnad |~ ' — ‘ : Remarks
Basis Area | Total Valuation "Area - Total Valuation
m* Index m’ Index
Alienated Land 2,724,922 1,642,061,957 |E 1,581,395 F4,978 412,721
Financial Land | | 203,000 | © 711,149,704
Total A2724922 | B1,642,061,957 ||C 1784395 Useas '562 425
Average Contribution Rate of Project T d= .1 - iz o =0.4197
: : RPN : : : A 2,724, 922
- | B "1542061957 -
Unit Valuation Index Before Project as—= —————— " = §03
: : o A 214, 922
R T A TR D 5689562425
Unit Valuation Index After Project gE ——a . = 3 189
AT BRI C. 1784395 -
' . o e o3asg
| Increase Rate of Project y=——=————=529
B coane03
Nt T T F 4,973._4.12.721-'.. »
-| Untt Valuation Index of Alienated Land a'= - — = 3148
e S Bl ige1ges
C ' o - 3148
Increase _Rate of Aiienat_ed Land - - Y = =5, 22
S R S - W j 603_ :
RS S 49?8412721 |
Proportional Rate 4of=AI_ie.nated Land " k=— = — e 3031
- LR B 1,642,061-,957 o

2) - Replottmg Desrgn Work‘

: Replottmg design was camed out to locate the replot where in the index value 18 equivalent

to the entitled share of the ongmal fot. The entitled share of an ongmal lot is calculated by

- multlplymg the proportlonal rate with the assessed lot value

In the begmnmg of replottlng destgn, financial lands were: duly allocated and then replotting
‘of the prrvate lands were undertaken with the follovwng specnal consrderatrons

T Both cun'ent land usé and future land use plan were observed Current 1ndustr1al and
residential lots-will be replotied to the areas with correspondmg land use zoning, .
‘unless it is constramed by special reasons or requested by. the landowners. In this
_connection, some: transfer replottmgs are, mevntable although orlgmal replottmg isa

: prmmple




To -ensure efficient lot utilization after the pro_|ect replots will be provided with

_ sufﬁcrent fromage w1th rectangular shape

Basrcally, one orrgmal lot to one replot prmcrple is applred However sometimes
one lot must be divided into several lots due to the fixed design and use of lands such

Cas terrace house and service 1ndustry

3)

Results

Replottmg des1gn plan has been worked out as 1llustrated n Flgure 2.24 whlch also shows |
the locatlon of the ﬁnancral land. The results of the work are as follows:

| Contnbutlon rates of mdmdual lots vary oonsrderably dependmg on changes in land

use and location due to the project. - Contribution rates are normally high when
agriculture lands are replotted to industry or commercial lands. Some lots will gain
more area (5-6%) while some contribute more than 60% (refer to Table 2.7 and

- Figure 2.25).

: _The most popular'case in the project is from agriculture.to lndust,ry-w_hich accounts _

for approximately 46% in the area. Average contribution rate for this category is
48, 7% ranging between 32.1% and 54.8%. The second and third popular cases are
from agriculture to detached house and terrace house with average contribution rates
of 37 1% and 29.0%, respectrvely (refer to Table 2.8). L

Some lots are 100 small to contribute to the pro;ect by means of a prece of land
Accordingly, the project must exempt them from physical contribution; furthermore;

~a couple of lots need additional land to meet the requirement deriving from the future ~

fand use plan To ensure equrty among landowners such lots are ﬁnally settled in
liquidation. - - :

_ The replotting desrgn is ﬁmher analyzed by zone; Zone A (northern mdustr:al area)

Zone B (residential area) and Zone C (eastern industrial area). It can be observed that
many lots are replotted to their original location or nearby in Zone A, while many lots
are transferred to remote places in Zone B and Zone C (refer to F1gure 2. 25) The

jzonal characterlstrcs regardmg contrrbunon rates are as follows

Zone A morthern 1ndustr1al areg)

‘Number of original lots . 59 lots

Basis area before project. =~ 350,050.22sqm.
. Acreageofreplots. .~ . 186, 15042 sqm oo
- Minimum contribution rate‘.__ A 269%
Maximum contribution rate . . 598%
Average contributiontate 46 8 % o
+Zone B (residential area) . - ;. ... .. i e i
Number of original lots .. - . 152 lots G
Basis area before project -~ '986 147 86 sq. m
: Acreage ofreplots . ...t . 646,605.65 sqm
.. Minimum contribution rate . L 63 % i
Maximum contribution rate .- " - 150:1 % £aF
- Average contribution rate - - o344 %, BEREII



4j'

'Zone C (eastern industrial area)

Number of original lots = . 229lots
‘Basis area before project 1,388,723.92 sq.m
Acreage of replots _ 746,965.09 sq.m
Minimum contribution rate 28%
Maximum contribution rate ' T 632%
Average contribution rate 46.2 %

Anticipated Problems and Issues

In reviewing the replotting design practice at the Kg.. Sen Subang project area, the Study
Team anticipates some probleins and issues towards pro_;ect implementation as described
below. They should be thoroughly” analyzed and discussed prior to the actual implementation.

More than 40 % of the landownes have to shouider the high oontnbutlon which

- accounts for 50 % or more of their lands. ‘Tt seems to be dlfﬁcult for them to consent
to the. replottmg design plan

Not a few. lots espec:ally for resxdentlal use, had to be divided in replotting design.

It was inevitable due to realizing compact residential blocks through the prO]eCt but
it should be avmded to the utmost : :

'The prOJect 1mplementat1on plan directs the policy concerning ﬁnanolal land.

However, as it focuses on industry and commercial lands rather than residential, the

'_replottmg work found difficulty in placing orderly shaped replots. Accordmgly,

- allocation of ﬁnancnal land should be modlﬁed in the prOJect implementation plan.

The land use zomng 18 determmed from acity. planmng vxewpomt It is considered
adequate but there is some room for further adjustment of the proportions among
oommermal re31dent1al and mdustry lands based on the landowners’ demand. -

| Some lots of currently erected detached houses were forced to be replotted to the

block for semi-detached houses instead of that of detached houses due to small lot
acreage. The necessity of bloek‘: for small detached houses should be examined prior

‘to the aotual 1mplementat10n

2.3






Figure 2.24
Replotting Design in Kg. Seri Subang Project Area

Eﬂ Replotted Lot
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Table 2.7

‘Classification of Lots by Contribution Rate -

e - | Basis Area "Before” | Replotting Area
Contribution Rate No. of Lots Project o (mY '
Llessthan10% | | 38 . 94,466.06 89,858.15

| eew) (3.5%). - (5.7%)
More than 10% 20 145 823,81 124,753.81
Less than 20% 45%)  (54%) 7%

More than 20% 25 178,333.89 131,412.49
“Less than 30% (5.7%) 6.5%). (8.3%)
Morethan30% | 99 698,763.26 - 446,851.02
Less than 40% (22.5%) @56%) | (283%)
Morethan40% | . 76 57918095 | . 325717.13
_Lessthan50% | (17.3%) @12%) (206%)
“Morethan50% |- - 172 955,490.85 | '432,799.93
Lessthan 60% | - (30.1%) ©{(35:1%) (27.4%)
Morethan60% | 10 72,863.18 .. .28,32863
Lessthan70% - | - (@23%) | -.(@7%) (1.8%)
o Total | a0 | 272492200 | 157872116

L L (1000) | (100.0%) - | (100.0%)

 Figure225. -

_ Distributed Contribution Rates

Lavs thom 0%
More thori 10%, Lest than 20%
Mot thon 20%, Less thon 20% -

28 . Nors than 30%, Lets thon 0%

Mors than 40%,iase than 50%

. More thon 60%, Less than 70%

. More. than BO%,Luwz than 60% . ‘



Table 2.8

Contribution Rate by Land Use Transformation

"Before" Project

"After” Project

Land Basis Area No. of Land Replotting Area | Contribution
Use - (m% Lots Use (m?). Ratio (%)
Agriculture 287,030.10 43 Terrace House 203,723.98 -54~40.0
- (10.5%) ©8 | (12.8%) Ave. 29.0
Agriculture 165,012.98 - 20 Semi—Detachéd 97,906.96 -83-~554
(6.1%) (4.6) (6.2%) Ave. 40.7
Agricutture 34754237 | 42 | Detached Housd 21858130 | 94-549
-(12.8%) (9.5) {(13.8%) : Ave. 371
Agriculture 152,066.33 | 32 | Senicelndustry| 80,84529 | 26.9-55.1
(5.6%) (7.3) _ ) (3.1%) Ave, 46.8
Ag’riéulture ' 1,404,568.18 228 Middle industry 719,953.68 | 29.0 - 63.2
(51.5%) (51.8) | (45.6%) Ave. 48.7
Agriéulture 81,626.09 10 . | Two Residential 56,673.24 11.6 ~ 54.8
{0.3%) (2.3) Types - (3.6%) Ave, 306
Agriculture - 66,266.06 8 Residence + - 36,049 90 . 324 -591
: (2.4%) (18) | Industry (2.3%) Ave. 45.6
Building 31,777.01 5 Terrace House '2é,43?.79 2.0 - 391
(1.2%) (1.1) {1.5%) Ave, 26.2
Building 19,372.13 26 Semi-Detached 15,164.28 31~395
(0.7%) 59 |- - (1.0%) | Ave.217
Building 10,851.34 1 Detac:hed Housd - 8,430.00 ' 223
(0.4%) - (0.2 {0.5%). Ave, 223
Building - 1918524 5 | Senvicelndustry| 1474846 | 65-39.9
(0.7%) a1 %) Ave. 23.1
Building 95,625.26 14 | Middle Industry | 6451648 | 264 -49.8
(3.5%) (3.2 e 41%) | Ave.325
Industry 4399891 | 6 |Middieindustry | 39,669.80 28-19.9
' (1.6%) a4 | @5%) | Ave.908
Total 272492200 | 440 | Total 157972116 | 6.3 - 632
(100.0%) - {100) s Ave, 42.0

226

(100,0%)




Figure 2.26
Locational Relationship Between Original Lots and Replots

\']\ Original Lot
. Replotied to Northern Industiial Area

Replotied to Eastern Industrial Area

Replotted to Residential Area

Replotted Lot

' E:] Northern industrial Area
' l:—l Eastern Industrial Area
I: Residential Area

[- | Reserve Land

o !State Land

. L 'IProjeCt Implementation Area

'_2_-'27






Table 2.9
Details of Financial Land

Block Latid Use Area Unit Index Valuation Index | Remarks
No. {m? .

1 | Mndustry 5590.00 | . 3,843 21,482,370
5 | S-industry 299186 | 3,570 . 10,680,940
8 | S-industry . o 4asam |- 3,260 14,478,490
& | S-ndustry | 3,723.98 325 | 12,158,794
) 's-_lndustry. T ses1ee 3,262 12,564,702
10 | Seindusty . 12,3374 3,473 42,847,581
" M-Industry 2,423.50 C - 3,843 9,313,510
15 | Mindusty 17612 | a0 | 6,220,631
16 | Mindisty | . 376042 3698 13,913,429
24 | Commerce 1 - - 54500 oo 5,433 2,960,985
28 | Commerce . 6,890.00 | ~ . 5,324 36,682,360
30 | Commerce ' - 5,90000 . 5,324 3 ,45 1,600
31 | commerce - 0| se0000| 0 se2e  atar1éoo
32 | Commerce ' 3,280.00 - 5324 17,462,720
35 | commerce | gasac0 | ss67 | . 107,187,018
70 | Commerce’ 401500 | 4,872 19,561,080
80 | Terrace - 1,974.27. 12320 | . 4,580,306
91 | S-Detached Co1533a | . 28| o asorers.
96 | commerce . 645600 | 5404 | 32.951424
102 | Medical Weifare 4040700 1,740 70,308,180
105 | Medical Wetfare | 771200 1856 | 14313472
11 [ etached - | . 1812000 | - 2852 | . 46242040
113 | Sndustry RN 3,308 | 11,959,180
114 | S-incustry . 353850 3,308 11,705,358
116 | Seindustry 241984 3,430 8,299,365
118 | S-Industry : 2,515.32 3,710 8,331,837
119 | S-industry 424882 oasea| 15,227,054
120 | M-industry . 208440 | 3,625 7,556,950
124 | Mindusty | 216983 S ams | 7ast
‘125 | Commerce . apst0o | sees | 27,051.465
126 | Mendusty .| se7az | a0 | 13,630,985
126 | Mindusty | 0 200000 { - asss| . 677800
126 | Meindustry * 234300 . ases| 8221887
127 { Mdndusty .| 1ossae | - 3248 6,456,615
143 [ Mendusty T e4tma0 | 3248 20,846,963
e | | aoeeraea] . ama | 717,057,492

228







CHAPTER 3 ' REPLOTTING DESIGN IN KG. KUANTAN PROJECT AREA

3.1

32

Preparatory Work

1) Assumptlons

" Assumptions made in thrs exercise are similar to those made in Kg Seri Subang. Without

any statutory plan, it is assumed that the area is declared under the rural growth center
project of the Government. It is also assumed that land use zoning as well as location of
replots are the results of consultations with landowners and adgustrnent process

. 2) o PhySIcal Conditions

_ Physreal eondltlons in the project area were 1nvest1gated as shown i in Frgure 3.1. There is

a road of 10m width tunning from east to west; and most of the lots are facing it. Thus, the
road serves restdents as a local road; and through traffic as a trunk road. Most of the
private lands are agrrcu]ture and some buxldmgs stand sparsely

3) ‘Present Land Rights o

rPresent land rights in the pro;ect area are summar1zed in Table 3.1. The area is declared
*-under the Malay reservation area; there are private lands of freehold status and are issued

Final Titles (F.T.).- Since F.T. is considered to be accurate in terms of acreage the

E reglstered ﬁgure is treated as the basrs area for replottmg design. -
4) Map Preparatlon

| ) To undertake the process of replottmg desxgn work accurately and efﬁcrently, the followmg

maps were prepared

.« c_adastral map - (scalel 1000)

e topographicmap © ©* . (scale 1:1,000),
L. future block desrgn a (scale 1:1 OOO) and
e . some overlays of the above maps

| .F1gure 3. 2 shows the cadastral map and Flgure 3.3 shows the overlay of the three kinds of

maps S

: Land Valuatlon

© The lands were valued accordmg to the same method applled for Kg Sen Subang project. -

. Also,a srmrlar internal regulatton was assumed to be estabhshed in the LR commlttee for -

~that partlcular purpose S

3.1
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Table 3.1

Summary of Registered Land Titles

Lot Totie No. Tie Area Area Ownership Annual Land Use No.of Restriction in Remarks |

No. (actc) {m2) Status Renl(RA ) Category Landrners Interest

794 | EMR 240 | BT ) 225000 | 910592 | Freehold 158 | Agiculture i | Malay Reservation

795 | Enma40z | BT ] 200375 | 847310 | Frechold 15.5 1 Agricultare 3 | Malay Reservation

803 NG . 63 F.T '2.31250_ 9,358 35 | Freshold 8.8 | Agriculture 1 MMalay Reservation

80§ | FAIR2424 | F.T 275000 | 11,128.85 | Frechold 1.7 t | hlslay Reservation { Schocl

874 | EMR2470 | F.T 3.03125 12,26702 | Frechold 223 Agriculture’ ‘1 | hialay Reservation :

§75 | BMR2471 [ T | 321875 | 1302581 | Freehold 228 | Apriculturs 1 | Malay Reservation 5

876 | BEMR4IS) | F.T | 303125 | 1226702 | Freehold 2.8 | Agriculture 3 | hialay Reservation

§77 | EnR 2473 | F.T | 334375 | 1353167 | Freehold 245 | Agrculture 2 | Malay Reservation

878 | EMR4203 | F.T | 3.03125 | 12267.02 | Freehold 2238 | Agriculture 2 | Maley Reservation

879" | E W73 { F.T | 031375 3,313.36_ | Freehold 10 | Agiculiure 2 1. Malay Reservation’

850 | B 24760 F.T | "1.90623 | 771431 | Frechold 140 | Agriculture 2 | Maley Reservation

890- | B 2403 | R | 234375 | oumam | Freehold 175 | Agricultire 7 | Malay Reservation

905 | E 257 |'F.T | 334375 | 1353167 ] Freehoid 6.1 | Agricultare 1 | Mialsy Resérvation

Ned | B 2650 | F.T | 184375 | . 7,441.38 | Frechold 140 | Agriculture “2.] Malay Reservation

165 | B 72652 | BT | 061250 | 247869 | Fréchold 14.0 | Agriculture 1 | halay Reservation | - Caveat

1166 | GN 2804 | BT . 468843 . _ 1 | hfalay Reservation | Cemetery

1438 | EMR 3151 | F.T | 240625 | .9,737.74 | Freehold 17.5.| Agriculture 1’| Malay Reservation

dase | ate owszr | BT - osodoo | 2,0i3,42 Freshold 8.0 | Agiiculiure 5§ Malay Reservation

2737 (. GN 231 | FT Coiniosses | S 1" | Malay Reservation | Cemetery

2758 | B zaa7 | BT | 318750 | 12,89935 | Freetiold 228 | Agriculture’ 2 | Malay Reservation ' -

2759 | E 2431 | F.T 3.40625 13,784.59 Freehold 123 Agricutiure’ 3 hialay Resenvation

2760 | B 4225 | F.T.| -2.06250 8,346.63 | Frechold 228 ; Agrcullge 1| Malay Reservation

2761 | B 3549 | BT | 386875 | 1569627 | Freehomd 25.0 | Agriculure 4 | Malay Reservation -

2762 | B 2468 | BT | aasers | asgazze ] - 1| Afalsy Reservation

2763 ] -3.04100 1} 12,3064 1 | ndatay Reservation | Community Hall

2764 | ENIR 4221 ¥ F. T 2.87494 1 11,63445 |, Froeheld . 21.0 | Agrculture | 151 Malay Reservalion

2764 |. 0.03131 12670 : - 1 | Acquisition

2765 | HSM 762 | @ T | 241250 | 9763.03 | Frechold 56.8 .| Agriculiure 1 | halay Reservation | Caveat

2766 | B. 2836 | BT | 0273137 11053t | Frechold -{ 26 | Agicubture 1| Malsy Reservation

2766 ‘ 378037 | 1533503 | ol S y o " | Acquisition

2767 | B 4200 | F.T § . 357500 | 14467.50 [ Freehold 2631 Agieilture 2| Malay Reservation |- '

2767 © | _oa7se0 | 70819 - - vl Avquisition

2768 | MG 7| F.T | 321875 1302581 _ o 1 | Mfalay Reservation

2769 L MG 6| F.T.| 3402507 13,769.42 | Frechold 263 | Agriculture 2 | htalay Reservation

a9 | | oassen | eras i ' . 1 L Acquisition’

210’ | me 17| Rl 309373 12,519.95 | Frechold 114 | Agicultuse -2} Malay Reservation | Caveat

1 LB amis i BT | 249439 [ 1009439 | Freshold . | ... 193 | Agiculture & | Malay Reservation

a8 ) ooemiz 1 amier | s .1 _ | Acquisition

212 | BE. 2819 BT 039625 | 241293 | Frechoid 70| Agicutture 3 | Mty Reservation | ‘

2 R P B 7 A S - il 5 Acquisition

1 B 2403 | BT |0 172750 56,9509+ Frechold 140 | Agriculture 1 | hialay Reservation

2778 : 2 T B i I e

a1 L4 Bn000 | eapss [T i o ‘ - Acquisition

2974 1 E - (2404 | F.T [:: 2200007 | +°8,943.54 | Freehold - 158 | Agriculture I Malay Reservation’ :

27 - | aoaese |- stz - ‘ L 1 o Acqisition

yr7e | E. "4is0| FTo| 215063 | 370328 | Freehold. | | 210 | Apiculuwe 24 | sty Reservation

2779 - oot | osblgr |asmsas | o s o Tyl e Acquitition

o868 | B o R T | 200000 | Csosigr | Frechotd E - 7o | aghcuture 3 | Malay Reservation | _ L
Clases | 006350 | . asae2 Sl A | aequisition
Lol ] e T ] serssam e L 122 | L ‘

Nate)  Acquisition: The lots were compulsonly acquired presumably for road improvement in 1960s.




: Figure 3.2
- ‘Current Cadastral Map - .

v T Figure33 .
QOverlay of To_pographic, Cadastral and Future B_lock Design
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