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CHAPTER III

PROFITABILIFY OF SUBDIVISION

Two types of subdivision can occur, (a) by a "middleman"”

no buys up estates gfor the purpose of subdivision; (b) by the
wner of an estate, who applics for subdivision to the Land Office
vich issues now titles in place of the original. These titles

miy be held in tho mames of his family or relatives. Technically

.ach becomes a separate holding,

Generally the "middleman® is cither Indisn® or Chincse, being
merchant , landowner, or money-lender,

After buying an estate, he gets a private surveyor to demar-
cate or subdivide the land. He then sells the land piccemcal to
smallholders. In many cases the latter have purchased land before

the nccessary subd ivisional proccedings mve taken place, and have

A .
therefore paid for and occupicd land without holding a legal title

to #t, Before any kind of m;,:‘_'_ii paid over, some kind of paper

agrecment is signed by the parties concemed.2 In the meantime,

the "middlemn® applics to the Land Office for subdivisimm; this

miy take anything from 1 to 5 years depending on the condition and

8ize of the estate, the State in which this is occurring and on the

"3 . Arumgam
1. The man regarded as the piomeer nfragmenter® is a Mr :
Pillay o;egukit Mertajam, and who fits all the three categories

ment ioned.

. ' The Assistant District Officer, Bukit Mertajam.



.t of work the survey office has .1

Subdivision is profitable because of large differcnces between

+ing price of an estate and its subsequent selling prices. This

is follows from tbe fact that there are fower people willing and

‘¢ to purchase a large holding.
Before we decide whother subdivision is profitable, we shall
s to look at the costs side of the picturc. These will conprise

.o prices paid for estates or far parts of ostates, the actual costs

" subdivision, Wxrokerage cﬂarges and areas surrcndered as reservos,

Table 15 shows the mrices per acrc of picces sold. Prices

11 depend om the age-af the rubber; the rubber nearing its’'cconomic

From the Table it

-z will fetch a lower price than mture Tubber.
e from 3169.7

= be seen that the prices paid for old rubber rang

- aero to §460.8 por acre, thus giving m average of about ¥315

Q - :
~T acre.  lhore isAfairly large range of
to differtnces in the age of the trees;
ich was ready. far burning. -

jces for such rubber

u4 this is probably due

1149.7 was presumeoly paid for rubber land vh

The prices obtained for smmature rubber arc $943.7 ad $1,07447

cor acre. Such high prices are paid probably because of the pros-

cts of larger rctm vihen thesc treccd reach mouritye.

- —

months to complete if given priority,

otherwise ars. The period to complete subdivision means
dace of récgafé of the Requisition for Survey and the date 91‘ for-
warding the scttlement tracing to the Land Office. — The Chief

Surveyor, Perake.
This table is derived from Tab

l. An average subdivision takes 6

1e VI in Chapter II.



PRICES PER ACRE OF PIECES SOLD, 1956-58,

© Bukit Tepah -

oo

. lendu R. Co. Ltd.

. Bertram Consolidaied R. Co.. Ltd.

1956 : 167 1958
Planti — ' :
o9 Cenpany Acreage + Price per Acreage  Price per  Acreage . Price .
: sold acre § ' seld acre § sold l ders
. sperfeyle Plantations Lid. 2600(0) W19 ’.
3 : . W3 | 83.2
iﬂa@' R. Plantatians Ltd. ‘ggg)) 775.8 1
4 1207.2 é
. iler Pengor Amal. Estates Ltd. si(0)  257.3 736 612.9 |
AN 52 . 486,3 ;
. jaherst Estates (Sel.) R. Co. Ltd. 319 Wl —> i
. Angle Aslan R. Plantatien {e  w3s(0): 169.7
" fagan Seral R. Estates Ltd, 00 0 IS
. Santing (Se1.) R. Estates Ltd. estate 765.00 i
' sold |
i fatu Tiga (Sel.) R. Ce, Ltd. A3 10217
1 Bernan (Parak) R. Plaatatien 218 125.2 ’
. Bekoh Consolidated R. Co. Lbd. Mm 330.7
1512 $29.0 ' remain- 378.9
ing :
estate
sold
;. fow Seng R. Co. Ltd. 840 416.3
*. fscote R. Co. Ltd. - 155 639.0
1n 3525
se(T)  1312.5
.. Sardon (Eal.) R. Estates Lid. 1037 3.1
.. Fevea (Johore) R. Estats 1038 248.5
3. Hoscote R. Ce. Ltds 82812(0) ;gg'f
i Layaag R. Co. Lid, -
. Xuwla Buda R, Estates Ltd. mo(0) 197
‘. Ledang Bharu R. Co. Lid, 916 9315
621(0) 383.2
: 1850 701.8
B s] - - . o7
alay R. Planters:Ltd 17(T) 1782.1
. Werboureugh R. Estate Ltd. N 5.0 4595
. Pilseor R. Estate Lid. 176(0) 996.
. Seabilan R. Estates Lid. 61(0)  460.8
i, Sengat R. Co. Lid. 230(” - 11453
' /
L o ’ i, ]3% 3‘5.7
5. Singapore Para R. Ce. Ltd. > ‘
. Sg. Bhary R. Estates Ltd. age(0) 311 ggg ;ggg
i. Sg. Chineh Rubber Co. Ltd. ¥
X 108 636. 6
. 8g. Eatang Rubber Estate Lid. 10h6 2688 >
. Talf Ayer Rubber Estates Ltd. 66 561.0 '
. Third Bile Rubber Co. Ltd. 456.7
' Jong Landor Rubber Co. Ltd. 366(0) ) 289.9 175 148.1
. Lorer Perak Rubber Estates Ltd. 31(Res) 2802 s 238.0
. aterfall (Sel.) Rubber Co. Ltd. :gﬂ)(“) . ~
’ , 1219 615.3 m SA7.1
Central Perak Rubber Co. Ltd. 120 19,9




TABLE 15 (CONT*3.)

. 1956 —1%] 98

Planting Cempany ‘ Acreage | Price par Acreage | Price par  Acreage Pricc |
- $old sere § 0 dold acre § sold acre 1
7. federated (Sel.) R. Co. Ltd. : } ‘ A |
2. Harpenden (Sel.) R. Co. Lid, - . ) 1.8 1380 538.1
< Damansava (Sel.) R. Co. Lid, ©o3o) | S -
" Inche Kemnoth KaJamg R. Co. Ltd. |  1%.0 | 3555
. ferlimau Pegeh R. Co. Ltd, ) 532 w3

. : 970 32100
: pukit Lintang Rubber Co. Ltd. : AG? 516
. Xepong (Nalay) Rubber Estates Ltd. 0 | A5
. Sedmok Rubber Estate Ltd. -~ 121 2 |
. Benklbol (CJ.) B. Co. Ltd, L2200 | AS8.5
© F.5.S. Rubber Planters Ltd, s | wvee | o
1. Scottish Nahyan R. Estates Ltd, | SeI(I) | %37 |

o 1326(1) | 107 o

Key: 0 - 0ld rubber
T - 'Tin bearing land
Res - Regerve land
! . issatore Rubber.

Searce: Zorn and Leigh-Bynt: Nasual of Planting Coapanies 1957-1958.
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Also, the prices paid for tin-bearing land are far higher

than that for rubber land and range from $1,145.3 pér acre to

 $1994.8 pcr acre. This is only natural since this type of land has

a dual wse,

’ Price of 1and would also depend on the typo of title wundor

~which the land is held., Foar example, if therc are two plots of

land and one 18 held on a 99 year lease while the other on a grant

- in perpetuity, the latter would fetch a higher price; the price

- peid for the former would depend on how much longer the lease had

to run.

Generally vacant land has been sold from $50 to $200 per acre;

old rubber land, $200-$400 per acre; and mture budgrafted rubber

has fetched from 1,400 to $2,000 per acre.t

Othe# factors which would affect the price of rubber land are | f!
~accessibility, locality, the condition of the cstate, the yields |

- obtainable, the price of rubbet and the type of mnagenent .
Table XVI shows the prices—per acre of estates sold in some

estates,

L3

The Straits Times, 23/1/58.

London:
. See F. C. Peck, The Valuation of Rubber Estates, ( |
.Jfglngham Wi_'lson, 1911& and The Straits Times, 27/7/57.



TABLE XVI
PRICES PER ACHE OF SOME LOTATES SOLD

- - —

State 3 + Name of Estate ; Acrecage Sold for Pr:.ce por
— {5 _sold $ acre ($)
Perang‘\?/ . (1) Penang Rubber 12 :

i Estate Group »420 4,500,000 362,3
! L] | .
| 22) ;f‘tlaze"" Rubber 2,682 ' 1,191,981 ' 6011
33 Choong Lye Hodk Est., 236 46,500 15447 -
' (4) Gold Grove Estate 2,136 | 560,000 2215.3
(5) Central Perak Rub.Co. 1 236 161,000 372.2
' (6) Sempah Rubber 1,687 1,329,690 | 788.2
(7) Heint zc Estate 790 ! 2,050,000 | 2,582.3
(83 Lumas Rubber Estate L76 ' 336,800 707.6
(9) Prye Rubber bymicaw 290 | u, g 48,3
rai(b) ' (1) Raefirth Estate 556 | 347,560 625.2
- . (2) Seleno Estate . k03| 262,275 | 650.8
| (3) United Winifred 5 23, 202 l&68-75 950.6
!
Malaceal®) | (1) Merlimau Pegoh | WO 146,400 | 332.7
ohore(d) | é g Buldt Kejang 2,031, 73,505.30 36,2 |
% Mengkibol Estate ; 2,8 86,800 350.0
(e) (1) Overscas Kwangsi ; 11 30,000 263,2
| (Bentong) Industry :
(2) Am]gamted Rubber 301 %80,079 598.2

Estate

- e |

-+

SOWECES: (a) Registry of Deeds,.Pmang.
" (b) Answers sent by Commissioner of Lands and Mines.
(c) Registry of Deceds, Malacca. :
(d) Registry of Titles, Johore Bahru.
(e) Amwers sart by Commissioner of Lands and Mines.

Land valucs are higher in Penang and Perak when compared with
Johore and Pahang. This is related to thc amount of stace lond
vailable for z;lienation) on the degree of population pressure and the

- 1
elative devalopmmt of the particular State.

+ Sce Chapter IV,
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The secomd item corstituting cost is the cxpense involved in
he farm of survey fees, boundary mrks, and registration of new
itles. Survey fces m‘e ca]:cl\mted according to scheduled rates and
ary between different States, Table XVII shows the costs of sub-

jvision incurred by some estates which have been subdivided,

TABLE XVII
COSTS OF SUBDIVISION ON SOME ESTATES
State Name of Estate " Acrcage | Costs of |
: ' | Subdivision
! -
Pcnang Penong Rubber Estates Group!12,420. 0. 00 ! $68,222,95
{
Perak | Racfirth Estate . < 556.0.23:  7,519.50
’ | United Winifred Estate | 213.0.20¢ 2,819.00
Pahang ’ Overscas Kwangsi Industrial; 113. 2. 20 ‘ 765 .00
- Corp. |
i Aml gamated Rubber Estate i 300. 3. 39 7,005.00

SOWRCE: (a) Penang - The D.O. Nibong Tebal
(b) Perak & Pahang - Answers scnt by respective
Commissioncrs of Lands & Mines.

!

On subdivision a cert.ain/amounp of land has to bc surrendered
the government for access rcsei'ves.l For eiam;;le, in the Pcnang
bber Estates Group, 770 acres were involved and included 30 miles
bunds, 82 miles of @raina and a fresh water cana.l.2 The amount

ol':red is oftecn a souwrce of dispute betwean the owner and the local

See Imstructions to Land Officers, Johore, 1936. (Singapore: G. H.
Kiat & Co., Ltd., 1936, part 9, section 3, also section 246, F.M.S.

Land Code (1930), paragraphs 32-36. |

Zeport of a Conference to discuss the sale and subdivision of
Pemng Rubber Estates, held at District Office, Nibong Tebal, on
30/5/56. |




-

autharities, e.g., in the casc of Val Diop Estate, the owners were
only willing to surrendeor 216.l acres » while the authorities wanted

1 .
;38 acres. The terrain of the land amd tke exdsting access faci-

lities genorally determine the acroages involved.’

If an estate is s0ld direct to a buyer no brokerage would be
involved, otherwise the rate payable is 2;‘5.2 This is paid cither to
a broker, lawyer, or agency house, whoever is the middleman. 1In
the settlemnts where deeds are registered, all land transactioms -
have to go through a lawyer,

The costs outnneg can now be balanced against prices obtain—
able for subdivided piecés. In the State of Pcmang, this information
is available only when subdivision is completed and ncw titles are
issued. Evan then the sums registered arc gcnerail.y undervalued, in
ordor to evade income tax.’ In the states, cxact prices cannot be
given as they are officially transferred without) recording the consi-
derations.” However, priccs/i:ad:)i will deperd on the agc of the
rubber, the condition of the es:tat.e, accessibility and proximity to
a town or village. Prices are reported to be about $2,00Q per acre

in Province Wellesley and on Val D'or Estate, some of the plots were

1. The D.,0., Nibong Tebal. . ‘

2. Legal ch;rges in respect of sales arec hidA down in the Adwocates
and Solicitors Ordinmce, No.i of 1947. Scales arc, however,
not adhered to strictly because of competition for the business
(Mr. Koh Guan-lock, a Malacca, lawyer) .

3. The Chief Clerk, The Hegistrar of Deeds, Pcnang.

L. The District Officer, Sercmban.




resold at 2,500 per acre for young budded rubber.l In Perak a

record price of 32,40C was paid for one acre. From the interview

answers obtained in various parts of the courkry, the average price

for subdivided picces would be $1,000 per acre. Of course a road
side lot would fetch a comiderabljr higher price and cven on a
:rticular estate}d:ii‘fermt. lots would be sold at different prices.
If the prices for bubdivided lots arc balanced against the
rices in Table XV, one can say that in Pemng the rate of profit: is
more than 502, while that in Perak is about 30%. Within this there :
are somc who made more than a 100% as in the case of Val D'or and
the Poreng Rubber Estatcé Group. In spitc of the expmses involved
in subdivision, it is a praf itable business.
Where ecstates have been subdivided for building purposes, c.g.
leint ge Kstate, Panang, the prices obtained are more than four to
five times the prices paid. Also in Ipoh,a former old rubber estate
with vacant land was subdivided, and similar high prices wore obtained
because of population pressure.? Similarly a former large European
ribber estate in the Seremban District and- facing the main road, was
sold as housing lots. Thus land in or.ncar the environs of towns

is being subdivided for building lots.

1. The Straits Times, 3/1/58, 10/4/58.

2. The Straits Times , 20/3/56.



Table XVIII shows the extent of subdivision which has occurred
after the sale of estates or of portions of an estate. | The largost
area involved is in Panang, whereas the larger number of cstates or

rieces involved is in Haiécca. This shows that the arcas are muxch

larger in Penang than in the latter. The same can be said of the
sizes of the pleces in Johore, |

TABLE. XVIII

EXTENT OF SUBDIVISION AFTER SALE OF
. WHOLE OR PORTION OF ESTATE

State - | Acreage | No. of ’ No. of
Subdivided | Estates Subdivisions
: Coar Pieces
! A, R. P,

Paang 16,794 1 05 7 966

Perak 1,368 1 13 L 253

Malacca 1,335 0 32 8 190

Johore | 4,582 2 35 5 368

Pahang L4 2 13 2 52

Total | 243495 0 18 26 1,829

SOBCE: (a) Pereng - District Offices & Registry of Deceds, Penang.
(b) Perak - Answers received from Commissioner of Lamds
and Mines, :
(c) Malacca~ Registry.of Deeds, Malacca. '
(d) Johore - District Offices & Registry of Titles, Jchore
* Bah'HI.
(e¢) Pahang - Answers rcceived from Pahang.

NUTE: The figures for Perak and Pahang are only for 2 districts
and 1 district respectively.

The explanation therefore, for the sales of estates and of por-

tions of an estate 1ies in part in the opportunitics available for

subdividing the land.



Whereas the above type 0{. subdivision can be called specula-

T m

tive, the second type occurs so that owners can qualify for replant-
irg granmts. V -

It is advantageous for owners of cstates to subdivide their

| roperties for then they can obtain larger replant ing grants, Here
a significant factar is that most of these arcas are under very old

| rubber. An estate is cligible for a grant eof MOO per acre over a

- 33% of the total acreage. Not only are the grants larger, but the

| acreage potential is increased.

The prof itability of such subdivision can be il]nstra;ted by a
nue rical example. A man owns 1,000 acres; he is then eligible for
. a replanting grant of $400 per acre up to 21%. This amounts to

| 210 x 40O = $84,,000, If he subdivides his land into 10 lots of 80

. acres cach amd L, lots of 50 acres each, he will be cligible for

%x&)()xéoo = 160,000

1. A smallholding is defined as a holding of less tian 100 acres.




Morcover, he is forced to. replant with high yiclding strains,

so that his incomc will be fourfold in seven years time.

Like the person who buys an estate for subdivision, the owner
of an cstate will lave to incur subdivision costs, surrender rescrves,
as well as wait for some time before he can obtain new titles., The
time aspect is Important in two ways: as the owner of 1,000 acres,
the Schedule II cess was refumded to him on the basis of replantingl;
when he subdivides his land, he forgoes the cess; on the other hand ,
he cannot get assistance from the smallholders' fund unleoss he has
titles to the land. As subdi vision has a lower priority thafn‘x
development projects, éoﬁéidemble time clapses before titles are
issued.

The rcvision of rant \txich might occur on subdivision is in
a way a cost, for rents may be raised. The conditions attached to
the land may be changed in that he may not be allowed to plant tapioca
or he By be obliged to devote a certain acruage to foodstuffs,

One other advantage of subdivision is that if a holding falls
below 25 acres, the owner is no.longer obliged to provide amenities for
his workers .2 Consequently costs of production are greatly reduced.

In Malacca when any holding falls below 100 acres, the owner no longer

. Sec Chapter I, note 1, p.dl.

-
of (38

2. Under the Federation of Malaya Employment Opdinance of 1955,
of 1955) any holding of 25 acres and abovc, must provide housing,

education, a creche, (if there are morc than 50 femle workers

 with children) and medical attenmtion. )

3. The Malacca Agricultural Medical Board levies thi;ecess and us
it to provide medical scrvices for the estate workers,
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TABLE XOX

SUEDI ISION WITHOUT SALE I
JOHORE MALACCA AND NEGRI SEMBILAN

State Acreage No. of Fo. of
| Subdivided Estatee Subdivisions
Subdivided
A. R, P,
Johore 9,430 1 25 L, 880
Malacca 6,692 1 17 32 73
Negri 3,603 1 350 % o2
Sembilan :
Total 19,716 0 37.1 92 1,81

This type of subdivision has gomo:to a greater extent in
Malacca than in the other two, in relation to the sigzes of the
states. It also suggests that there is a greater demnd for re-
planting here.

Table XX indicates that in the three states, the majority of
~ the estates subdivided are under 200 acres., These are followed by
those under 300 acres. This indicates that the smller estates are
more ffeqmntly subdivided than the larger holdings.

TABIE XX
. SIZrS OF wSTATES SUBDIvIDED

M A C R E S

S | ‘ , : .
tate 100- | 200~ 300~ ' 400~ ' 500- 600- 700~  poiq }
—_— 199 299! 399 499 599 699 799
Johore . 28 | 11 E - 1 2 - 2 gé |
Negri I g 5 - ¢ T 1 ‘ -
___Sep]bilm } i “ ; ' ’ ’
Tobal 57 20 6 3 3 1 2 92

. -



State Acreage No. of ; No. of
! Subdivided Estates Subdivisions
Subdivided
A, R. P,

Johore 9,430 1 25 m 480
Malacca 6,692 1 17 2 73
Negri 3,663 1 354 % 22
Sembilan .
Total ’19,'716 0 371 92 1,814

This type of subdivision has gonc:‘to, a greater extent in
Malacea than in the other two, in relation to the sizes of the
states. It also suggests that there is a greater demnd for re-
planting here.

Table XX indicates that in the three states, the majority of
the estates subdivided are under 200 acres. Thesc are followed by
those under 300 acres. This indicates that the smller cstates are
more ffeqmntly subdivided than the larger holdings.

”

TABIE XX
. SIZES OF uSTAYES SUBDIvIDED
M A C R E S

State ! ;
"% 600 T 2000 300- ' 40O~ ' 500-  600- 700 Total |

199 299 | 399 499 599 699 799 i
Johore ' 28 | 1 - 1 2 - 2 ué |
MaJaceca | 20 | &4 } 6 . 2 - = - ]3,6 !
Negri ' 9 5, - . - . 1 1 -
__Sembilan ' i . : |
Tk —ry an A 2 3 1 2 92



Thus compering the two types of subdivision, we notice that

the latter type is absent in Penang, Perak, Paha.ng,l whereas the
former type is absent in Negri Sembilan. In both Johore and Malacca,
§ subdivision without sale predominates. Combining Tables XVIII and
X1X, we get the total subdivision,

TABLE XXI
TOTAL SUBDIVISION

‘j ‘ - -

State Acreage " No, of Estates No. of Sub- .
| ' - Subdivided involved divisions
; A . g. o
_‘ P S SIS “16,'”‘} §; 0 * . 7 . - 966
~ Perak 71,3681, 13 L 253
_Malacca 7,977 2. 09 10 903
' Negri 3,643 1. 35.1 . 16 22
- Sembilan -
Johore 13,485 1. 00 L9 1,248
- Pahang L1 2. 13 2 52
Total 43,683 1. 35.1 118 3,643

There are no restrictions on the title under which lond is
held, so that subdivision is permitted in the Land Code and in
Malacca one ;:oms across this in the applications for subdivision,

. "in pursuance of section ]i, of the Crown Lands Ordinance”.

It is carried on bocamse it gives larger replanting grants and specu-

tive gain.

—

ived from
‘Incidentally, it is noticed from a sct of answers recelv :
Bentong, Pag;ng, that they do not know of any rcplanting rates,




