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ABSTRACT 

Research from various developed countries has demon st r;1t d t hut t he to vu \ launin · 
system affects housing development in terms or lo at ion, land 11.'l int nsit , 1 t 'tu ·ti 'H 
costs and house prices, and has Jed to the cm r .ncc of housing prol I m .. l'h t )" u 
planning system in Malaysia which has b · ·n in pru 'I isl sinl'l the I l) 0.' mi.'ht \ l ssiblv 
have a sim i Jar impact on housing development h 'I' , but 1. r It' s111 li s h.1\ I .1 lt '' ith 
this particular issue. The effects of town planning on housinu land dl 1. ht m nt ''Ill i l 
related to the way plannin i authorities imp! m nt th pl mnin s stc m ht ch in lud 
the preparation of development plans, th int qr ration f de cl pm nt pl n into 
development control, and planning decision pr c. sc .. 

To ascertain the main causes, this study explor s the . tru tur an a en d v lopment 
process model. Accordingly, thi study ha analy d fa tor and mp nent of town 
planning that affected private housing d velopm nt ' ithin a p riod of thirty years 
(1976-2005). The secondary data were analyzed to identify hou ing de elopment issues 
and problems in Peninsular Malaysia. The primary data gathered through face-to-face 
interviews were analyzed to identify the main factors and components in town planning 
affecting housing development. The results of the analyses reveal that the development 
plan (structure and local plans) was the dominant factor, while the approval process, 
planning guidelines, land holdings and technical requirements were the main 
components affecting housing development. 

Consequently, this study concludes that firstly, the institutional structures and agencies 
established in Malaysia have affected housing development based on administrative 
procedures in the planning approval process and the preparation process of th 
development plans; secondly, development control activities in local planning 
authorities are very much tailored to accommodate technical requirements of technical 
bodies; thirdly, town planning requirements and guidelines are seemed to have ignor xl 
changes in ta tc, demand and technologies; fourthly, there has b en a lack of 
consideration about the impact of planning decisions on housing development; and 
fifthly, additional costs have indirectly been imposed on housing developers, which will 
contribute to a certain proportion of the total land development costs. 

Therefore, the way that the planning authorities implement the planning system i 
proven to be one of the factors affecting private housing devcl pment leading to the 
emergence of housing problems in Malaysia. 
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ABSTRAK 

Kajian di negara-negara maju telah menunjukkan bahawa p 'rlaksnnn:m dari] 1~t.1 sist 'Ill 
perancangan bandar terbukti mcmbcri kesan tcrhadap P mbnn iuunn I rumahnn ti · 'i 
lokasi, intensiti kegunaan tanah, kos pcng rluarnn clan hnr ):l rumnh .m' tu niuru · 
kcpada rnasalah pcrumahan. Si stem pcrancan inn bnmhu d1 t\ t.11.1 . 1.1 s : Ill' t lah 
dipraktikkan scmcnjak tahun-tahun I 920an be rkcmunukin 111 I ls It' me ml t 1 k s,m nu ' 
sama tcrhadap pcmbangunan P .rumuhun tetnpi scdikit Sl k 111 jumlnl. k.1Ji,m 
dijalankan bcrkaitan isu ini. K san dnripndn sistc rn pcrun •. n inn l nn t.lr k 
pembangunan perumahan bolch diknitknn den inn p rl k: m n sL tern I run ngan 
bandar olch pihak bcrkua. a p rancangan tcmpntnn, t rm . uk l h bn • im n p I n-p Ian 
pembangunan discdiakan, pcntcrj mahan pc Ian I cmb: n un: n k p. d kawalan 
pembangunan dan pcrnbuatan kcputusan p ran .an inn. 

Bagi mcndapat kcpastian tcntang punca utnma k an-k an p rlak anaan sistem 
pcrancangan bandar, kajian ini m rujuk k p, d, mod I truktur dan agen i dalam proses 
pembangunan. Bcrdasarkan model tcrscbut, kaji, n ini t !ah menganalisa data sekunder 
and primer untuk mcndapatkan faktor-fakt r dan komponen yang mempengaruhi 
pembangunan pembangunan perumahan wa ta dalam tempoh tiga puluh tahun (1976- 
2005). Data sckunder dikumpul dan dianalisa bagi mengenalpasti isu-isu dan masalah 
pembangunan perumahan di Semenanjung Malaysia dan menonjolkan faktor-faktor 
yang berkaitan. Data primer yang diperolehi secara tinjauan dengan teknik temuduga 
bersemuka pula dianalisa untuk mcngcnalpasti faktor utama dan komponen perancangan 
bandar yang memberi kcsan tcrhadap pembangunan perumahan. Hasil analisa kajian 
menunjukkan bahawa pelan pcmbangunan (pclan struktur dan pelan tempatan) 
mcrupakan faktor utama, sementara pro cs kelulusan, garispanduan pcrancangan, 
pcgangan tanah, dan kcpcrluan tcknikal merupakan k mponen-komponcn yang mcmbcri 
kcsan tcrhadap pcmhangunan pcrumahan. 

Kesimpulan daripada kajian ini adalah: pcrtama, struktur institusi dan agcnsi di Malaysia 
mcmbcri kcsan tcrhadap pcmbangunan pcrumahan mclalui proscdur pcntadbiran dalam 
proses kclulusan pcmbangunan dan pro es pcnycdiaan pclan-pclan pcmbangunan; 
kcdua, aktiviti kawalan p mbangunan yang diamalkan di pihak berkuasa pcrancan 1an 
tempatan tersangat condcrung untuk menerimapakai kepcrluan tcknikal dnripada 
jabatan-jabatan tcknikal; kctiga, kcperluan dan garispanduan pcrancangan didapati tidak 
mcngambilkira pcrubahan pcrmintaan, cita-ra a dan teknologi cmasa; kccmpat, 
kurangnya kcpcrihatinan tcntang kcsan kcputu an pcrancangan tcrhadap pembangunan 
pcrumahan; dan kclima, penambahan kos pcmbangunan telah dikenakan cara tidak 
langsung kepada pcmaju pcrumahan yang scteru nya mcningkatkan k s kcs luruhan 
pembangunan. 

lch itu, amalan pihak bcrkuasa pcrancangan dalam rnclaksanakan istcm pcran angan 
bandar tclah tcrbukti scbagai atu daripada bcbcrapa fakt r yang mcmbcri kc an kcpada 
pcmbangunan pcrumahan dan ctcrusnya mcnirnbulkan ma alah pcrumahan di Malay ia. 
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Chapter J 
Introduction 

CHAPTER I 

INTRODU '1 ION 

1.1 Introduction 

Town and Country Planning, or Urban and Regional Planning refers to a discipline 

established to safeguard the public interest. The definition of the public interest 

includes safeguarding all things needed by habitants and protecting all things 

endangering habitants (Blowers et al 1982). In pursuing the above objective, the 

practices of town planning have affected land development in many ways which 

have partly contributed to the increase of land prices and house prices and the limit 'd 

quantity of houses (Hall, et al 1973; Barlow, 1993; Bramley, 1998; Healey, 199 I; 

Harvey, 2002; Adams and Watkins, 2002; Evans, 2004). Therefore, it is very 

important to have deeper insight into the relationship between town planning and 

markets to enable town planners and decision makers to better c nsidcr th likely 

impact of planning on these matters, and to tailor town planning practices to achieve 

desired outcomes. 



Chapter 1 
Introduction 

Town planning practice is normally in accordance with the plannin , system, which it 

uses as the framework for forward planning and development control activiti s ~ ith 

respect to land development, the local authority in makinu d cisions to .lpl ro ' or 

disapprove development proposals is required to have rt: iard to th 

plans and also the public rights and objections, due It) the l:tl t tlut \t \ l 't m -m 

plans produced do not always cuter for the chan 1 'S in task hnl it .md t t t r uc ot 

urban habitants (Ratcliffe and Stubbs, 2001). I lowc er, th 

usually left to highly skilled professionals (town pl, nncrs) , n 1 de Li n makers of 

local planning authorities and politicians; this is r ferr d to a th top-down planning 

approach (Blowers et al 1982, Guy and Ilcnncb rry, 2002; Taylor, 2004). 

Despite the aforementioned deficiencies of the planning system, town planning in 

Malaysia has been practised over the past several decades using a top-down planning 

approach (Lee et. al, 1990; Goh, 1997; Bruton, 2007). It is claimed that this 

approach has partly contributed to the increase in land development costs, which has 

led to high house prices ( en, 1991; Lawrence, 1997). It can be said that the effects 

of town planning practices on land or property development, arc related to the 

implementation of this planning system (Lee, et al l 990, Bruton, 2007). These 

practices, then, clearly constitute an important subject for further investigations. 

Currently, only few studies have been carried out providing empirical evidence of 

the effects of town planning control on housing land development in Malaysia. 

In the absence of sufficient evidence derived from the experiences of past town 

planning implementation, town planners cannot deny the accusation that the 

undesired outcomes arc related to the implementation f the planning system. 

2 



Chapter I 
Introduction 

Moreover, there exists the possibility that existing weaknesses may remain within 

the system, potentially leading to greater weaknesses in th· f uturc, Empirical 

evidence of the effects of the town planning system on housin 1 land de clopm nt 

can provide town planners and related professionals with im] ortnnt 

consideration in preparing development plans. Ir the cnusc s '' th : 

identified, town planners and decision makers will ht nhlc h m.i], th .hoi ·' to 

avoid undesired outcomes ('I icsdcl and Alim mdin ier,. 005). 

Therefore, the purpose of this research is to inve tigat hov town planning sy tern 

has an effect on housing land development in P nin ular Malaysia. The findings of 

this research wi11 provide important input in formulating town planning guidance for 

preparing future development plans. This kind of guidance is timely, because all 

states in Peninsular Malaysia have now begun to prepare 'development plans'. For 

this purpose, this research has examined and analysed important and relevant town 

planning components related to housing development, so that town planners can play 

their part in guiding the local planning authorities. 

1.2 Overviews of Related Studies 

The relation between town planning and property development has already been 

substantially discussed in housing and land development literatures. These literatures 

disseminate discussions from studies that have adopted several distinct appr aches 

and views such as classical economy and political economy. ome studies focus on 

issues of housing and land availability, government intervention, and prop rty 

market performances (Evans 2004; l Icnncbcrry et al 2005~ Jackson and Watkin 

2005). More importantly, some of these studies have sou iht to provide evidence of 
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the effects of the town and country planning system on the housi 11 , market and an 

assessment of the scale of the effects on a range of market outcomes (Bramley l 9 : 

Buitelaar 2004). To some extent these studies have shed some Ii 1ht on th' 't) ·t: of 

planning intervention which might be a price worth payin 1 (l Inrvc 00 : Bnuul ' 

2007). In addition to measuring the price and quuntit c..1'11.ds, th :tnd1 ·s ilso 

consider the extent to which the plannin , system mi iht ·1th d the.. de usu s > 111 l I) l '1.lf 

new development (Adams and Watkins 2002). 

Adams and Watkins (2002) argue that there is a rang of m thod used and 

variations in the focus of these projects but there arc some ' orthv hile insights and 

interesting debates. Some of these studies were essentially descriptive and were not 

explicitly grounded in the mainstream economics framework. Among others, Hall et 

al (1973) carried out a survey of developers in the United Kingdom (UK) between 

1939 and 1959. Their analysis showed that the land prices per acre increased and 

houses were constructed on smaller lots and at higher densities due to, in part, the 

existence of planning control (Adams and Watkins, 2002). [vans (1991; J 998) 

carried out a more explicit neo-classical economic mode of study that described a 

number of trends in design, layout and house building which collectively had led to 

the intensification of land use and the significant contraction of open spaces within 

the urban environment. 

Based on comparative analysis and the hedonic model, heshire and heppard 

(1989) suggested that plot sizes and the area of the towns would respectively have 

been 65% and 50% larger in the absence of the planning controls, because with the 

lower prices, house purchasers would have been able to buy larger homes and to a 
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rise in household income. Consequently, a study funded by the J )01, (Department of 

Environment, UK) in the 1990s adopted a more qualitative approach and combined a 

comparative statistical method with empirical research based on be hu ioui 11 'l 'i 11 

science methodology. This study sought to identify whether th1: pl.mnin' , ·t m lu l 

merely constrained supply or whether it had led to a rcor '.mis.tti\'ll l,f th :ni ply. 

The results of the study showed that land prices w r muc h hi 'lwt ,\t th m 11 iin if 

urban areas when compared with agricultural land. More 'tr nc ther stud funded 

by the Joseph Rowntree Foundation suggested that urban l nd pri e w r 200 times 

greater than agricultural land in highly constrained ar as compar d with 60 times 

greater in less constrained areas (Monk, et al 1996). Bramley (1993), in a study 

focused on the relationship between the amount of land available for housing, the 

nature of planning regime and the quantity and price of new housing supplied, 

suggested that the price and quantity effects were relatively modest, additional land 

released for new construction, the price effects would be less than the quantity 

effects. Therefore, the level of land released for private house building docs not have 

a large impact on house prices and does not guarantee that the land will be built on. 

Adams and Watkins (2002) pointed out that the mode of analysis employed by the 

previous researchers placed some limits on the scope of the research. The 

comparative static model allows a researcher to theorise the impacts of impo ing 

planning constraints on a previously unfettered market. This provide a us ful 

theoretical guide to the likely distributional effects of planning intervention. 

However, the empirical research cannot replicate this comparative analysis because 

the planning system was in place throughout the study periods. As such it i diffi ult 

to as ess the impact of the plannin ) intervention when a researcher cannot do a 
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'before and after' experiment. Instead, what a researcher can usefully do is to 

consider 'what if' (Monk, et al I 999). A researcher can merely ohs irv the actual 

market outcomes, in terms of price, output or density, and try to assc s: th \ 1 •• in 

which the implementation of land-use policies mi iht h:1 I.'. nltc r d th l 

the market institutions and their role in the pro .css of de II. rminin 1 th s ut om -s. 

This might suggest that hehavioural or instirutionnl 111l) i s or .m.11. sL 11 more 

appropriate than the quantitative studies that dominate the 1. l n nni lit rature 

(Adams and Watkins, 2002). 

Generally, those studies sought to provide a partial analysis of the distributional 

effects of planning intervention in the housing market. Although estimates of the 

magnitude and distribution of the effects differ, it is agreed that planning constraints 

had led to higher prices and densities of new housing. The planning also caused 

restriction in the quantity of homes supplied and convergence in the type and design 

of new homes. 

1.3 Urbanization, Housing Problems and Issues in Malaysia 

After Malaysia gained independence from the British in 1957, a variety of 

employment opportunities were offered in new growing towns like Kuala Lumpur, 

Ipoh, Penang and Johor Baham. The perpetuation of rural-urban migration coupled 

with a natural increase in town populations further contributed to the fa t growth of 

towns in Peninsular Malaysia in the period from 1960 to I 980 (Mohd. Yaakub, 

1991 ). By the year 2000, 62 per cent of 18.5 millions population resided in urban 

areas. For Penin ular Malaysia, the urban population in 2000 wa · 65.4 per c nt of 

14.8 millions. A higher urbanization rate is ·xpectcd when Malaysia becomes one of 
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the developed countries by the year 2020. I he majority of the urban population i 

expected to be distributed in major conurbation areas in th· Pcnin ula like Kuala 

Lumpur, Johor Baham, Penang and Kuantan (Malaysia NPP, 00 ) l her •fot ', th 

issues of adequate land to be allocated for housin > b .comc mot 1.'1 u 't,ll. lh tu ) ·t 

important problem is the inadequate supply or houses ll) nccomm, t \1 th isting 

and increasing numbers of urban families r lative to irion» 11 f labilit · I vels 

(Mohd. Razali. 1992; Ihani and Lee, 1997). In addition the '°' mment I licie in 

the five-year national plans arc aiming to pro id "de cnt h u ing" for all 

Malaysians despite the problem of escalating production o t (Mala sia, 1991 ). 

There are several important, interrelated issues in the matter of increasing the supply 

of housing to meet the need and demand, namely: land ownership, size, price and 

location; production cost; and house price and affordability level (Murie, et al 1976). 

Here, the land for housing, land size, legislative provisions and unique characteristics 

attached to its locality are ·the major issues (Harvey, 2002). In addition, competition 

over the best use of land would cause the land price to escalate to levels where it can 

only be affordable for commercial and industrial development, and it is unlikely that 

housing development will be profitable (Evans, 2004). Without intervention from the 

government, the location of housing land might then be cattcrcd around the 

outskirts of the central commercial districts, because land prices in the agriculture 

areas is lower (Harvey, 2002). 

Even though town planning control ha been c tablished since the 1920s in 

Peninsular Malaysia, vast tracts of agricultural land have been converted t housing 

schemes and other urban economic activities (Lee, et al, 1990). There were large 
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increases in housing supply but were also followed by increase in house prices in the 

markets. House prices kept escalating. Reasons for the prices incr as , according to 

property market studies, were related to increasing housin , demand and m 'r xisin ' 

production costs (Central Bank, 1992). 

Consequently, some studies have been carried out tluu son rht m isnr st) r luc ' the 

housing production costs. Of al] components of the produ tion . ts, m nag m nt 

cost was seen as the one that can most easily and ffecti ly be redu . Delays in 

planning approvals were also discussed at length (Lawrence 1997; Marbeck, 1997). 

Generally these studies deal with housing of the 'urban poor', so the emphasis is 

more on the need for and allocation of low cost housing. Although the low cost 

housing issue is acute, there were greater effects on the other categories of houses 

because the practice of 'cross subsidizing' allowed the profits gained from selling of 

high price houses to subsidise low cost housing (Goh 1997; Mohd. Razali 2002). The 

over-supply of medium and high price houses was accumulated significantly in 2007 

while there were more than 28,827 units of both categories unsold in Peninsular 

Malaysia. Consequently, housing developers were faced with financial constraints in 

terms of servicing their loans. 

The problem of unsold houses reflects the existence of the mismatch between the 

supply of and the demand for housing. As Bramley (1993) has argued, more house 

built do not guarantee all families can be housed. The ability of a family to pay for a 

house, which is called effective demand, is the main factor in providing hou ing for 

families (Bramley, 1993). In this respect, some arc of the view that more government 

land (state land) should be released for housing development and town planning 
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control should not be the main constraints on measures perceived to bring down 

housing production costs (Lawrence, 1997; Goh, 1997; Marbcck, 1997). 

Hamzah and Tan (1982) argues that housing produ 't ion costs nt 1 It 'I d l ' 

changes in labour wages, in costs of buildin t matcrinls, in costs of numn \ -tu nt, mi 

in financial interest rates. Moreover, the dcvclopmcnl .osts .tlsl) in -lu 1 th· ' st · 

involved in complying with related lows gov ming housing pr ·isil n H mzah and 

Tan, 1982). Jn this respect, the gov rnmcnt ha taken c crnl c , ential mea ures for 

housing developers in efforts to curb soaring house pric . Among the significant 

measures are: reductions in taxes on building materials; classification of vital 

building materials such as cement as controlled items (lifted in July 2008). Jn 

addition, contractors and builders are also allowed to bring in labourers from 

neighbouring countries to offset the local labour shortage and cheaper wages. 

The housing problems are believed to be a part of some of the unintended outcomes 

of town planning control. Goh (1997) views that the implementation of the plannin ) 

system may affect housing development in terms of choice of location, amount of' 

land allocated for housing through land use zoning, allowable number of dwelling 

units, types and quality of buildings, and total environment. His views arc s emed to 

support the claims made by Cheshire and Sheppard (1989), Monk, et al (I 996), and 

Evans (1998). 

1.4 Identification of research problem 

It is claimed that the town planning system has affect d land development by 

limiting the value of an individual site, altering the pattern of land value, weakening 
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efficiency of economic activities, and causing supplementary effects such as higher 

costs of travel and delays in approval process that contribute to the increase in 

development costs (Harvey, 2000; Evans, 2004; Bramley, . 007). 'I hes .laims .nn 

be analysed by examining the implementation pro .css of the lln n l lanninn ., ·t m 

(Healey, 1991 ). 

In Malaysia, the Jocal planning authority is cmpow red to prcpnr pl 1., to control 

land development and to protect the public right. Hov ever, high r I vels of 

planning authorities, including federal and stat gov nun nt ag ncies, are also 

involved in the implementation of planning systems. The planning authority 

functions are in accordance with the statutory requirements set by all necessary 

legislative provisions. Therefore, the effects of the town planning system on housing 

development are related to the way that the system is implemented. For housing 

development, the planning authority can either grant or refuse to grant planning 

approval. In cases where planning approval is granted, the features of existing 

housing schemes in terms of design, quantity and overall environment reflect the 

influence of the local planning authority. 

In relation to the problems of mismatched between the housing demand and supply 

in Malaysia, the research problem is 'are housing problems caused by factors 

resulting from the implementation of the planning system?' The implementation of 

the planning system relating to land development encompasses various planning 

activities. In order to indicate these activities, the development process model shows 

the steps in the process of land development nctivitics starting from the acqui ition 

of the site to the disposal of the products (Ratcliffe and Stubbs, 2003). The role of 
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town planning control can be examined at every step of the development process. As 

Adams and Watkins (2002) suggested, the actual market outcomes in terms of price. 

output or housing density should be first observed and then follov d h) 

investigations of the ways in which the implementation of tov n plnnnin 1 .outrol or 

policies. 

The outcomes from the implementation of town plnnnin 'f s stern n l sc n m 

terms of the locations of housing schemes, that is, wh thcr the 1) ti n ar desirable 

or not, whether land identified for housing by dcvelopm nt plans has been taken up 

or not, whether there has been allocation of sufficient land for other types of land 

uses within the schemes, and whether that land is of reasonable quality. Thus the 

question is, why and how does town planning control contribute to such outcomes? 

The subsequent question is, why did developers choose to develop or not to develop 

the identified land and what are the advantages or shortcomings of the identified 

sites? In terms of quantity and quality of buildings, the outcomes of town planning 

control can be observed in the following issues: are housing projects required to 

reduce their proposed housing densities, to produce quality designs and create 

quality environments. The next question is, what were the factors taken into 

consideration in the approval process and what were the implications of the 

developers' decision-making process and need for profit? Thus, it is assumed that a 

problem which occurs in land development relating to town planning control, rclat s 

to the position and credibility of the development plans (Structure and Local Plans) 

to provide a reliable guide for the land use planning, development control and 

decision making choices. 
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Research into these effects of town planning control require· sufficient quantitative 

data. The magnitude of the effect of planning is actually difficult to idcntif and 

measure, as in practice many other factors also have an influence 101 •• unpl , 

developers' decision making could be affected by the market l n iH)l\1\1 nt ( ht .md 

Henneberry, 2000). In addition, quantitative data and inforrn.uion m t.11.n ·i.1 .1 ' 

often poorly kept by the responsible agcnci s, For ex unplc, nnount of h usinc unit: 

approved by location and year, the acreage of land ippro l l I{ r )11 rsi n, Jund 

transactions and ownership arc difficult to tra . Indeed, s , n 1t rnativ , the 

researcher could only obtain the information from the hou ing d v I p rs. However, 

Ghani and Lee (1997) who studied the effect of town planning on development costs 

found that the data given by housing developers were merely percentages of the 

estimations and not actual costs. Hence, there are still unknown components in 

deriving the production costs. 

Based on the limitation of information and data as discussed above, this study adopts 

a research approach which is to look at the factors of town planning control that 

affect the outcomes. This approach is in line with the views of Adams and Watkins 

(2002) as discussed in 1.2. The main argument of this research is that the factors of 

town planning that affect housing land development are the most important point to 

be looked at, before any effort can be made to measure the effect of town planning. It 

is believed that if these factors and the components are identified, the effects can be 

further studied. 

Town planning factors consist of components and activiti 'S which can be elicited 

through the town planning system. Based on the Town and ountry Planning Act 
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1976, the planning system comprises development plans (structure and local plans) 

and development control (procedures and planning decisions), the. c an h tr ah.' i a 

the town planning factors. Thus, there arc questions about hov th 

plans are prepared, interpreted in 'development control' and consi l 1 l in 'l lnunin ' 

decisions'. Consequently, the question is 'do all of the st. t:1t'h)r~ .111 ·t h 'U ·in• lan l 

development?' The subsequent question is 'which arc the m 1i11 t wn pl inning 

factors affecting housing land development'?' Morco er, the 

groups of components relating to town planning l ti itic . B king at pr c dures 

of development control alone, several component can b id ntified, including the 

procedures to submit planning application , the requirements to be fulfilled by 

applicants, and the conditions that can be imposed upon planning approvals. The 

following research question is 'which component of town planning factors affect 

housing land development?' Lastly, the question is 'do all components affect land 

development negatively?' If the research finds that the factors do not affect 

development negatively, it is reasonable to suggest that town planning factors affect 

land development positively. 

To seek the answers for the above research questions, it is important to understand 

the interplay between a local planning authority and a housing developer. l·or this 

purpose, their interactions can be analysed and envisaged by using the institutional 

structure and agency model of development process (Healey, 1992) which is further 

discussed in Chapter 2. This mode of analysis is, as claimed by Healey (1992), able 

to provide a broad methodological framework to analyse the relations between 

structures and agencies in land development irrespective f place and time. 
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1.5 The aim, objectives and importance of thi tudy 

The literature has highlighted that the effects of town plannin • control on land 

development are not limited just to the approval process but ulso ncompa : iri )U,' 

stages in the development process. It is undeniable that thcr 

about the role of town planning in the land d .vclopmc nt pro · :: m l.111) si 1. Ih 

main aim of this study is to ascertain the dominant In .tor of th I\)' 'n i lannine 

system that affect private housing development in P nins ul r ?\ 1 l si . 

To achieve the above aim, the objectives of the study are to: 

a) examine the roles of institutional structures and agencies involved m 

planning and controlling land development; 

b) investigate the consideration given by planning authorities in evaluating 

applications for planning permissions to private housing development; 

c) identify the main factors and components in the town planning process 

affecting housing development. 

The findings of this study could contribute to an enrichment of the current 

knowledge among academicians, town planners and urban managers. Essentially, the 

research findings could provide some useful guidance for local planning authorities, 

in the event of preparing development plans, in formulating development policies 

and in exercising development control. 

1.6 Research Methodology 

This study adopts the quantitative methodology which tarts with the identification 

of the research problems, outlining of the hyp thesis, the formulation of research 

objectives and research design, the dcterrninati n f methods for information and 
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data collection, and data analysis, and ends with a di ussion of the finding , 

conclusions or generalisations. 

To achieve the study objectives, the quantitative method huv · hl n cho n l it 

will enable the researcher to concentrate on the description and 1 l uuuiou of th 

phenomenon based on theory (Levy, 2006). Accordin 1 to this meth, l, th t.111 xm 

be collected through both of quantitative and qualitnti c t .hnique s, 'l hus, th· 

drawn using certain statistical techniques (Leedy, 2001 ). h analy i of th data 

collected through the quantitative and qualitative tcchniqu s ' ill b able to answer 

the questions 'what?', 'where?', 'how many?' and 'why?' (Chua, 2006 & 2008; 

Nachmias and Nachmias, 2000; Ahmad Mahzan, 2002; Leedy, 2001). 

The examination of the roles of institutional structures and agencies involved in the 

land development process is carried out based on secondary data and information 

including the background of Malaysian government structures and agencies, 

development planning, housing policies and problems, legislative provisions in land 

development that include land laws, town planning laws and other related laws. The 

information about national housing objectives and policies, housing and conomic 

performance, population, employment, and household incomes is gathered from 

various sources such as the Ministry of Housing and Local Government, Town and 

Country Planning Department (Peninsular Malaysia), Written taterncnts f 

available Statutory and non-statutory Development Plans ( tructure Plans, Local 

Plans, Draft Local Plans, Report of Surveys, Technical reports), Institut Penilaian 

Negara (IN PEN), 'tatistical Reports, cntral Bank annual reports, Local 
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Authorities' annual reports, Five-Year National Plan Documents, National Phy ical 

Plan Report and other related published documents. 1 hcsc sources of dat re 

acknowledged in the text, tables and figures. The details of the rcscar h methc d 

employed in this study are further discussed in 'haptcr 5. 

1. 7 Scope of the study 

For this study, "town planning refers to int ntional go ernmem int · nti n in the 

land and property development procc int nd d to 
ir d societal 

objectives" (Tiesdell and Allmcndinger, 2005, p.57). There ar num rous theoretical 

debates about the effects of town planning control on land and property 

development. However, the research models used in other countries can not be 

replicated in Malaysia due to factors such as availability of data, differences of 

political institutions, government structures, socio-economic and community 

cultures. Moreover, some of the data might be contained within confidential, secret 

and inaccessible documents. Thus, it is reasonable to state that the ideal figures to 

examine the effects of town planning control on housing land development can not 

be easily gathered. 

Taking into account the above constraints, this research is designed to focus on the 

practise of town planning control embedded by the planning system in Peninsular 

Malaysia vis-a-vis housing land development process. The primary data and 

information are elicited from private housing developers. This is due to the 

consideration that the private housing developer is the agent which coordinates the 

interests of other stake holders in housing development (Healey, 1992). Most 

importantly, the developer is a reliable agent to deliver information or feedback 
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about the effects of planning system on housing development because it deals with 

planning authorities and implementing housing development (I larvcy 2002: 

Millington, 2000; MacLarran, 1993; Healey and Nabarro, 1990). 

Housing schemes developments examined under this rcscnr, h nr din 1 ntiat d ft im 

that undertaken solely by public sector develop 'rs. 'I he privak 

were reminded in their answers not to tak • into 

involved in government privatisation and joint v ntur pr [c ts. hi r 

concerned with housing land development in urban ar a and ccludes housing 

schemes built by government agencies such as State Economic Development 

Corporation (SEDC) and local authorities. In addition, housing schemes for 

agriculture development and settlements are also excluded. 

1.8 Research report structure 

This research is divided into eight chapters. The first chapter provides an overview 

of the main object of town planning and effects on land development process in 

Malaysia. It is asserted that the implementation of the town planning system has 

engendered housing development issues in Malaysia that provide the context of the 

research. Therefore, the discussion continues with the identification of the research 

problems and hypothesis, the aim, objectives and importance of this research, 

general research method and scope of research. 

The second chapter discusses the existing literatures on the theories and practices of 

the land development process which explain the role of institutions and major 

players in land development and the issues arising from the interplay between the 
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players. The discussion is then streamlined to focus on the cl Iccts of town planning 

control on housing development which ultimately set the thcon.:tical ha. is for this 

research. The governance structures and agencies in Peninsular Mala 'i 1 tr' 

discussed in the third chapter to allow deeper undcrst:mdin' p:nt1tnl.1rl 11 -ut th 

relationships among the institutional structur 'S and a ic n -ic s im olv I m 1 ml 

development, as well as their specific roles and hmdions. <. 'tmipnn nrs in I it .ms 

involved in the town planning approval pr c . , together ' 1th c th r r lat d 

legislative requirements arc identified. A brief d scription of Pcnins ul r Malaysia as 

the study area is also provided. 

The effects of the town planning system, and the resultant housing problems, can be 

seen in national housing policies, especially with respect to the interpretation of 

government policies in local planning areas. These aspects are discussed in Chapter 

four. This chapter also delineates the findings from the analysis of the secondary 

data, which indicates the effects of the town planning system and the role played by 

planning authorities; ultimately this may lead to the refinement of the effects of the 

town planning process in housing land development as practiced in Peninsular 
Malaysia. 

The fifth chapter discusses in detail the research methodology, including theories of 

research methodologies and the appropriate methodology adopted in this research. 

This is followed by a discussion of the determination of samples, the questionnaire 

design, and method of analysis using the computer software used - Statistical 

Package for Social Science (SPSS). 
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The characteristics of the primary data obtained by the questionnaire survey are 

discussed in chapter six. This chapter also highlights problems faced during the data 

collection and mitigating measures adopted. The most important points in this 

chapter are the discussions of inferences drawn from the primnr d.11.1 l 1s i on 

descriptive ana]ysis. This chapter ends with conclusions nhout th id ntili d 

components and items of town planning ontrol th 11 .ilfi. 'I housinu lund 

development. 

The seventh chapter discusses inferences derived by the fo tor analysis. The 

discussions are on the interrelated components and items of town planning that affect 

private housing development. This chapter ends with a discussion on the important 

findings that meet research objectives. Lastly, the eighth chapter discusses the 

overall research findings, the conclusions that can be drawn from this study and 

suggests some areas for further research. 
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CHAPTER 2 

LITERATURE REVIEW 

2.1 Introduction 

The term 'land' refers in a general sense purely to the surface of the earth, which cannot 

be increased or decreased. Therefore land, in its physical form, is considered as already 

fixed by nature (Harvey, 2002). The view that the supply of land can be increased, 

takes into account methods such as reclamation and the construction of man-made 

structures; however, these involve additional capital investments. An increase in land 

supply could also appear to take place when land for housing, commercial u c or 

industry is expanded by taking over the natural forest or agricultural land. I Iowcvcr, 

these types of land increase are not natural, and occur when there is a demand for such 

land. Moreover, the demand for land, as well as earning capacity and capacity to pay, 

will determine the price. I lowcver, both earning and paying capacities are also 

dependent upon the types of properties (Harvey, 2002). It can be said, then, that types 

of properties are products of land and property development processes that arc a set of 
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cyclical responses to a number of complex changing societal demand. and e: pectntions 

(Millington, 2000). Within the property development process, urban plannin 
1 
rol al ·o 

have an impact on property development (Ratcliffe and Stubbs, . 001; Brnmcl • I')'>': 

Monk and Whitehead, 1996, Adams and Watkins, 2002). 

Based on the above points of view, this chapter will dis u .. s the m in id a and 

concepts of land and property development and th ir r lation ' ith urban planning 

systems. The discussions arc based on the theories and practices ' ithin the scope of 

property development and urban planning. 

2.2 Land and Property Development 

Land is considered as developed when its existing use is changed to another use, such 

that the land is perceived as being either better or improved; for example, when land 

which is principally used for agriculture is converted to other uses such as residential, 

industrial and commercial. In other cases, the existing use (such as agriculture) mi tht 

be completely displaced from a particular area, so that the land now has potential for 

redevelopment (Lichfield, 1996). In this respect, Millington (2000) explains that land 

and property development can change the state of land resources through the erection of 

new buildings, and improvement of existing buildings for alternative or improved use. 

This explanation expands the definition of land and property development by including 

change of use and improvement work to existing buildings. 
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Millington further argues (2000) that land and property development takes place in 

order to meet the needs and demands of society in terms of basic r quirements for 

shelter and for economic and social activities. In this explanation, ii sc -ms th.\t I \I\ l 

development is also carried out to meet requirements with both mun t.n. ml non- 

monetary returns. The non-monetary uses include comm unit pinyin' lit Ids md p in 

spaces. However, the definition of need is different from demand. The t rm 'need' 

refers to the assumption that a subject (person or society) rcquir ertain things such as 

shelter, food, clothing and education, whereas, the 'demand' for something refers to the 

ability of a subject to pay for it. When the subject is able to pay for his or her needs, it 

is called effective demand (Murie et al 1976). Thus, it is apparent that land and· 

property development perhaps may involve capital investment with both monetary and 

non-monetary forms of revenue - an example of the latter being a healthy society. In 

this regard, Harvey (1982; 1985) argued that the principal influence on the decision to 

proceed with land development largely depends upon the expected return on the capital 

invested. This argument applies to both the public and private sectors. For the private 

sector, the land development that includes non-monetary return uses will be included in 

the calculation of capital invested. For the public sector, however, land development for 

non-monetary return uses, such as to fulfill social needs, is considered the responsibility 

of the public sector and the returns are intangible and sometimes worthless. This is 

because the resources are from the taxes (Harvey, 2002). 

The total products of land and property development are meant to satisfy the expressed 

needs of society, sustain the environment, and promote social accessibility and cultural 
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value (Healey, 1998; Healey and Nabarro, 1990; Millington, 2000). l lov c er. the 

products do not always bring positive effects to society. Sometimes, th products ' ill 

benefit entrepreneurs, but concurrently give rise to negative fleets m s '·1 t \1 of 

these effects arc called 'externalities' (I larvcy 2002). 

Since land development can result in negative as welt s positi e effe L. tate or 

government intervention in land development is cons id r d n e . , ry to rn derate any 

potential adverse externalities, to safeguard broader social needs and to conserve 

resource and environment heritage values (Healey and Nabarro, 1990; Harvey, 2002). 

This argument is in line with Tisdell (1993), who states that government intervention is 

necessary to pursue social improvement. On the other hand, Webster and Lai (2003) 

argue that government intervention cannot be justified on economic grounds, and may 

not be effective because of the transaction costs incurred while imposing policies and 

regulations. 

The transaction costs include all costs involved in planning, bargaining, modifying, 

monitoring and enforcing an implicit and explicit contract (Williamson, 1985; 

Buitelaar, 2004). Though this transaction cost is positive while preparing contracts and 

gathering information, as claimed by Rienstra (1988), public intervention is still 

necessary to reduce the monopolization of information associated with any positive 

transaction costs (Nijkamp et al 2002). Besides transaction costs, there are other costs 

involved in property development. The costs involved in development can be seen 

through the development process which is dealt with in the later part of this chapter. 
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Adams (1994) explains that, to materialize the products of any development, land ind 

property development must undergo a process which is similar in man r p 'I, to 

other industrial and economic production processes. The dcvdopmc:nt 1 [uir · .ompl 

organizational arrangements in order lo brin ncccssnr inputs h)' th r fl) th 

production activities at the correct time. The inputs will al: o in ludc 1 ' id t m ie of 

actors to perform specific and clearly defined roles in th pro e (K i r nd Weiss, 

1970; Bryant et al., 1982; Goodchild and Munton, 1985). 

In order to gain more understanding of land and property development, the theory and 

literature of the development process are discussed in the following section. 

2.3 The Development Process 

Healey ( 1992) defines the development process as 

"the transformation of the physical form, bundle of rights, and material and 
symbolic value of land and buildings from one state to another, through the 
effort of agents with interests and purposes in acquiring and using resources, 
operating rules and applying and developing ideas and values" (I lcalcy, 1992.p.36). 

This definition can apply to the property development process except that the property 

development process also takes into account the reasons why the process occurs. 

Barrett and Healey (1985) explain that the property development process is not just a 

simple process of translating the demand into supply at a given time and place, but also 

performs a significant role in the national economy, and represents an important sector 

of macro-economy activity. In line with this argument, Ilarvey (1985) asserts that there 

are a number of positive correlations between land and property development and 
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economic growth. Isaac (1996) further explains that the general activities asso iated 

with land and property development also assist in the g ·n rat in ' of h al ind re iional 

economies and consequently engender greater sub-national economic ir )\ th. ml thus, 

there is a need to view the development process in th conte: t of this ht 1 l r .onomic 

and financial framework. Therefore, Cadman et al ( J 9()7) h:\ th devc I pmcnt 

process as a complex and lengthy process. 

Since the property development process is so complex, it is nece sary .to gain better 

insight into the process by looking at some models that have been devised since the mid 

1950s. These models are grouped as follows: 

i) Equilibrium Models, which assume that property development is structured by 
economic signals about effective demand, as reflected in rents, yields etc. These 
derive directly from the nee-classical tradition in economics. 

ii) Event Sequence Models, which focus on the management of stages in the 
development process. These derive primarily from an estate management 
preoccupation with managing the development process. 

iii) Agency Models, which focus on actors in the development process and their 
relationships. These have been developed primarily by academics seeking to 
describe the development process from a behavioral or institutional point of 
view. 

iv) Structure Models, that focus on the forces which organize the relationships of 
the development process and which drive its dynamics. These are grounded in 
urban political economy (Ratcliffe and Stubbs, 2003. p. I 99). 

Even though there are four models, as noted above, Gore and Nicholson (1991) argue 

that only three models (ii - iv) are relevant to explain the development process, and 

recommend further work to identify the particular institutional, financial and legislative 

framework or structure of provision for each type of development in question. Hence, 

the land development process is presented in terms of a structure and an agency 

component with each having specific interests and objective (Forthergill et al., 1987). 
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However, D' Arey & Keogh (1999) argue that the literature to c: plain the 

interrelationship between structure and agency docs not of for an adcqunt th nr. of 

institutional formation and understates the role of institutional chnnu . I h s mt hot" 

explore property development in the context or a zcncrnl institutinn.11 frame wor], and 

explain that the political environment will affect opportunitles in .111d t. l ·tt d 1 turn· 

on property development. The social environment g n mks distin t re ui m nt and 

influences the purposes of the development. Economic in titution upport a pattern of 

real estate demand in use and investment and create price incentives to supply property 

via development. Legal institutions have an impact on the development market, most 

directly by mean of the planning system and in the way property rights are defined. 

Ratcliffe and Stubbs (2003) explain that the development process is complex as it 

involves many agencies, public and private, large and small, undertaking development 

in a variety of organizational forms and legal entities. Though it is a complex process, it 

can be viewed more simply by dividing it into four distinct stages: evaluation, 

preparation, implementation and disposal (Cadman and Austin- rowc, I 983). For a 

more detailed view of the development process, Miles et al (1991) outline eight stages: 

inception of an idea, refinement of the idea, feasibility, contract negotiation, formal 

commitment, construction, completion and formal opening, and asset and property 

management (cited in Ratcliffe and Stubbs, 2003). However, Ratcliffe and Stubbs 

(2003) suggest only five phases in the development process: concept and initial 

consideration, site appraisal and feasibility study, detailed design and evaluation, 

contract and construction, and marketing, management and disposal. 
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The development process offered by Ratcliffe and Stubbs (2003) refers to the scqucnc 

of events model. Jn reality, the progression is not that simpl (Goodchild ind Munton 

1985; Adams 1994). Indeed, Barrett et al (1978) have s11) rested thut th 

process can be articulated as thr e broad s ts of events, The .11 : i ' I )pm -ot 

pressures and prospects; development feasibility; and impk'mlnt.lti n. l\ th r 'ill -t al 

(1987) describe the development process as a 'pip Jin ' in ' hich there re various 

'barriers' and 'pumps'. Examples of barriers arc the acqui it ion of a it for a proposed 

development scheme and the obtaining of planning approval from the local planning 

authorities. The investment and financial decisions are examples of pumps. 

For the purpose of this study, it is appropriate to look at the development process from 

an institutional perspective because government intervention in property development 

occurs mainly through urban planning control and forward planning (Monk et al I 991; 

Harvey 2002; Evans 2004). Planning control limits the usage of land or lowers the 

density of land uses that would otherwise be in place. Forward planning identifies land 

for urban uses, though the sites identified are not always attractive to developers 

(Harvey 2002). For the institutional approach, Healey (1992) proposes a 'consolidated 

model' which is intended to combine the key elements of the four types of the 

development process models: equilibrium, event-based, structure and agency. 

The institutional approach seeks to link all the components together as shown by Figure 

2.1. The figure shows that links are established between the broader strategics and 

interests of agencies, the material resources, and the institutional and organizing ideas 
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involved in the context of land development process. This approach pro ides l u · .Iul 

way of analyzing the complexities or the land and proper! dcvclopm nt l t 

they arc shown clearly in the consolidated model. 

Roles in Consumpt ion 

Events in th' 
development 
process 

Produ 'ts/imp l 'ts: 
output 

Inputs: Factors of 
Production Outcomes 

Roles in production 

Roles and relationships 

Strategies and interests 

Rules-Resource-Ideas 

Mode of Production 

Mode of regulation 

Ideology 

Figure 2.1: An Institutional Model of the development process. 
Source: Adapted from llealcy 1992, p.3 7. 
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In addition, the model focuses on distinguishing levels of analysis rather than placing 

the analytical emphasis on the specification of the dilforcnt actors, events and int 'I 'sis 

involved. 

Roles in consumption 
I. Material Values: production, consumption, investment 
2. Property rights 
3. Guardian of environmental quality ~ ._ \ 

Factors of 
production 

Events in the 
development process 
e.g., identification of the 
development 
opportunities: 

Product outputs 

1. Land 
2. Labour 
3. Capital 

Wider economics 
Political 
Environmental 
Socio-cultural 
effects 

Land assembly 
Project development 
Site clearance 
Acquisition of finance 
Organization of 
construction 
Organization of 
infrastructure 
Marketing and managing 
1 he encl nroduct 

In the building 
1. Material values 
2. Bundles of 

property rights 
3. symbolic 

aesthetic values 
In the production 
process: 

1. Profits 
2. Jobs 
3. Demand for the 

related goods 
and services 

\r--- _ 
Roles in Production 

1. Land: ownership rights, use/development rights 
2. Labour: physical production; supplier organization 
3. Capital: Money, raw material/machinery 

Figure 2.2: J\ model of the elements of the development process 
Source: Adapted from I lealey I 992, p. 42. 

29 



'hapter 2 
Literature Review 

The models set out above (Figure 2.1 and 2.2) show four levels of analysis: 

a) A description of the events which constitute the process and th' a icncics x hi .h 

undertake them 

b) An identification of the roles played in the process ind the. l ~ wcr t lations 

bet ween them 

c) An assessment of the strategics and interests which hope th role , and the 

way these arc shaped by resources, rules and ideas, and 

d) The relation between these resources and rules and the wider society. 

As Figure 2.1 shows, the most important section is the events in the development 

process. This is the level that combines the input-output approach of a policy-analysis 

model together with an economic model of the production process. The critical task at 

this level is to identify all the agency and agency relations involved in accomplishing a 

development project. The input or factors of production are land, labour and capital. 

The land may comprise complex ownerships, tenure patterns and physical 

characteristics which may affect the outcome of a project. The labour includes effort 

involved in clearing a site, providing services, and providing advice. The capital may 

include finance, personal wealth, and production and commercial resources (I Iealey, 

1992). Within this level, there are several events involved which vary depending upon 

type and scale of the project. Usually, the sequence of events is as follows: land and 

finance come first; then the land is subdivided into plots, followed by land allocation, 

provision of services, constructing buildings and allocation of completed buildings to 

occupiers. These events may vary while developing green-fields and brown-fields. 
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Another important component of the consolidated model, as shown by T· i iure 2.1, is the 

roles in production and consumption. Roles in production and consumption ml :htn\ 

some indications of the kinds of interests particular a 1 .nts in prndUl'tlOn m.l) h I\ in 

the development process. A specific agent may have more than Ont role .md th s n. I ' 

may conflict. Agents actively constitute their int rests n, the pl rforrn ind lcv ·lop 

their roles in practice. 

Healey (I 992) states that the model is relatively comprehensive in form, is relevant to 

all types of development projects, is applicable under different economic and political 

regimes, and at the same time, is able to take into account any spatial and temporal 

variations. It is also capable of addressing a 'driving dynamic' that produces distinctive 

patterns of agency relations, and the effects on what is built, how and for whom. 

Accordingly, the model can be constructed to include events and behaviours of agents, 

and explain how these events and behaviours are related to broader structural forces in 

society and the economy. 

As usual, the model embraces several criticisms. Hooper (1992) argues that the model 

fails to define the term 'institutional', which is fundamental to the analysis of land and 

property development activities. He suggests that the conceptual composition of the 

term 'institutional' should be more clearly theorized by the generation of simply an 

abstract model. It is understood that Hooper was seeking to relate the theory to practice. 

Healey (1992) notes that a model of the land development process should be able to 

take into account the spatial variation, but Krabben and Lambooy (I 993) argue that the 
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institutional model fails to explicitly link property development to lo at ion. 'I hrough 

the model, locational differences in land and property development ar not :utti ·kntl. 

explained. 

Even though there are criticisms of the weaknesses of th mode 1, Ennis l I l}l)7 irgue 

that the institutional model provides an adequate und rs t nding f th land 

development process. Ennis claims that: 

This consolidated model . . . provides a means of comparing the capacity of 
actors in negotiations to utilize the resources and rules to develop negotiating 
frameworks to be employed in pursuing their strategies and interests. This 
model is not limited in its application to only one case. It has the benefit of 
providing a perspective across the political cultures, which have generated the 
socio-political context within which the actors operate. As the model is not 
constrained by deterministic presuppositions, we are able to identify the 
similarities and differences between behaviour patterns and link them back to a 
single conceptual framework (Ennis, 1997, p.1953). 

Based on the above discussions, although there are comments about the model, this 

study adopts the institutional model because it is able to explain the roles played by all 

actors which may affect other activities and strategies in the land development process. 

Particularly, the institutional model is able to explain the link between all players, 

especially the two main players, namely the planning authority and property developer. 

However, more components of the model need to be comprehended in order to achieve 

the objectives of this study. Hence, it is important to view all roles played by the 

principal agents involved in the development process, as shown by l lcaley, 1992 model 

(See Figure 2.1 and 2.2). 
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2.4 The Roles of Principal Agents 

Agents have specific tasks to perform in the land and the propcrt d tor Ill -nt 

process, and make defined contributions towards the int 'ndcd dcvclopn; nt nut .oru s. 

Accordingly, Goodchild and Munton (1985) argue thm land and propeu i ' I )pm -nt 

will only materialize if a consensus between all actors invol c d is 1 hit:v J. l h 're arc 

also arguments that the actions of each agent arc con trained by the tion of other 

actors (Harvey, 1982; Harvey, 1985; Healey, 1991). Normally, in practice, agreement 

can be reached after facilitating appropriate negotiation processes among those actors 

involved (Goodchild and Munton, 1985). 

Cheshire et al (1985) claim that negotiations among actors are the most important 

precondition to the efficient and effective operation of property development. Wider 

benefits can be realized if each actor understands the objectives and roles of others, 

including landowners, local authorities, banks and financial institutions, developers and 
land use planners. 

2.4.l Landowner 

The landowner is the most crucial agent in the development process. The landowner 

can take a relatively active or passive role. An active landowner may initiate the 

development of land in question by deciding to sell or entering into partnership with a 

developer; this has an important bearing on where and when the development takes 

place (Cadman and Topping, 1995). Conversely, a passive landowner may demonstrate 

greater passivity by simply holding on to the land in question, or may be manipulated 
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by others who have an interest in the development process (Goodchild and Munton, 

1985). 

Based on the above, J Icalcy and Nabarro ( 1990) ar zu that lnndo Ill rs arc not l 

homogeneous category. Their interests and stratcgi ar di.' loped in re: inns to l 

variety of experiences, pressures and values (McNamara, 1988). hi i w i in line 

with Goodchild and Munton (1985), who categorize five group of landowners: the 

professional landowners (banks and insurance companies), inheritance, farmers, 

commercial and industrial concerns, and residential owner-occupiers. They further 

claim that all of these different landowning groups are ultimately land sellers for 

profits. These groups' sales and release timings are strongly influenced by many other 

factors such as market conditions and taxation agreements. 

Massey and Catalano ( 1978), on the other hand, group landowners in three broad 

categories: former landed property, industrial land ownership, and financial land 

ownership. The former landed property or traditional landowner includes church, 

landed aristocracy and gentry, and the crown estates. These landowners inherited large 

'land banks' from their predecessors. The capital value attached to their properties 

indicates their wealth. The industrial land ownership category refers to owners who 

own land incidental to their operational objective or service provision. This category 

includes farmers, manufacturers, industrialists, retailers, a variety of service industries 

and public authorities. The motive of ownership in this category is dominated and 

constrained by legal status. The third category is financial land owners, which includes 
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banks, financial institutions and property companies. These land owner sec their 

ownership as an investment and thus can be expected to cooperate with d vcloj m int if 

the return in investment is financially viable. The major ,roups in this ntc 'M. ir th 

banks and financial institutions, and the property compunics, 

Massey and Catalano (1978) argue that only landowners with I nd d prop rty interest 

generally tend to be in opposition to development. However, Good hild and Munton 

(1985) argue that the behaviour of the landowners and motives of their ownership will 

still affect the time at which the land is released in the market. For example, some 

owners who have a particular motive for occupation of a given site may sell the 

property when it is no longer suitable for its existing use. This may be contrasted with 

land sale for speculative purposes. Conversely, landowners with the primary concern of 

the use value of their properties may yet continue with the occupation of the properties 

notwithstanding changing market conditions and opportunities. 

Adams (l 994) suggests that all landowners whose land has development potential 

pursue specific land management and development strategies by making decisions: 

when to develop or to sell land for development. Moreover, landowners may engage 

with other agents and the management of the land prior to its development. The number 

of owners involved in any particular development can have important effects with 

respect to assembling a given property development site: the greater the number of 

owners, and the smaller their holdings, the greater the difficulty of dealing with them. 
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Therefore, Adams (1994) asserts that the role and contribution of landowners in the 

property development process cannot be ignored. 

The pivotal role of landowners is also acknowlcd ) xi by C1ood1: hild and lunton (I > • ). 

These authors argue that the main feature which di tinguishcs I nd °'' 111.:r,' from oth r 

principal agents is their central position in the development pro e .. , n th landowner 

must decide to release the land in the first place. For example, landowners who have 

obtained planning permission and decide to sell their land without any outside influence 

either from developers or planners can be considered as positive contributors to the 

development process. In contrast, landowners who sell their land following 

intervention by a developer, without any attempt to sell the land themselves, may be 

considered as insignificant contributors to the development process. Again, Goodchild 

and Munton (l 985) claim that the landowner's role, revolving around the decisions 

either to sell or not to sell land, is more crucial in determining the timing of a 

development than the developer's decision to buy. 

2.4.2 Local Authority 

Local authority in Malaysia, besides its commonly known statutory functions to 

provide services for and manage the identified town area, is entrusted to be the local 

planning authority for the area, and is empowered to carry out development as well as 

to enter into business activities or business join-venture (Salleh Buang, 1997). 

However, the functions of a local planning authority may not be similar between states 

or countries such as in the UK and US ( ullingworth and Nadin, 1996). In the United 
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Kingdom (UK) local planning authorities can be part of the local aurhoriric , whereas in 

United State (US) a local authority can prepare the local plan but a xcparut I o I ' ill 

administer the planning regulatory matters. As Ennis (I 997) claims, proper I\ riclus 

prevail in the United States because it seeks to prorc t privnk pro] nl\ ri 'hts. In th' 

Netherlands, a local authority is also the main supplier of lnnd for de..'\ t lOJ m .nt. 

local authority prepares land for development and provid all servi ' r quir d. The 

land alienated for building plots is dispensed to the appropriate de lopers ither as free 

hold or lease hold holdings, except for land alienated for services. The associated price 

setting is then dominated by the way in which individual municipalities develop their 

specific portfolios of land resources (Ennis, 1997). Jn contrast, local authorities in the 

UK may make land available for development by assembling development sites for 

disposal. This may involve invoking the statutory compulsory purchase power (Cadman 

and Topping, 19?5). Both in The Netherlands and the UK, local authorities may assume 

the role as landowner by maintaining a long-term interest in a development (Needham 

et al. 1993; Cadman and Topping, 1995; Ennis, I 997). 

Cadman and Topping (I 995) argue that local authorities facilitate development by 

promoting or participating in development opportunities themselves. Millington (2000) 

suggests that local authorities may undertake development themselves in their area with 

the following objectives: (1) to carry out development which the market failed to 

provide such as the development of low-cost housing, public shelters, public buildings 

and amenities, (2) as an attempt to increase employment and reduce the social costs of 

unemployment, and (3) to develop 'starter-factories' or areas of industrial estates (since 
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local authorities can develop them more cheaply). I lcalcy and Nabarro (I< c 0) claim 

that partnership with the private sector is an attractive option for local authurit] '' in 

order to initiate development in their areas. The partn •rship off rs u ' 1 of s .urine 

risk and supporting land for properties development. I lowcvc r, (' idmnn nn i l'oppin ' 

(1995) argue that the extent to which the local authorities can cnture into conomi 

development is restricted by their financial capabilities, I gal pow r nd c ntral 

government policies. 

2.4.3 Banks and Financial Institutions 

The availability of finance is the most crucial part of the development process because 

any land development scheme requires large sums of capital (Goodchild and Munton, 

1985). In line with this, Adams (1994) suggests that the involvement of financial 

institutions in any development tends to be generally constrained by provisions of 

conventional mortgages. This happen when developers choose banks and financial 

institutions as the principal source of finance to cover costs incurred during the 

development process as well as costs in holding completed projects prior to sale and 

letting. The banks and financial institutions that provide medium-term and long-term 

finance consider these Joans as their investments. Thus, the financial institutions have 

rights over the project schemes as stated by the mortgages provisions. Then, financial 

institutions diminish their subsequent rights to benefit from any increase in capital 

values. Millington (2000), however, argues that a significant change has taken place in 

many countries, such that many banks and financial institutions have become property 

developers in their own right. By carrying out development using their own funds at a 
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low opportunity cost, they in turn receive both profits from the dcvclopm int and the 

investment, as well as capital gains. However, Cadman and Toppin , ( 19< )) ir in th it 

the involvement of financial institutions in land development is ' n rail. limit f to 

purchasing and dealing with completed development. 'I his is due to the ir tss ssm nt of 

risks associated with land or property development. Goodchild nn J ~ 1unt n ( 1985) 

claim that the roles of banks and financial institutions in the de l: lopm nt pro ss can 

vary according to the type of development in question. For exampl , they do not 

influence residential development processes because they generally only provide 

mortgage loans to the house buyers. However, banks and financial institutions play 

important roles in commercial and industrial development, where they take up some or 

all of the risks which are conventionally shouldered by property developers. 

From the above arguments, it is apparent that banks and financial institutions can play 

important roles in the development process. They can provide finance, be it as 

landowner, investor, partner in a property company, or developer of the schemes. 1 Icre, 

Cadman and Topping (1995) conclude that unless a development is sci f-financcd, then 

financial institutions play very important roles in the development process. 

2.4.4 Land and Property Developer 

In the land and property development process, developers play a significant role. Thus, 

developers are considered as primary agents in the process (Goodchild and Munton, 

I 985, 1988; Millington, 2000). This assertion is in line with the claim made by Craven 

(I 969), Kaiser and Weise (J 970), and Drewett (1973) that the developer is the main 
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catalyst and key co-ordinator of other interests, and enables action in land development 

process. Craven (1969) concludes that the developer is: 

'a catalyst who interprets, albeit inaccurately, major fon <' tn tlu urban 
environment; an initiator of action based on this lntcrprctatton 1111./ 1 ·h.11/< n, • ·r 
of public policies which abstract such action' (Craven, I 969, p. I -l). 

Drewett (1973) conveyed this approach by offering a mod I to . hox the p . iti n fa 

developer as a decision agent in the land development pro . 

development. The model is shown by Figure 2.3. Healey (1991) i critical of this model 

because it lacks the time dimension in each activity played by the actor. 

MacLaran (1993) argues that the developer is the actor who tends to initiate the 

development process and seeks to identify development opportunities in a particular 

location. In practice, a developer negotiates with the land owner for acquiring 

development rights to the land or enters into joint development with the owner based on 

a share of any development profits. A developer arranges finance for the development, 

commissions architects to devise a scheme which will be acceptable to the planning 

authorities, engages builders for constructions, and consults estate agents to seek 

prospective tenants or users of the completed development. Overall, MacLaran (1993) 

regards developers as the 'impresarios' (agents) of the built environment. A decision to 

proceed with a specific development project is usually tied to the financial aspects of 

management risk and expected profit to the developer (Harvey, 1982; Harvey 1985; 

Millington, 2000). This is the main influence on a specific land development project. If 

there is an assured profit forecast by the developer, then it is expected that the project 

will commence. 
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LAND 

PLANNING 

ESTATE 
AGENTS 

PRODUCTION 
INPUTS 

DEVELOPER 

FINANCE 

Figure 2.3: Drewett's Model of Decision Agents 
Source: Healey, 1991, p.225. 

Most developers predetermine their expected profit based on the market conditions, 

anticipated selling prices and construction cost. In relation to this, Knox and Cullen 

( 1981) assert that: 

'The profits to be made from property speculation give developers a strong 
incentive to insert themselves as key actors at the centre of structures of 
building provision and this incentive is intensified by their interest in the speed 
of operation (because they have to finance land preparation and construction 
long before receiving income from the sale of completed projects)' (Knox and 
Cullen, 1981, p.886) 

Gatzlaff and Tirtiroglu (1995), however, disagree with this argument that developers, 

investors or speculators could benefit from the volatile movements of the property 

market in order to increase their profits through the manipulation of the associated 

transaction costs. This is based on a comprehensive review of United States-based 
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literature, from which it was concluded that 'transaction cost typicall ' prohibit 

investors from exploiting the predictable price movements in an 1 of the mar ·t 

segments' (Gatzlaff and Tirtiroglu, 1995, p.157). 

Developers are not only comprised of investors and spccul uors. t\ till in it )n l- 000) 

segregates developers into five different groups. These arc d velop 'rs: 

a) who build for their own use 

b) who build to sell for profit 

c) who build to create investments for sale to others 

d) who build to let to others, and 

e) who build to satisfy their own operational requirements and social needs like 

public bodies. 

Developers in the first group tend to be relatively few in number but they are 

characterized as active agents in local land and property markets. Such developers tend 

to be individuals who are involved in the property development process in order to 

build for their own use and occupation. Therefore, their primary objective is to ensure 

that the development scheme is suitable for their own use, with an associated market 

appeal and value. Moreover, this group tends to focus on the impact of the surrounding 

built environment on their individual development scheme. They are also very much 

influenced by the extent to which any compromise of design will affect their 

operational or user efficiency. They have a concern with the public amenities and 

utilities available in the area (Millington, 2000). Developers in this group tend to be 

landowners but can remain as active players in the ongoing local development process. 
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The second and third groups represent the majority of developers who search for 

opportunities to engage with land and property development schemes. I h • acquire 

sites for development, arrange the finance for construction, commission at -hu -ts to 

devise a scheme which is acceptable to the planning authorities, 1.: ng.1' huil i rs, und 

use estate agents to seek purchasers for the completed d velopm nt (t\ t rel u in, I() ). 

Such developers are likely to be very aware of the existing d mand ondition and 

purchasing ability of prospective investors or purchaser , and thu ' ill a cordingly 

build to satisfy anticipated investor and market needs. Their objective is to maximize 

profit from sale and will be influenced by short term considerations and longer term 

return. The profit made from a development scheme may be used to fund further 

developments. Thus, they play a very significant role in the development process 

(Harvey, 2002). They are interested in the way capital is switched between producing 

and consuming goods and in producing the space needed for production and 

consumption purposes (Healey and Nabarro, 1990). 

The developers in the fourth group are quite similar in nature to the first group. They 

tend to be landowners or developers who purchase land with the intention to acquire the 

property rights and develop it. Unlike the first group who build for their own use, 

however, this group seeks to develop the property to derive income through rental or 

lease arrangements. Thus, it is seen that this group falls under the long term investment 

objective group. These kinds of developers are generally wiJiing to take relatively 

higher risks by initiating either 'demand-led development' or 'supply-led 

development'. Types of development constructed and completed will tend to cater to 
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the perceived specific requirements of specific user groups. Therefor', this 1roup tends 

to be specialist property developers with strong financial backing, and v illin 1 to 1 t 

involved in speculative types of development. They will onl in th' 

development process when they identify a devclopm nt opportunit th \t L suitabl for 

their specific objectives. 

The final group of developers consists of public bod ics or government agencies that are 

involved in land development. This group's objectives are related to the defined and 

broader societal and government roles, which may involve managing and constructing 

educational institutions, social welfare facilities such as hospitals, libraries, and other 

public facilities and amenities. The group's engagement in the property development 

process is essentially to discharge its defined responsibilities in terms of broader social 

agendas. In some cases a development may be carried out in order to serve as a catalyst 

to attract other developers. In certain developments, this group may need to be involved 

in the earlier phases of the development to provide essential infrastructure needed and 

supporting amenities. Hence, in the development process this group plays a significant 

roles as facilitator. 

The above grouping of developers shows that different types of developers have 

different development objectives and forms of development. They definitely have 

interests in property development, initiating and carrying out development, and 

accepting full responsibility for financial aspects and risks. Undeniably, the 

involvement of the developer in the development process is vital to ensure the expected 
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development can proceed as planned. In Malaysia, Johnstone ( 1979) tind that the 

private housing developers can be broken down into two catc zorics name l sol • 

proprietors and subsidiaries. The purposes of these d rvclopcrs' to in ol in land 

development could fall into all purposes as identified by Millin )ton(. 000). 

2.4.5 Land Use Planners 

The term 'land use planners' refers to a group of profes ionals or p r on working in 

the field of urban planning. This group's main aim is to safeguard the 'public interests' 

through professional acts and advice to the clients. However, professionals or members 

of this group can be divided into two broad groups: politicians and professionals 

(Cadman and Toping, 1995). The first group, the 'politicians', are responsible for 

approving the development plans in accordance with certain policies and political 

objectives. In addition, this group is also. responsible for considering whether to 

approve or to reject planning applications. The second group is the 'professional 

planners' who are responsible for giving advice to the politicians in their planning 

decisions or administering the system. These professionals also act as technical experts 

in urban planning and as advisors to developers. Their areas of expertise relate 

particularly to their competencies in gathering and analyzing information, in designing 

built environment (including distributing physical structures and land uses spatially), 

and in appropriating the necessary infrastructures, facilities and amenities 

(Cullingworth and Nadin, 1996). 
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However, Millington (2000) argues that land use planners employed in the public sector 

are not necessarily able to judge what is best for society as they arc r mov d from th 

market place and are therefore not as conversant as they might be v ith publi d m ind. 

Moreover, MiJJington (2000) al lcgcs that the planners ar in flue 111.·ni h 1 range of 

ideologies, which results in them not being unprejudiced in terms of vh t i b , t in 

development terms. Herc, it is seen that the planners are also lik ly to make d cisions 

based on their own subjective opinions which arc not necessarily in the best interests of 

society in general. Their views may therefore frequently be strongly influenced by 

political motives rather than true planning objectives. Indeed, Knox and Cullen (1981) 

claim that planers conform to the ruling political ideology and are therefore incapable 

of exerting their objective or professional influence on it. Here, Evans (2003) suggests 

that planners, in practice, are more interested in the development plan and its 

implementation, while politicians are more interested in political survival and 

advancement. Therefore, neither group is focused on maximizing social and economic 

welfare through the land use planning system. 

Goodchild and Munton ( 1985) also argue that planners always assume a mid-way 

position between the 'technical role model' by providing advice to decision makers, 

and the 'political role model' by being committed to their own initiated plans. Ennis 

(1997) claims that the role of planners could be classified into two categories: first, in 

terms of the regulatory role, and second, in terms of generating the perceived ideal 

urban environment. To achieve these two roles, planners seek to ensure implementation 

'through science and rationality tied to the constructive use of power in the form of the 
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plan' (Fainstein and Fainstein, 1996, 274). Further, Knox and Cullen ( 1981) argue that 

planners subscribe to the managerial approach by seeking to balance conflicting 

interests, to be pragmatic and to follow the appropriate procedural rules. l lm 

also claim that planners arc generally supportive of communit rather th in of m ' 

individual interests. Therefore, in the development pro css, pl inners m \ ' not b v "TY 

positive toward developers and landowners (Knox and u l lcn, t 981 ). 

In addition, Goodchild and Munton ( 1985) argue that it is difficult for planners to 

initiate development scheme themselves. They suggest that the planners' 

responsibilities are to assist any application made by the landowners or developers to 

obtain planning permissions. This view is in line with Ward (1994) who claims that the 

implementation of planners' plans tend to rely on actions that were beyond their 

control. Land use planners depend on the external investment decisions crafted by 

developers and landowners. Furthermore, Alexander (1995) asserts that whilst the 

planner is not the main agent in the development process, planning as a process and 

outcome seeks to facilitate the broader processes of decision making and policy 

development. 

Based on the above discussions of roles played by the principal agents in the land and 

property development process, developers are perceived as key players because of their 

role in buying and developing land. The role of landowners cannot be underestimated 

either, because they can affect the timing of the development; for example, getting them 

to release their rights to the properly in question could be time consuming. 
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Notwithstanding the intentions of the developers and the landowners, the local planning 

authority's consent is the most crucial step in the development pro l'SS. For this, th 

role played by land use planners is necessary to en urc the commc lll cm -nt of th 

development. All technical and supportive arguments providcd h I md use plann -rs 

may influence the decision makers in the local planning nuthnrith:s. If .1pproy d by 

local planning authorities, and of course with adequat 
upp rt fr m financial 

institutions or from the developer's financial resources, the d loprnent is able to 

commence with the tendering process and construction works. 

2.5 Planning Theory and Planning System 

Ratcliffe (I 98 I p.6) defines town planning in general as: 

... the art of anticipating change, and arbitrating between the economic, social, 
political, and physical forces that determine the location, form, and effect of 
urban development. In a democracy it should be the practical and technical 
implementation of the people 's wishes operating within the legal framework, 
permitting the manipulation of the various urban components such as transport, 
power, housing, and employment, in such as way to ensure the greatest benefit to all. 

Ratcliffe (198 I) views town planning as being primarily concerned with taking an 

objective and rational view of future conditions, assessing what society desires its 

destiny to be, forecasting the amount of change, estimating the degree of control 

required, and formulating a policy to take account of this destiny, change and control. It 

is also concerned with providing the right site, at the right time, in the right place, for 

the right people. 

48 



Chapter 2 
Literature Review 

Klosterman (1985) defines planning as government intervention in prop rt) 

development. The author argues that (as is recognized by both Classi ,\I md Neo- 

classical economists) government actions arc still required, 'Ven in th uuuos] h t '-'f u 

perfectly competitive market, to correct market failures in ol in': ( l) l ublic or 

collective consumption goods; (2) externalities or spill-over t: Ifccts: (.') prison 'rs' 

dilemma conditions; ( 4) distributional issues. 

Public goods can be defined by two technical characteristics: (1) 'jointed' or 'non- 

rivalrous' consumption such that, once produced, they can be enjoyed simultaneously 

by more than one person; and (2) 'non-excludability' or 'non-appropriability' such that 

it is difficult (in some cases impossible) to assign well-defined property rights or 

restricts consumer access. Externalities are closely related to the concept of public 

goods. The externalities can refer to effects revealed by developers who can freely 

ignore the costs of congestion, noise, and loss of privacy that high intensity imposes on 

neighbouring owners. 'Prisoners' dilemma conditions' refers to the idea that individual 

pursuit of it own self-interest does not lead to an optimal outcome for society or for the 

individual involved (Klosterman, 1985; Harvey, 2002). 

Taylor (2004) notes that there have been two paradigm shifts in planning thought after 

the Second World War: the first 20 years of formal planning could be categorized as a 

period in which planning theory and practice were dominated by ideas relating to 

physical design. Planning was effectively viewed as an art, albeit an applied art in 

which utilitarian or functional requirements of construction had to be accommodated. 
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Indeed, Reed (1987) claimed that this was a period in which planning wasp rceived as 

an attempt to secure a desired location and overall physical patterns h. imposing 

controls over the form, location and timing of private sector development and o r 

public development. The above approach of planning was then influence l b two s ~t 

of ideas: (1) the system views approach and (2) planning ns .1 ruti nnl procc 'S. lh 

system views approach was based on the view that town planning dealt with specific 

outcomes relating to development and the urban environment. Th rational process was 

based on the view of town planning as a process of rational actions. The sequence of 

actions is shown by Figure 2.4. Both these ideas signified a departure from the earlier 

design-based view of town planning (Taylor, 2004). 

Definition of problems and 
goals 

Identification of alternative 
plans /policies 

Evaluation of alternative 
plans/policies 

Implementation of 
plans/policies 

Monitoring of effects of 
plans/policies 

Feedback 

Figure 2.4: Planning as a process of rational action 
Source: Adapted from Taylor, (2004). 
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Following up on this change in approach, Taylor (2004) claims that the changed of 

town planning thinking has significantly shifting towards viewing town plannin 1 us l 

science. The changes were seen as follows: 

a) an essentially physical view of towns was replaced with n i ' of town as 

systems of inter-related activities in a constant stat of flux, 

b) town planners examined the urban space in terms of its social life and conomic 

activities, or a sociological conception of space replaced a geographical or 

morphological conception of space, 

c) town planning was seen as a 'live' functioning thing implying that it is a 

'process' rather than as an 'end-state' or 'blueprint' approach, and 

d) the changes in the approach implied changes in the kinds of skills appropriate to 

town planning. 

Based on the changes in approaches to town planning as noted above, Taylor (2004) 

asserts that town planning definitely necessitated scientific methods of analysis if it was 

to control and plan complex dynamic systems related to land .and property 

development. In this respect, the most significant attempt to theorize development 

control was introduced by Mcloughlin (1973) who saw town planning in relation to a 

concern with desirable development states. These presumptions were expressed in 

planning schemes in the form of written statements and maps. Planning schemes were 

primarily concerned with social, economic and strategic policies as efforts to solve 

urban problems. Therefore, the planning system was intended to fulfil a regulatory role 

to respond to problems of urban industrial growth (Ennis, 1997). Consequently, 
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development control within the planning system became the mechanism to control land 

and building uses. All considerations either to approve or refuse plannin ' p emus sions 

depended upon adopted planning policies. These planning de iisions \ 'I n to tin: 
empowered local decision-makers and town planners. It seemed th 1t the ' rnmcnt 

fully recognized the ability of town planners to produ ' approprint soluti )11. th it 

would result in those desired social ends. In this perspcctiv , the plann r us umes the 

role of a technical expert with the ability to produce the most appropriat plan for the 

urban environment in question (Christensen, 1985). 

Cullingworth (1999) suggests that town planning can be seen as a purposive process in 

which goals are set and policies are then elaborated. The implementations of those 

policies will, it is assumed, help to achieve these goals. However, in reality, they may 

be influenced by other factors such as the complexities of urbanization, which planning 

is seeking to regulate, and the characteristics of government and governance. Moreover, 

Cullingworth ( 1999) further explains that rational planning is simply a theoretical idea, 

whereas actual planning is the practical exercise of political choices that involves 

different values. For this process, Healey and Nabarro (1990) claim that many public 

and private agencies concerns are involved, and that the process must therefore engage 

with a wide range of potentially conflicting interests. 

In relation to the planning process, Healey (1996) sees planning as a process of 

formulating goals in which solutions to the problems have been taken into 

consideration, debated and addressed. Thus, planning involves critical assessments of 
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alternatives of both plans and actions. Analogous to the production of a play, planning 

involves the coordination of many roles: the actors, the backsta • hands the 

management, the marketing and others. It is also necessary to decide bd\ n di r 1 -nt 

interests and objectives: personal gain versus sector advnntug or puhli · b -nc fit. short 

term profit versus long-term gain, efficiency versus ch npncss. In sum. it cnt ril 

mediation among different groups and compromise among the ontli ting d sires of 

individual interest. When a plan involves many interest groups, it mu t in orporate an 

acceptable way of reconciling differences among the participants (Healey and Nabarro, 

1990). This is a significant feature of any type of planning activity. The more numerous 

and diverse the participants involved, the greater the difficulties will be in the planning. 

Literatures of contemporary planning theory indicate that much of the discussion 

among the participants about their interests should take place at a higher level than 

development control (Healey et al, 1992; Paris, 1982; Reade, 1987; Hague, 1991). In 

this respect, Healey (2003) put forward the collaborative planning theory. This theory 

was developed from four threads of thinking: first, it is based on a perception of 

planning as an interactive process, which takes place at designated arena in a friendly 

and supportive environment among interest groups (Healey, 1996). The interaction 

process produces and reproduces the planning information required for this process 

(Giddens, 1984). Second, the planning is seen as a governance activity which takes 

place in complex and dynamic institutional environments, shaped by wider economic, 

social and environmental forces that structure, but do not determine specific 

interactions. Governance is defined as the processes by which societies and social 
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groups manage their collective affairs, and it can occur in many ways. I hird the 

planning is concerned with maintaining and enhancing quality of places and territories, 

Fourth, the approach is informed by a moral commitment to social justic in the .ont t 

of culturally diverse values about local environment and lifcstyl . This means th,\t the 

concern is not merely with the fairness of material out omcs, but \b with th 

processes through which policies about resource allocation nd regulation are 

articulated and implemented. 

The main aim of collaborative planning is to get all interested groups involved in the 

planning process so as to achieve consensual policy outcomes, from information and 

ideas gathered after debate under conditions of communicative actions (Healey, 1996). 

To bring all interested groups into the debate, Taylor (2004) suggests that town 

planners should play roles as 'facilitators' in the debate sessions. In this respect, town 

planners require skills of interpersonal communication and negotiation. Healey ( 1996) 

claims that collaborative planning is fundamentally comprehensive. I Iowever, Kumar ct 

al (2000) argue that collaborative planning is a specific articulation of planning theory 

that has taken a 'participatory turn' in paving the way for a people-centred planning 
theory. 

Healey (2003) also acknowledges the structuration theory associated with Gidden 

(1984) as the core influence on the development of thinking about collaborative 

planning. Gidden (1984) argues that the conception of the continual interaction 

between, and, the mutual constitution of, 'structure and agency' reflects a form of 
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observing and experiencing research in planning practice. Further, I lcalcy (1001) 

claims that Gidden's understanding of the dimensions of linkage (authoritnti s stem, 

allocation systems and frames of reference) through which structures nr ' nerat -d ind 

maintained in the flow of practices has proved a rich fram -~ ork for th subscqu -nt 

'institutionalist' research on planning practices and land and prop rt l '\ elopmcnt 

processes. This understanding has provided an insight into the \ ay in whi h power 

relations are socially embedded. Gidden (1984) draws on Marxism, ph nomenology 

and cultural anthropology, a mix that provides a way of situating the active work of 

participants in governance process within the structuration process. Moreover, Healey 

(2003) claims that Gidden's structuration theory focuses attention on the qualities of the 

interaction and relations involved. These process qualities because the operation of 

authoritative and allocative 'system' depends on the interplay of actors with specific 

interests, as well as on the way routine social relations and practices are structured by 

the deeper values and conceptions of institutional design. For this, Healey (2003) refers 

to Foucault's argument on power relations which suggests that power is embodied not 

just in the energy and position of individuals with command over specific rules and 

resources but instantiated in the way people embody assumptions about appropriate 

ways of thinking and acting in their daily discourses and practices. These in turn 

become embedded in institutional practices. 

The term 'planning' as explained by Healey (2003) is broader than the practices of 

regulatory land-use planning. It is also about strategic approaches to the 'governance of 

place', and involves attention to qualities of place and process, the 'good city' and its 
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'good governance. She concludes that in a complex urban governance conte. t, v ith 

multiple actors, arenas, and struggles over discourses and practices, strat zic , tors 

who can make a difference will be those who focus on real opportunities for inn) uion 

and who work with the 'grain' of the emergent properties of specific situ uions. With 

reference to power relations, Evans (2003) argues that land use pl. nning i, th 

responsibility of two groups of professionals - planners and politi inns. He e plains 

that: 

'When plans are drawn up and implemented by planners, planning decisions are 
presumed made by politicians. Planning is therefore a political activity, subject to 
the power forces and political manipulation. The aim is not the maximization of 
economic welfare and the balancing of social costs and benefits, as the welfare 
economic might expect, but the satisfaction of the claims of particular interest 
groups' (Evans, 2003, p.199) 

Thus Evans (2003) claims that planning decisions are subject to the limitation of 

powers exercised by politicians. Both planners and politicians are interdependent upon 

each other. The politician depends on the expertise of planners to advise them on 

planning matters, particularly on planning permission. The planners depend on 

politicians in that regulations and laws limit their actions. Allmendinger and Tewdwr- 

Jones. (2002) argue that this interdependency is based on the power-relations structured 

by the existing institutions controlling actions and consensus building. Tewdwr-Jones et 

al (2002) claim that the planners find themselves in an under-resourced, nationally 

shaped but locally delivered regulatory practice in which national criteria emphasize 

decision speed over quality. In addition, Campbell and Ellis (2000) argue that local 

planners are pressured by local politicians to use regulatory power to raise financial 
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resources for the local authority rather than give priority to plannin l objectives 

developed in reasonably open consultative practices. 

The discussions above have highlighted the shift. of urban plannin l theories from the 

pre-war, which put more emphasis on survey-analysis-plans, tov nr ls the r st-\ ar 

theories that emphasise the system approach, followed by stru tural, beha ioural and 

strategic planning. Towards the end of the 201h century the rational planning approach 

(which falls within structural planning theory) became dominant. It was further 

developed into 'communicative planning theory' which is regarded as the 'ideal 

rational planning' (Taylor, 2004, p.153). The most important implication of this 

paradigm shift is on the total built environment, particularly on the land development 

process. The implications of planning on land development are discussed at length in 

the literature on the effects of urban planning on urban land supply and others (Healey, 

1991; Bramley, 1998; Adams and Watkins, 2002; Campbell and Ellis, 2000). The 

following discussion represents just a portion of these implications - specifically, those 

which are relevant to the objectives of this study, 

2.6 The Effects of Town Planning on Land and Property Development 

The effects of town planning on land development are asserted to be significant by 

assuming the existence of a free-market situation; this situation assumes that in the 

absence of town planning, land will be used for the purpose that can extract the largest 

net return over a foreseeable period of time (Ratcliffe and Stubbs, 2003; Evans, 2004). 

However, evidence has shown that where and when laissez-faire conditions prevail, the 

57 



Chapter 2 
Literature Review 

market can consume resources in an ill-conceived and short-sighted way. 'I he private 

sector developer seeking to maximise its profit often neglects the provision ot both 

social services and public utilities (Ratcliffe and Stubbs, 2003). Th esc unde sirabl 

outcomes of the free market situation have led to government intc r ention in the 

property market through town planning control (I larvey, 2002). 

From the nineteenth century up to the present time, town planning activities have 

devolved more to the government than to the private sector, although a number of town 

planners do practise in the private sector (Ratcliffe and Stubbs, 2003; Evans, 2004). 

However, as Ratcliffe and Stubbs (2003) have pointed out, all town planning activities 

involve political choice, not just market transactions. As such, public agencies 

established by the government do plan and control physical land development and the 

operations of markets in the interests of the community. However, there can also be 

various views, comments and critiques about the outcomes of planning practices and 

implementations of town planning laws and regulations (Barlow, 1993). Consequently, 

town and country planning legislations have undergone several modifications and 

improvements in terms of contents, approaches, principles and concepts (Cullingworth 

and Nadin, 1996). 

The modifications and improvements of planning legislations have led to two paradigm 

shifts in the town planning system since the Post World War era, to the new 

Millennium. Initially, town planning was intended purely to guide the development of 

towns and cities through the use of simple land-use maps; later, these maps developed 
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into comprehensive town plans showing details of infrastructures, intensity of uses and 

land use zoning (Taylor, 2004). Differences in the conditions of the site , nd local 

topography, the timing of the development, government policies, and a uniqu mi of 

decisions made by individuals, firms and political groups within each url an u ·a 

fundamentally affects how macro social and economic forces nrc tr msl tc l into 

specific urban patterns (Harvey, 1985). Because of this complc .ity nd th variety of 

influences, the outcomes of town planning controls cannot avoid critiques and painful 

comments from academicians, property investors and developers. All comments and 

critiques about town planning practices are, however, enlightening, leading to the 

further acquisition of empirical evidence through more research and study (Taylor, 

2004). These comments and critiques tend to heavily support the view that town 

planning outcomes are largely negative, even though there is a lot of factual support for 

the view that there are many positive effects as well. The negative effects are not 

actually an intended outcome of town planning in practice (Hall et al 1973; Ratcliffe 

and Stubbs, 2003; Taylor, 2004; Evans, 2004). 

Harvey (2002) outlines several rationales as to why should planning intervene land 

development and the property market. In the context of land development, Harvey 

(2002) argues that it may involve externalities. The effects of these externalities can 

spill over into land development, for example by causing loss of some kind to a 

neighbour, or creating an environment which is harmful to health. The victims of these 

effects might not be able to be compensated by the initiator, and the affected parties 

might be difficult to identify. Other effects might be more positive side; for example, an 
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individual might benefit from land development initiated by a neighbour, 'l he initiator 

cannot make any claim from the neighbour(s) who benefit from the initiator's land 

development. Reade (1987) argues that the reason for urban planning to . ist L' m inl) 

to ensure the protection and provision of public goods. Without urban pl.mning.. it 

would be very difficult to ensure that all necessary public goods r1.: pr rvidcd, though 

other regulations are available, because numbers and locality foll' ithin the purview of 

planning activity. 

Based on what has been highlighted by Harvey (2002), there are numerous studies 

related to the effects of planning on land development. The studies were carried out 

based on different land development approaches as discussed earlier in this chapter, 

such as neo-classical, structural, behavioural, institution and agency approaches. Taylor 

(2004) asserts that the effects of planning on land and property development are related 

to the planning theories developed during the prewar and post-war periods, and during 

the 1990s. The planning theories that prevailed during the 1950s, 1960s, 1970s and 

1980s were: system view of planning, procedural planning, and rational planning 

theory. These theories were criticised because they did not say anything about existing 

planning. They were merely abstract or formal and thus, the theories were perceived as 

'contentless', 'empty' and 'vacuous'. Taylor notes that: 

'The procedural planning theory was criticized for its abstractness and 
generality - for offering merely an extended definition of planning and not 
saying anything about how planning in practice operated and what its effects 
were, etc '.(Taylor 2004, p.96). 
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In a similar vein, Michael Thomas (cited in Taylor 1998) claims that: 

'the procedural planning theory is essentially 'contentless' in that it sp -cifics 
thinking and acting procedures but does not investigate what is th; < ontcnt of 
this ... Faludi cannot offer an explanation for the products ofplanning a: •11 ·; s 
because he has very little to say about what p/a1111i11g, is doin,I!,. i .. t [ccting 
particular changes in the environment' (Taylor 2004, p.97). 

Taylor (2004) views these criticisms as part of a wider call for theory gr und d in the 

empirical investigation of planning or scientific planning theory. H 11 (1<>74), in his 

study focusing on the post-World War ll British planning system, suggests that the post 

war planning system had had three main effects down to the 1970s: 'urban 

containment', 'suburbanization', and an inflationary effect on land and property prices. 

These effects could be classified into two sectors - physical and economic. Hall 

observed that the first effect, urban containment, was a result of the drive to prevent 

urban sprawl. The second effect, suburbanization, was not intended to lengthen 

people's journeys to work, but to make settlements more self-contained. The third 

effect, inflation of land and property prices, which hit hardest the poorest members of 

society, was not an intended effect of the planning system. Rather, the intention was to 

bring about greater equality within a quality environment. I lowever, the material 

standards of living had risen for most people. It was seen that 'the effect of planning 

has been to give more to those that already had most, while taking away from the poor 

what little they had' (Hall, 1974, p. 407). 

After the publication of 'Containment Urban England' (Hall et al 1973), sociologists 

seriously challenged the outcomes of planning. It presupposed the centrality of the 

state's role in planning outcomes. The assertions were that the planning system was a 
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key agent in the process of land development and that planning was responsible for 

distributive effects which flowed from it. However, in the 1970s some th orists irgued 

that planners and other government officers were less significant ns a 1 nts of urban 

change. This was because their powers were heavily circumscribed and .onstraiucd b 

more fundamental and enduring socioeconomic forces and 'structures' ( l .1 -lor •. 004). 

Further, Taylor (2004) argues that 'the activity and effects of planning hould not be 

interpreted as if planning was an autonomous activity, operating cparately from the 

rest of society. One should situate planning activity within its political economy'. 

A central feature of the political economy of land development is clearly the system of 

private property rights and a 'free' competitive market in land and development. Taylor 

(2004) highlights Pickvance's study showing that planning authorities had 'negative 

powers' to refuse permission and had no positive powers to ensure that the 

development set out in the plan would take place. Local authorities tend to make plans 

which reflect what is acceptable to developers. Thus, Taylor (2004) agrees with 

Pickvance' s conclusion (1997) that Hall et al ( 1973) assertion that "planning has been 

to give more to those that already had most, while taking away from the poor what little 

they had" was an exaggeration. The distributive effect of post war urban development 

was more the result of market forces and not planning because ''planning does not lead 

to the pattern of land uses different from that which would occur in a non-planning 

situation" (Pickvance, 1977, cited in Taylor, 2004, p. l 03). 
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Researchers also explore the nee-classical economic model that a. sumcs a 

homogeneous, featureless plain in seeking to explain the patterns of urban land u e. 

However, Adams and Watkins (2002) highlight that the neo-classicnl model of th land 

market have some limitations. The weaknesses of the model nr re lated to its 

divergence from reality and the extent to which the conditions of perfe 't competition 

are breached in land and property markets. This argument is supported by MacLcnnan 

(1982) who argues that land and property markets do not operate efficiently. Housing 

markets, for example, are described by imperfect information, high search and 

transaction costs, and stock heterogeneity. In addition, the housing system reflects high 

levels of public sector intervention such as in the form of grants and subsidies to both 

producers and customers. Land markets, meanwhile, usually have public goods 

characteristics, and specific uses have external effects that spill over into other areas 

(Keogh, 1985). 

Based on the characteristics of land and housing markets and the housing system, 

Adams and Watkins (2002) argue that the above reasons provide the economic 

rationale for planning intervention in the market. The planning system that seeks to 

constrain the activities of individuals by correcting externalities, has unintentionally 

distorted the pattern of land values that one might expect to arise in a perfectly 

competitive system. Therefore, the measurement of the extent of the impact and the 

analysis of its distributional effects has been the subject of considerable research efforts 

in the UK (Adams and Watkins, 2002). 
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In relation to the above, Evans (2004) argues that the evidence of the cl fccts of town 

planning controls on land development could be revealed by more studi ·s of housing 

scheme developments. This is because a housing scheme touches th scnsitiv urban 

planning issues related to 'externalities' and 'public goods'. There: for , the: tollo« ing 

subtopics will discuss further the relationship between urban planning ind hou ing 

development. 

2.7 Effects of Town Planning on Housing Development 

The effects of town· planning control on land development can be in many forms: 

zoning will limit the supply, intensity and choices of usage and location, policies will 

affect costs and market uncertainty, while the planning process will delay construction. 

Consequently, first of all, it is very important to grasp the definition of housing land 

and to understand arguments about the effects town planning. 

Linn defines: 

"housing to include not only the shelter structure, but also the lot on which the 
shelter stands and the services provided to the lot such as water, energy supply, 
waste disposal, drainage, and fire and police protections" (Linn, 1983, p.120). 

Elaborations and discussions of the basic definition can be very involved. In short, the 

shelter can take many forms. Some are flats, long and clustered. Some shelters contain 

mixed used and large car parking areas and large roads or highways. The technical 

problem of calculating the size of the housing area often appears to be too complex. If 

housing land refers only to land which has a larger percentage of residential use, the 

identification can be misleading since some pieces of land are allocated for necessary 

facilities or infrastructures which may cater not only to local needs but also to the needs 
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of those in other areas. Ratcliffe (1981) defines housing land throu ih layout plans 

submitted by a developer for a housing scheme. The layout plan . hows di i: ion of 

various parcels of land for various categories of use . The ov erull land us for thl' 

scheme shown by the layout plan is designed using 'neighbourhood' 'one 'It'. Ihis 

concept design displays the allocation of land uses according to number nd land area 

of sites for the necessary facilities and infrastructures depending on th numb r of 

housing units or population. The parcels of land shown as housing by the layout plan 

can be considered as housing land. However, this is not always the case because there 

are also developers who submit applications to build flats, which include shopping lots 

on the ground levels. This detail makes it more difficult to determine what is and is not 

housing land. Therefore, to ease the identification of housing land, this study adopts the 

definition of the term as given by Linn ( 1983 ), above. 

Land for housing requires access to employment, infrastructure, and social services 

(Grimes, I 976. p.42). The location and site of a housing scheme are related to the 

competitive land uses. The concept of competitive use of land for housing development 

is clearly explained by Harvey, (2002) and Evans, (2004), as well as in many urban 

economics text books. Harvey (2002) argues that the explanation about competitive 

land uses theory by Yon Thunen, further developed by Alonso (1964), was too abstract. 

In Alonso's theory, housing land is located between industrial and agricultural land. As 

Figure 2.5 shows, the greatest demand is for land in the city centre; this land is used by 

the most profitable activities, that is for commercial activities and services. 
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Figure 2.5: Rent Bid Curves for land use categories 
Source: Adapted from Harvey, (2002), p.211. 

The next greatest demand is for land located slightly further away from the city centre; 

this is for industry. After this comes the land located even further away from the city 

centre, which is generally for residential purposes. Agricultural land will be located 

after the residential area, that is, furthest away from the city centre. This theory is based 

on the assumption that the land is uniform, and ignores the physical aspects and the 

value added to the land. 

More complicated definitions of housing land appeared when land owners were 

allowed to include residential units within the commercial and industrial land; under 
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these conditions, residential land was rendered 'invisible'. This mixed developm nt has 

proved to be preferable to housing developers, compared with conventional housing 

areas with terraces or detached housing dominating the area. Thou ih r sid nti 11 units 

have been included in the commercial or industrial land, th land cute ior us re iist r d 

in the registration office remains as 'commercial', a category of land ' 'hi .h will retain 

its high value. The inclusion of residential units works to fulfil the d m nd for h u ing, 

though the price of land for commercial and industrial land is high. The high demand is 

believed to be for affordable housing in proximity to work places. All these effects are 

the outcomes of land use zoning and policies prepared under the planning system which 

is demonstrated by Figure 2.6. 
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Figure 2.6: The effects of government interventions on the demand for land uses 
Source: Adapted from Keogh, ( 1985) p. 210. 
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There have been many studies on government intervention in the housing market to 

provide evidence of the impact of the planning system on the housin ' market and 

assessment of the scale of the impact on a range of market outcomes (Fvuns, 100 ). 

The effects can be seen in the limitation of the availability or land for housing, the 
increase in production costs, the increase in house prices, and th' limiting of hoices of 

location for housing and settlements (I larvey, 2002). 

Adams and Watkins (2002) argue that this neo-classical economic analysis ignores 

distinctions between short-run and Jong-run market adjustment process, and assumes 

instantaneous adjustment to any change in demand and supply-side conditions. Adams 

and Watkins (2002) point out that the range of methods used and variations in the focus 

of the housing projects make direct comparison of the research findings difficult. The 

earliest of these studies were essentially descriptive and were not explicitly grounded in 

the mainstream economics framework. Among others, Hall et al (1973) used the data 

from a survey of developers in the United Kingdom (UK). The analysis of the data 

showed that the ratio of land prices to house prices (for a constant density unit) had 

risen steadily. The land prices per acre increased .between 1939 and 1959 but the ratio 

of plot price to land price remained constant because of the reduction in house size. 

Thus, as price per acre increased, houses were constructed on smaller lots and at higher 

densities (Adams and Watkins, 2002. p.250). Another study adopted a more explicit 

neo-classical economic mode of analysis. This study described a number of trends in 

design, layout and house building which collectively had led to the intensification of 
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land use and the significant contraction of open spaces within the urban environment 

(Evans, 1991; 1998). 

In defence of planning, Adams and Watkins (2002) question the quulit ot some l f th • 

evidence reported in the previous studies. The nature of Evan 's work wns su h that 

there was no rigorous investigation into the nature, scale or cau cs of the po t-planning 

outcomes. The analysis side-stepped the possible impact of a range of other influences 

including local land and housing market conditions, social and demographic trends, and 

institutional factors. Furthermore, the analysis also disregarded the extent to which 

planning regimes would impose different levels of restraint on the operation of the 

market (Bramley, 1998). However, even though Evan's claims about the effects of 

planning were supported by fairly selective and somewhat unreliable evidence drawn 

from a case study, the discussion offered a strong introduction to the debate about the 

influence of town planning on property development (Adams and Watkins, 2002). 

Cheshire and Sheppard (1989) undertook a study based on comparative analysis. The 

study used the hedonic model to shed light on the impact of the planning system on 

house prices in two local housing markets in the UK. Using data from 1984, the results 

suggested that plot sizes and the area of the towns would respectively have been 65% 

and 50% larger in the absence of the planning controls, because with the lower prices, 

house purchasers would have been able to buy larger homes. The price effects of the 

local planning regimes were shown to be between 2% and 12% depending on house 

type. Cheshire and Sheppard ( 1996) then used data from 1993 focussing on the 
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distributional consequences of planning. In particular, their question wa 'wh 1t might 

be the consequences for a household in Reading if the planning regime was r la. ed to 

the lower levels of constraint found in Darlington'. The res arch sho I th \t th 

reduction in housing costs would lead to a rise in household in omc of 'l pr) imat I 

£640 per annum in the urban periphery and approximat ly £77. per annum in th' urban 

core. 

A team of researchers based at Cambridge in the 1990s adopted a more qualitative 

approach and combined a comparative statistical method with empirical research based 

on behavioural social science methodology. The empirical work was based on two 

separate projects: (l) funded respectively by the DOE (Department of Environment, 

UK); and (2) funded by the Joseph Rowntree Foundation. The first study team sought 

to identify whether the planning system had merely constrained supply or whether it 

had led to a reorganisation of the supply. The results showed that land prices were 

much higher at the margin of urban areas when compared with agricultural land. As a 

result of land constraints, prices increased by 35% to 45%. The results from the second 

study team suggested that land prices were 200 times greater than agricultural land in 

highly constrained areas compared with 60 times greater in less constrained areas 

(Monk and Whitehead, 1996). This research was seen to support Evan's argument 

about the negative role of the planning system in determining the development densities 

and types of dwelling produced (Adams and Watkins 2002). Breheny (1999) observed 

that there were winners and losers in the property market. These studies viewed town 

planning in generally negative terms because higher purchase price would force new 
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buyers to pay more, even though the existing land owners would gain higher returns 

through inflated selling prices in land and housing markets. Nevertheless, the clear 

losers when the supply was restricted were from the lower-income groups. 

Bramley (1993), in a study funded by the Joseph Rowntree Found ition, dcv 'loped a 

purpose built model for his work, which focused on the relationship b tween the 

amount of land available for housing, the nature of planning regime and the quantity 

and price of new housing supplied. The estimated equations were used to provide a 

framework for a range of policy scenarios that include: supply-side responsiveness and 

the effect of mortgage tax relief on the housing system; the impact of land release 

policies and planning agreements on new housing supply; and estimation of the 

determinants of in-migration and new household formation. The results of this research 

suggested that the price and quantity effects were relatively modest. With fairly low 

levels ( 15%) of additional land released for new construction, the price effects would 

be less than the quantity effects. Even with a substantial increase in land supply, prices 

would have fallen by only 5% while the output of new housing would have increased 

by only 10%. If the land allocated for housing were doubled, the reduction in prices 

would be less than I 0% in the long term. There are two comments from the Bramley's 

research: (1) the level of land released through the planning system for private house 

building does not have a large impact on house prices; and (2) simply allocating land 

for new homes does not guarantee that it will be built on. In reality, the landowners and 

developers tend to determine the rate of taking-up of land supply with regard to demand 

71 



Chapter 2 
l.itcrat ur<' Review 

levels, the capacity of market to absorb new development and their own business 

strategies (Adams and Watkins, 2002). 

Most governments have taken the view that they should have considerable presence in 

their housing markets. The level and nature of intervention in housing has gen 'rally 

been considerable even though housing is an essential item of consumption. In their 

earlier study, Malpass and Murie (1997) also pointed out that historically the state has 

intervened in the housing market to break the link between poverty and poor housing, 

when this was perceived to be damaging to social or political stability or economic 

competitiveness. Malpass and Murie, (1999) argue that the housing market is probably 

subject to more policy initiatives than any other market for consumer goods. 

Intervention in the form of housing policy is common to all countries. It literally means 

that nowhere has there been a free market in housing in which outcomes are left 

entirely to the actions of individual suppliers and consumers. 

Hill and Bramley (1986) recognize that housing policy is usually thought of in terms of 

state housing policy, at both national and local levels. State intervention in one form or 

another pervades the system, regulating and supporting important aspects of the market, 

such as new housing development, improvement of older houses and neighbourhoods, 

and the financial burden of house purchase. In a study of Brazil's low-income housing, 

for example Freire (2002), in a report prepared for the World Bank, outlines the 

rationale for state intervention, which centres on the fact that the housing market is 

subject to market failures and externalities: 
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a) The housing market generates both positive and negative externalities in 

neighbourhoods. For instance, empty houses depress the market while well- 

maintained houses improve it. 

b) In many countries, racial and wealth discrimination prevents mine titles from 

owning a house regardless of whether or not they can afford it. 

c) Housing is a merit good, a good that society views as more important than what 

would be consumed if left entirely up to individual choices. Providing adequate 

housing for the poor is an important policy for poverty alleviation in several 

ways: home ownership improves the opportunity of the poor to increase their 

assets, provide them with seed capital for future improvements, improves their 

health and living conditions, and contributes to enhancing their sense of social 

inclusion. 

d) Housing has a strong impact on human productivity and welfare; it stimulates 

saving habits, provides a base for economic activity, and improves one's sense 

of citizenship and participation. For most people, a housing unit will be the 

single most valuable asset they will own in their lifetime. This creates wealth 

that can be passed on to subsequent generations. 

e) Housing subsidies or other forms of intervention are often needed to 

compensate the low-income households for being forced to allocate a larger 

portion of their income for housing. 

Having established the rationale for state intervention, Ambrose ( 1992) elaborates 

various stages in the housing provision process where the state may have opportunities 
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to intervene. Ambrose recognizes the main stages in the housing provision process, 

through each of which all houses wilJ move from initiation to develop, to us • nd to the 

demolition stage. The development stage involves an agent setting up th conditions 

whereby house construction will take place. This will involve acquiring land ind 

ensuring any requisite development permission, acquiring ft non \ draw ing up pl n, for 

the development and engaging a builder. The collection of the ha ic factors of 

production is a necessary pre-requisite to the construction stage, which involves 

assembling the raw materials into a physical shelter. Once built, the dwelling passes a 

further stage during which consumption takes place. As with the previous stages, this 

will involve access to finance in the form of savings, income or loans. 

At each of these stages, the state may intervene. The interventions may be marginal 

providing little more than a framework in which a free market operates. There may be 

more or less strict regulations, for example concerning materials, land development, 

construction standards, which impose constraints on the actions of market actors. The 

state may subsidize some activities, and prohibit others. They may themselves 

substitute private interests altogether by taking on roles, at one or more stages, such as 

becoming the developer, the builder, or the owner. At each stage, therefore, there may 

be a different mixture of market play and state intervention. The particular mix varies 

from country to country, and, within any country, from stage to stage. Thus, the 

development stage might involve predominantly state actors and collective interest, 

whilst the construction stage might be the domain of private, profit maximizing 
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construction companies, with consumption perhaps taking the market form (Doling; 

1999: p. 231 ). 

The above argument has resulted in concern about state intervention. 1 undq isl ( 19) _) 

identified various options that may be considered by the tote n reasons to interv n in 

the market. He argued that the state might influence the dv elling price through 

regulation, provision, taxation and subsidy. Lundqvist (1992) claimed that two 

dimensions could influence the state's options: household purchasing power and 

dwelling prices. The former will be determined by personal income and wealth apart 

from state transfers to the individual household. The latter will follow from the factors 

of production used, which will depend on both technology and the size and quantity of 

the dwelling. The number of dwellings will affect prices. The state may also influence 

prices through regulation, provision, taxation or subsidy. 

Barlow and Duncan's study (1994) groups the range of possible state interventions in 

housing provision into three distinct categories. First, they argue that the state can, in a 

number of ways attempt to bring down the production costs by encouraging system 

building, or subsidies can be used to bring about a reduction in user costs. The state can 

also influence the balance between short-run speculative gains and longer-run 

productivity gains. In general, the state can and does intervene in the market in terms of 

quality, quantity and location of the product as well as its price and end-user. 
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Second, Barlow and Duncan (1994) comment that through the land use planning system 

the state could influence the location and amount of land made availabl for hous 

building. Planning systems can be classified into three types. In 'n egati ' or 'r nett ' 

planning, the state operates through development control to approve or r jcct prr P rsuls 

made by the developers to develop the land. In this system, the initinti -c rests with the 

developer and the state simply responds. This is the characteristic systemop rating in a 

liberal regime. In corporatist regimes, states arc likely to practice a more proactive role. 

The state determines in advance an agreed land use plan. Developers may still be 

expected to take the initiative but will be doing so in a context of reasonable 

expectations of the state's responses. The state in addition may take ownership of land 

they have identified to be developed and thus benefit from the development gain. 

Builders can then be invited to tender for contracts to build on the identified parcel of 

land to be released for house building. This is perceived as characteristic of social 

democratic governments. Thirdly, the state can intervene by influencing. consumption. 

Barlow and Duncan (1994) assert that demand-side subsidies would affect the price 

different types of household are able to pay. Furthermore, access criteria can affect the 

market or the section of the population for which provision has been targeted. On the 

other hand, legislation can make providers charge prices that reflect production costs 

rather than current market values. 

In particular, state intervention in the housing market can take place on both the supply 

and demand sides. On the supply-side, the intervention can be in the form of direct 

provision of housing units and increase of land availability through forwards planning. 
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On the demand-side, the intervention may involve some form of subsidy to compensate 

for housing regulations that often make housing unaffordable to low-income 1roup .. ln 

favouring subsidies to influence demand, most economists argue that housing prov ided 

directly or indirectly by the public sector is often more expensive than pri\ ate-sector 

supplied housing, as evidenced by several experiences worldwide. Barlov 1 ind I uncan 

(1994) further comment that demand-side subsidies are more equitable incc the same 

amount of money when used more effectively can serve more households, and allow 

households freedom to choose the type of housing and location they prefer. 

However, not all land can enter into the market because of town planning controls 

aimed at making land available in the needed quantities, at the appropriate location, for 

the appropriate tenure, at the right time and at the appropriate prices, having 

consideration for efficiency and equity in the allocation of resources in pursuit of 

targets in urban and regional plans (Ratcliffe, 1981). Monk et al (1996) argues that 

town planning can affect housing land supply by limiting the amount of land available 

for housing through zoning and increase development costs by imposing necessary 

technical requirements, delays in approval process, and reducing the profit margin by 

limiting the density. Moreover, planning makes the market supply less responsive to 

changes in demand, reduces that supply, and affects the demand by modifying either 

the value of housing that is produced or the costs of production. 

The housing developer's decisions depend upon the housing market in which the high 

land prices in urban areas will increase the selling prices of new houses; however, they 
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may end up with facing low demand for such housing. Furthermore, when the market 

prices are stable, the increase in land prices will reduce the potential profit by the 

developers (Evans 2004). Nevertheless, not all land can be developed for housing. Th' 

definite use of any plot of land is actually left to the decision of the land O\ uer (as 

mentioned in 2.4.1 above). Normally, not all land owners de clop their land 

themselves, but prefer to sell to developers. A developer may develop hou ing in the 

high demand housing market environment which is related to the growth of cities. The 

most direct relation is the growth in population coupled with the growth in household 

income will push up the housing demand. The pressure of high housing demands 

pushes town planning control to consider the expansion of the city beyond the existing 

boundaries; this may enter into agricultural areas in the urban fringes (green fields). 

The competition to obtain land for the most profitable uses forces urban land prices 

higher, while the competitive uses of land will affect choices of housing location or 

sites (Golan and Blake, 2004). Moreover, in the event of limited number of land 

transactions, land speculation may further push up the land prices (Linn, 1983, p.128). 

Therefore, land price will affect house prices because the price of land is one of the 

items contributing to the total cost in developing housing. (Evans 2004). 

Healey (1997) argues that both the demand for and supply of housing ·are subject to 

short-term as well as long-term movements. The demand is affected by changes in real 

income and prices. The supply sometimes changes jerkily, e.g. when new transport 

facilities are built or new urban districts are developed. Supply tends to respond to 

demand, although with a Jag which can be short or long depending on technical and 
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administrative factors. Thus, if the demand increases in a given urban area, the 

immediate effect will be a rise in land prices. If, after a time, new urban areas are 

developed, land prices will fall. 

Pacione (1990) observes that public agencies should play important roles in urban 

housing land supply and development through the planning system. The author argues 

that land availability for housing is the crucial issue in achieving the private sector's 

propensity to participate in urban residential development. Pacione (1990) explores the 

conceptual framework of public strategies to promote private sector investment in 

urban residential development as shown by Figure 2. 7. Paci one (1990) is able to 

identify I 6 site selection criteria for housing sites applied by housing developers. The 

criteria are: size of sites, topographic conditions, condition of sub-soil, existing ground 

cover, clearance grant, neighborhood social class, access to city centre, proximity to 

local shops, access to employment, access to schools, physical environmental quality, 

site availability, planning permission, basic services (infrastructures), asking price of 

land, market factors. 

Based on an analysis of these factors in Glasgow, Pacione (1990) suggests that 

politicians, planners and urban managers need to acknowledge the fundamental 

importance, and to acquire direct knowledge, of the preferences and perceptions which 

underlie the site selection behavior of speculative residential developers. This means 

that the land to be zoned for housing in the development plans must acknowledge the 

preferences of the private sector developers. 
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Public Strategies to Promote Private 
Sector Investment in Urban Residential 
Development 

Operating Statutory 
Planning Functions 
in an enabling 
manner - 1.e. 

(a) development 
planning 
policy 

(b) development 
control 
practice 

( c) Provision of 
information 
on land 
availability 

Actively 
promoting private 
development 
through: 
Publicity and 
marketing of sites 
Advice services 
Policy co 
ordination 
Site preparation 
and servicing 
Scale of land 
Financial aid 

Initiating priv te 
development 
through:- 
Partner hip cheme 
Direct development 
using private 
advisors and 
contractors 

Gross supply of land 
available for residential 
development 

Development Feasibility 

Is the land marketable? 
Is the land physically 
developable? 

Net supply of land for 
residential development 

Figure 2.7: Public Strategies to Promote Private Sector Investment 
Source: Pacione (1990), p.221. 
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2.8 Conclusion 

Land development is a complex process. There are many players involved in the 

process of development. Among the prominent players arc planners and decision 

makers of the local planning authority and managers and directors of th developer. 

The other players, though also important, are considered supporting pin ' rs to the 

development i.e., financier, land owner, professionals and contractors. The way. that all 

players play their specific roles in the development process are visualized through 

certain models of development process. The most applicable model in analyzing the 

roles and relation of players in the development process is the institutional structure and 

agency model advocated by Healey (1991; 1992). Based on the Healey's (1991; 1992) 

model, the relation between planning authorities (State and Local levels) and private 

sector developers is easily distinguished. The literature on the relation between 

planning and housing land development, generally discusses the negative effects of 

planning. Unsurprisingly, the literature is dominated by economic perspectives 

(Harvey, 1995; Harvey, 1992; Evans, 2004). 

The analyses of the effects of town planning control on housing land development are 

based on the neo-classical economic, structural behavioural frameworks. The 

arguments are derived from the assumption that in a free market situation the land will 

be used up to the maximum returns if there is no government intervention. 

Comparisons were made between various scenarios, ranging from complete lack of 

planning controls, through various possible levels of planning or government 
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interventions, using the static comparative model. This study has examined a range of 

research on this subject, and has critically commented on them. 

Among the most significant effects of town planning controls commented on, wer • the 

effects of housing location, quantity and quality of housing, production cost. ind hons 

prices. All these aspects reflected the influence of the planning y tern, where the 

implementation of town planning control was carried out in accordance with the 

adopted development plans. The land use zoning, density policies and future 

infrastructure provisions were embedded in the development plan. Undeniably, the 

outcomes of the town planning control were also related to the ways in which the 

planning decisions and other related factors were jointly decided on. Interestingly, 

lately, there have been arguments that town planning can be an important tool to woo 

private sector investments to pursue town planning objectives. 

Bearing in mind the comments and critiques on town planning, the next chapter will 

look at the Malaysian institutional structure and agencies related to land development to 

examine the effects of town planning factors on housing development in Malaysia. 
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CHAPTER3 

MALAYSIAN GOVERNANCE STRUCTURES AND 

INSTITUTIONS 

3.1 Introduction 

The literature reviews in Chapter 2 has provided more insight into the complexity of 

the land development process, in which a variety of significant players perform their 

roles at each development stage. The extent to which all development players 

perform their roles based on their specific functions in the process, determines and 

shapes the product of land development (Adams and Watkins, 2002). Importantly, 

developers, town planners and decision makers in local planning authorities are 

envisaged as the most significant and dominant players. The examination of their 

roles at all stages of the development process will portray the extent of these players' 

influences on the product of land development. In order to examine these players' 

roles, the structural and institutional model offered by Healey (19~2) provides a 

clearer framework for the analysis. 
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This chapter will discuss how the town planning authority plays th · main role in the 

land development process in Peninsular Malaysia. The town plannin • authority here 

includes town planners, decision makers and technical professionals. 'I h • dis iussion 

starts with a brief background of Malaysia, followed by forms, .outcnts md 

functions of Town Planning in Malaysia and other related legislations that al 'O d .al 

with land development. The discussions of these legislative pro isions ' ill provide 

deeper insight into how the governance structures and institutions have, over the pa t 

several decades and up to the present, become significant underlying factors shaping 

Malaysian land and property development. 

The analysis of relations between the various agents and players will have a wide 

scope because the three dominant players (developers, town planners and decision 

makers) fall under two institutions namely the public institution and the property 

market institution. The public institution comprises planning authorities and 

government agencies, where town planners and decision makers play their roles; 

within the property market institution, developers are the main players (Adams and 

Watkins, 2002). 

3.2 Malaysia's Background 

Malaysia is a parliamentary democracy whose current governance structures and 

institutions have been shaped by her history. Therefore, it is very important to look at 

the country's geographical setting, history and cultures, in order to understand how 

these structures and institutions were developed. 
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3.2.1 Regional Setting 

Malaysia has a total area of approximately 333,000 square km, consisting of 

Peninsular Malaysia (132,000 square km.), Sabah (76,000 sq. km), and Sarawak 

(125,000 square km.). Peninsular Malaysia, also rclcrr 'd to as Wl'SI Muluysiu, \ as 

known before 1963 as the Federation or Malaya. Subuh wns fonm~rl) known as 

British North Borneo, and together with Sarawak, cornpris cs East Mnl 1 -sin, which is 

separated from Peninsular Malaysia by the South China Sea. Peninsular Malaysia is 

bordered by Thailand in the north and is connected by a causeway to the island state 

of Singapore in the south. The Strait of Malacca separates Malaysia from the 

Indonesian island of Sumatra in the west (ref er Figure 3 .1 ). 
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Figure 3.1: Regional Setting of Malaysia 
Source: www. yahoo.com 

Malaysia's location between 1 ° and 8° North of the Equator, combined with its 

nearness to the open sea, gives it a tropical climate with high humidity, plentiful 

rainfall (average of 250 - 300 cm. annually) and uniformly high temperatures 
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throughout the year (a mean maximum of 29° - 32° • in th day and a mean 

minimum of 22° - 24° Cat night in the coastal plains). 

3.2.2 Malaysia History 

Malaysia is said to have its remarkable beginnings in the town of Md aka.' hich v a' 

founded in 1401 by a prince of the royal blood of the Majapahit kingd )tn ( part of 

Indonesia). Milne and Mauzy (1986) note that Malaysia was ruled by U1 dominant 

Indonesia empires until the rise of Melaka, which was then made Melaka as a focal 

point of trade in the Malay Peninsular. Due to its advantageous location along an 

important trade route, Malaysia came into contact with many civilizations that 

brought in numbers of people with diverse cultures. Islam was made the official 

religion during the heyday of the Melaka sultanate (1403 - 1511) and was 

disseminated throughout the archipelago. Melaka was subsequently conquered by the 

Portuguese in 1511, then by the Dutch in 1641. The British (represented initially by 

the British East India Company) settled in Penang in 1786 and had a strong influence 

over trading along the Strait of Malaka; the East India Company was also involved in 

two states in the Peninsular, namely Perak and Selangor, due to tin mining activities. 

This foothold allowed them to take control of the whole Peninsular in the 1900s. 

The British became interested in the region because of the expanding trade between 

China and India. The British East India Company, represented by Sir Francis Light, 

acquired the island of Penang from the Sultan of Kedah in 1786, to allow 

transhipment and provide a safe navy harbour in the Strait of Melaka (Turnbull et. al. 

1989). Soon after, Sir Thomas Stanford Raffles acquired Singapore island from the 

Johor throne. Due to the dissatisfaction of the Dutch, both parties concluded a treaty 
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in 1824, by which Singapore, Melaka and Pcnang became Strait Settlements that 

were administered by the British East India Company. Fifty years later, the crisis and 

conflict among the Malays, Chinese and secret societies in Pcrak forced R tjn 

Abdullah, who was a claimant to the Perak throne, to seek assistance 11 uu the 

Governor, Sir Andrew Clarke in 1874. Hence, the Pangkor Fn ia icmcnt x as signed 

in January 1874, marking the beginning of British intervention in the Mala late 

(Ryan, 1976; Milne and Mauzy, 1986). British intervention did n t top there but 

slowly expanded over the whole of the Peninsular when four northern states, Perl is, 

Kedah, Kelantan and Trengganu, attained independence from their Siamese Rulers 

and sought advisors from the British under the Anglo-Siamese treaty in 1909. These 

four states were later known as the Non-Federated Malay States. The other states 

(Pahang, Perak, Selangor and Negeri Sembilan) had taken British advisors earlier, 

and were known as the Federated Malay States. The Anglo-Siamese treaty of 1909 

also created the Northern boundary of Peninsular Malaysia as it stands today (Milne 

and Mauzy, 1986). 

The expansion of colonial rule in Peninsular Malaysia in the early 201h century saw 

an influx of Chinese immigrants in West Peninsular Malaysia under the 

encouragement of the British. These immigrants were concentrated in the prosperous 

tin-mines, ports and town centres. Some of them became owners of tin-mines, 

commercial and other business properties (Turnbull, 1989). When the world demand 

for rubber increased, thousands of acres of rubber estates were opened up by the 

expatriate Britons in Ceylon and Malaya. Most of these workers needed for these 

estates were brought in from India because the British thought that Native Malays 

should remain in the food production sector (agriculture). The Indians were also 

87 



r 'ho11tt1r 3 Malaysian 
Gov 1111un< ,. S11111 tures and 

Instituttons 

involved in construction of roads and railways, and were later employed in urban 

services i.e., rubbish collection and grass cutting (Milne and Mauzy 1986). 

Drakakis-Smith (1987) notes that most of urban areas in Peninsular Mala 'i'l ' ere 

therefore dominated by the Chinese community, who were exploited as u :n .iul md 

economic buffer between the British and the Malay peasantry. This kind of ethnic 

clustering as encouraged by the British raised dissatisfaction among th' M I y elite 

who asked that the British impose immigration quotas for a bett r balance in the 

urban population in the west coast of the Peninsula (Ryan, 1976). 

Peninsular Malaysia was occupied by the Japanese in the Second World War (1941 - 

1945). Most of town areas, including village settlements, were badly damaged during 

the war. The British reoccupied the country in 1946 and introduced a new political 

scheme known as 'The Malayan Union' which was perceived to unite all the Malay 

States including Melaka and Penang. However, Singapore was made a separate 

crown colony (Andaya, 1982). This political scheme was rejected by the Malays and 

instead, United Malays National Organization (UMNO) was formed in May 1946. 

Eventually, this party influenced the British to accept a proposal for a federal rather 

than a unitary scheme (Milne and Mauzy, 1986). 

The Federation of Malaya, including all states and islands of Peninsular Malaysia, 

was proclaimed independent on 31 August 1957. The constitution prepared by the 

Reid Commission states clearly that there must only be a single nationality; that all 

persons in Malaya qualify as citizens either by birth or by fulfilling requirements of 

residence that include, among others specific language skills and the taking of an 

oath of loyalty; and that there be a guarantee of Malay privilege. According to the 
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constitution, the paramount ruler (Yang Dipertuan Agong) i'> given the special 

responsibility of safeguarding the special position of the Malays, as well as the 

'legitimate interests' of the other communities. The paramount ruler is the titular 

head of state, and is to be elected from among the nine Sultans for a term or live 
years, by the Conference of Rulers. 
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Figure 3.2: Peninsular Malaysia by States and Major Towns 
Source: ~· virtualmalaysia.com/map 

The constitution also states that there be a parliament, composed of a wholly elected 

House of Representatives (Dewan Rakyat) and appointed Senate (Dewan Negara); 

that allocation of power be designated in subjects under a federal list, state list and 

concurrent list; that civil rights be guaranteed; and that there should be a judicial 

review (Andaya, 1982). Ultimately, the Federation of Malaysia was officially 

inaugurated on 16 September 1963, consisting of Malaya, Singapore, North Borneo 
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(Sabah) and Sarawak. However, Singapore ceased to be part of Malaysia in August 

1965 (Turnbull, 1989). 

Generally, Sabah is a mountainous state that houses the highest mountain m 

Malaysia which is Mount Kinabalu (4,095 meters height). Historically. the state was 

part of the Sultanate of Brunei in 16th century which was then ceded to the ultan of 

Sulu. Years of 1761 to 1881 saw the significant growth of American and Chinese 

merchants who then established the rights of the trading company (Sabah's Heritage, 

1992). In 1882, the rights were transferred to the British North Borneo Provisional 

Association Limited. This company was then known as the British North Borneo 

Company that took over the administration of Sabah until 1942. The Japanese had 

invaded Sabah in 1942 to 1945. When Japanese surrendered in 1945, Sabah was 

administered by the British Crown Colony until 1963 (Buckley, 1968). Sabah joined 

Malaysia on September 1963 and is now headed by the Yang Di-Pertua Negeri and 

followed by the state legislative assembly and the state cabinet (www.sabah.gov.my). 

Sarawak had been administered by the Portuguese in the early 16th century and then 

governed by Sultanate of Brunei in the early 191h century. However, in 1842 the 

Sultan of Brunei appointed James Brooke as the Rajah to Sarawak as a reward to his 

assistance in restoring the chaos between the two Sultan's relatives pertaining to 

territorial disputes. The Sultan of Brunei was then allowed Brooke dynasty to rule 

Sarawak until the Japanese invasion in 1941 (Runciman, 1960). After Japanese 

occupation, in 1945, Sarawak became a British Colony which was then officially 

granted independence on 22°d July 1963. Consequently, the state was admitted into 

the federation of Malaysia on 16111 September 1963 (Chin, 1997).· Sarawak is 
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presently headed by the Yang Di-Pertua Negeri and followed by th tate legislative 

assembly and the state cabinet (www.sarawak.gov_,my). 

The most important information to be garnered from the above review is about the 

advantageous location of Peninsular Malaysia, as shown by Figure ... , ' hi h has 

allowed her to progress towards better economic prosperity while maintaining 

political and cultural stability. Apart from this, the differences of spatial population 

distribution and economic activities among the ethnic groups (immigrants and Native 

Malays) encouraged by the British also had some impact on the nature of governance 

structures, urban planning and development in Peninsular Malaysia in the post- 

independence era. 

3.2.3 Government and Governance 

Malaysia is a parliamentary democracy consisting of a federation of states governed 

by a constitutional monarchy as discussed above. The Federal Constitution distinctly 

spells out the authority of the federation, as seen in the Legislative Authority, 

Judicial Authority and Executive Authority (Milne, 1967). The Executive Authority 

is the power to govern the country which is vested in the Yang di Pertuan Agong and 

is exercised by Cabinet Ministers headed by the Prime Minister. These Cabinet 

Ministers are appointed by and responsible to the Yang di Pertuan Agong. With 

regard to Judicial Authority, the appointment of the Chief Justice is at the discretion 

of the Yang di Pertuan Agong acting on the recommendation of the Prime Minister 

(Andaya, 1982). It is the function of the judges to protect citizens against possible 

abuses of power by agents of the goverrunent, and to act as arbiters in disputes 

between State Governments or between the Federal and State Governments. All 
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judges shall hold office until the age of sixty-five and their remuneration shall be 

claimed from the Consolidated Fund. This fund is meant to protect the judges from 

motions of the parliament such as motion to reduce their salaries, or any interference 

with the judiciary system (Milne, 1967). Ultimately, Malaysia has a unique 

hierarchical system of courts in each state (Milne and Mauzy, 1986). 

Turnbull (1989) comments that Malaysia's framework of parliamentary government 

has proved to be relatively authoritarian, reflecting and retaining colonial cultural 

traditions and emergency regulations, which in practice acted to impose restrictions 

on the individuals. Turnbull (1989) further notes that the country comprises 13 states, 

and each state has its own constitution, legislature, State Executive Councils (EXCO) 

and local officials. Though all these states are under the federal government, they 

retain their main powers over the development of natural resources including land. In 

other words, anything about land, including alienation, amalgamation, subdivision 

and registration of land, is a state matter. In addition, the states also retain their 

powers over native custom and Syariah (Muslim Law). The federal government is 

responsible for foreign affairs, defence, internal security, justice, federal citizenship, 

immigration, public service, finance and major economic sector services i.e., 

commerce, industry, communication and transportation. 

3.2.4 Society and Culture 

In 2004 the Malaysian population consisted of more than 23 .6 million people, of 

whom approximately 65.1 % were Bumiputra, (literally 'sons of the soil', including 

Malays and other indigenous peoples). Peninsular Malaysia was originally inhabited 

by some 70,000 peoples of indigenous stock, including Negrito, Senoi, Jakun and 
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Temelai (Rahman, 2004). The ethnic groups in Malaysia arc hinc c, 26'%), Indian, 

(7.7%) and others (1.2%). Based on religious groups, 60% of Malaysian re 

Muslims, making Islam the dominant religion; 19% are Buddhists and the rest 

consist of smaller groups of Confucians or Taoists (2.5%), Christians (l 0 o) ind 

Hindus (6%). 

The official language is Bahasa Malaysia (referred to in Malaysia as Bahasa 

Kebangsaan or the 'national language') and various Malay dialects are also spoken. 

The Chinese population speaks Hokkien, Cantonese and other Chinese languages and 

the Indian population speaks a variety of Dravidian and Indo-European languages, 

predominantly Tamil (Crean, 1996). The indigenous groups usually speak some 

Malay, in addition to their own tribal languages. 

This ethnic diversity has resulted in the emergence of a pluralist society which can be 

described as a society comprising two or more elements of social orders that live side 

by side, yet without mingling into one political unit (Furnival, 1956; 304). Moreover, 

the present Malaysian society has been influenced by various foreign cultures that 

include: Indian, Chinese, Arabic, Javanese, Buginese, Acehnese, Cambodian, Thai, 

Portuguese, Dutch, British and Japanese. 

Milne and Mauzy (1986) observe that at the time of independence, a small Malay 

bureaucratic elite as well as the Chinese business class dominated Malayan society. 

The white-collar middle class was small and overwhelmingly non-Malay, while the 

majority of people were Malay peasants and other rural workers, Chinese tradesmen 

and labourers, or Indian plantation workers. By 1990s, the government's New 
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Economic Policy (NEP) has resulted in the rapid growth of th · middle class. 

However, the rapid growth of the Malay middle class has not been directly at the 

expense of the non-Malay middle class. The middle class represents one-third or the 
workforce in Malaysia (Andaya, 2001). 

3.2.5 Political and Institutional Structures 

The political party that has governed Malaysia from its independence until now is the 

Barisan Nasional (National Front) which is a coalition of political parties consisting 

of three principal ethnic communal parties: United Malays National Organization 

(UMNO) representing Malays, Malaysian Chinese Association (MCA) for the 

Chinese and Malaysian Indian Congress (MIC) for Indians. In the early years of 

independence and prior to independence, this National Front party was called 

Alliance Party. This party has retained its majority in Parliament throughout the 

eleven elections held since the first parliamentary election in 1955 (Andaya, 2001 ). 

In fact, at every election UMNO managed to gain enough seats to form the 

government by itself. Thus, UMNO has provided every prime minister and deputy 

prime minister and given itself the majority of cabinet portfolios (Milne and Mauzy, 

1986). Moreover, most government policies since independence have been reflective 

of the ideas ofUMNO and the Malay majority (Andaya, 1982). 

For the sake of the stability and unity of the country, UMNO shares powers with 

others in the coalition. Undoubtedly, the country's progress and rapid development is 

the result of good governance by the Malays themselves through UMNO (Trezzini, 

2001). Nevertheless, Milne and Mauzy (1986) argue that the elected opposition in 

parliament is weak as Barisan Nasional holds more than two thirds of the Dewan 
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Rakyat seats. In most cases, the opposition was perceived to he purportedly more 

keen on delaying proceedings or embarrassing the government rather than off ering 

constructive criticism. Hitherto, the government with a few exceptions ha. regarded 

the opposition as obstructionists at best (Milne and Mauzy, 1986). In the l ()l)() 

election, Barisan Nasional won 163 of the 192 parliament seats conk st .d, and 

succeeded again in retaining its two-third majority. However, the majority of support 

at this time came mainly from Chinese voters who were perceived as having fully 

accepted the politics of accommodation. Unpleasantly, the party had less support 

from a large number of Malays, partly due to their dissatisfaction with the 

authoritarian style of the government (Andaya, 2001). 

Unlike Indonesia and Thailand, Malaysia's military plays no significant role in the 

economy and politics although a considerable sum of the national income is allocated 

to defence (Turnbull, 1989). The armed forces have steadfastly remained out of 

politics and are there merely for the provision of national security (Milne and Mauzy, 

1986). The civil service has the reputation of being among the most efficient and 

least corrupt in the region (Milne and Mauzy, 1986). There were about 900,000 

people employed in the public service in year 2000, which represented about 20 

percent of the total workforce. Since independence, the public service has been 

carefully nurtured toward an effective role in the management of the national 

economy and in implementing government policies. Therefore, this country is seen 

as fortunate because it has a strong and dedicated public service. Moreover, the 

Malaysian public service has been recognized internally and internationally (Mohd. 

Taib, 2001). 
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Based on the above discussions and facts, Malaysia seems to have a stable 

government. Even though there are 14 states with their own rulers and governments, 

the country has been governed by a single political regime since independence, with 

the majority of state governments supporting central government policies. 

3.3 Malaysia's economic performance 

After independence in 1957, Malaysia's economy (as a developing country) was 

largely dependent on the primary industry sector (agriculture). Gradually the 

economy has shifted to a more industrial base, as more international-based 

companies have opened industrial plants, mainly on the west coast of Peninsular 

Malaysia. Some of the companies represent labour intensive industries such as 

electronics and computer electrical component industries. These industries were 

partly attracted by the low labour wages and incentives given by the government. 

Because of the numerous job opportunities offered by international companies, and 

also in other service sectors, more rural peasants migrated to town areas. 

Consequently, the construction industry became more significant in the 1980s as a 

result of the rapid growth of urban areas and the direct demand for considerable 

commercial buildings and houses. From 1967 to 1974 the growth rate of Gross 

Domestic Product (GDP) averaged at 7.7 percent per annum, and increased to 8.3 

percent per annum from 197 5 to 1981 (Khairudin, 1997). 

However, the Malaysia economy is not spared from the influence of the world 

economic environment. This can be seen, for example, in the past world economic 

recession periods between the 1980s and 1990s. The economic downturn in 1983 hit 

most construction-related industries, especially housing developers. There was a 
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severe economic recession experienced between 1985 and 198(>, with a slow 

recovery in the early 1990s. The effect of this recession was that a large number of 

unemployed emerged in most urban areas. The most s cure employment sector \ as 

the Public Sector (Cental Bank, 2000). 

Although severely hit by economic recession m 1985, the Mal y ian economy 

bounced back into a prosperous economic environment between 1988 and 1996, 

when it boasted a Gross Domestic Product (GDP) growth rate of 8 percent in nine 

consecutive years. The incidence of poverty declined from 20. 7% in 1985 to 17 .15 in 

1990 and further down to 11.1 % in 1995 (Malaysia, 1996). However, there was 

another economic crash in 1997, again causing instability in the national economy. 

To manage the 1997 situation, the government introduced stem monetary measures, 

including pegging the Malaysian Currency (Ringgit) against selected foreign 

currencies, particularly US dollars and Pound Sterling. Then, the economy bounced 

back in 1999 to register a rate of growth in GDP of 5.8 percent instead of negative 

growth of minus 7.4 percent as in 1998 (Central Bank, 2000). 

Besides the GDP, the performance of the Malaysian economy is also indicated by the 

income per capita. In 1984 the income per capita was US$2,000; by 1991 the figure 

was US$2,520, and at the end of 1996 it was US$4,442 (RMI 1239.00 at RM2.53 = 

US$ 1.00). However, after the government pegged the ringgit at RM3.80 per US 

dollar, the income per capita fell to only US$3,238 in 1999. In addition, the Ministry 

of Finance (2000) stated that the economy was considered to be at full employment 

while 61 percent of the population was in the working age group (15-64 years old). 
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Table3.l: 
Gross Domestic Product by Sector 2005 2007 

Sectors Changes Share of GDP 
(%) (%) 
2005 2006 2007* 2005 2006 2007'~ - - 

Agriculture 2.5 5.3 4.7 8.2 8.2 8. l - - - 
Mining 0.8 2.4 4.5 6.7 6.4 6.4 ._,___ - - - 
Manufacturing 5.1 7.3 6.8 61.6 32.0 ... ~·- - - - - 
Construction -1.6 0.7 3.7 2.7 2.6 -·6 - - - 
Services 6.5 5.7 6.0 58.2 58.2 58.1 
Less inputted 3.6 2.9 3.5 9.3 9.0 8.8 
bank service 
charges 
Add import -1.7 -11.9 -2.6 1.9 1.6 1.4 
duties 
GDP 5.2 5.8 6.0 100 100 100 
Source: Central Bank, 2007. Note: (*)Forecast 

As Table 3.1 shows, the industrial sector (agriculture, mmmg, manufacturing, 

construction, services) seemed to have constant growth between 2006 and 2007. 

However, the Ministry of Finance (Central Bank, 2006) claimed that the growth 

momentum in Malaysia remains strong, driven by robust domestic demand and 

favourable export performance. In addition, the government's decision to move from 

a fixed exchange rate regime to a managed float was well-received and contributed to 

further boosting investor and consumer confidence. The government continued its 

monetary policy to emphasize growth with price stability. As a result, inflation was 

maintained at below 2% annually between 2000 and 2004. However, price stability 

could not be sustained long, once the inflation rate increased from 3% in 2005 to 

3.9% in 2006. The Ministry of Finance (Central Bank, 2006) maintained its 

expectation to see the unemployment rate remain below 4 percent, reflecting the full 

employment situation that has prevailed since 1992. 
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3.4 Urbanisation and urban problems 

Some problems in urban areas have not been satisfactorily solved for decades 

(Malaysia, 1991- 6111MP). Among the major problems Me: areas deemed insanitary, 

dilapidated buildings and disease epidemics. Moreover, since indcpcndcnc '. urban 

areas have kept on expanding both horizontally and vertically. More new settlement 

areas and new towns have opened up to settle growing numbers of urban population 

and economic activities. Urban environmental problems have become more acute 

than in the period before independence (NPP, 2005). 

Prior to independence, the British Colonial Government in the 18th century had 

formed several measures to control development in Malaya. Under the British, a 

large numbers of migrant from China working in tin mining activities built high 

density settlements near their work places. These small settlements, located along the 

river banks and surrounded by existing Malay settlements, gradually grew to become 

towns. Today, many towns are found mostly along rivers and main transport routes 

(Lim, 1978). The settlements expanded as the government of that time provided 

more roads for greater accessibility. Transportation routes were built with the 

intention, among others, to transport produce from agricultural areas and from the tin 

mining areas such as Perak and Selangor. Town areas began facing problems of 

overcrowding, poor sanitary services, fire-prone buildings and widespread disease. 

These problems led the government to take steps to control human settlements in 

order to create a better urban environment, particularly through the adoption of 

planning regulations and legislations (Mohd. Razali, 1992). 
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The natural increase in population in Malaya, coupled with the high rate of rural- 

urban migration, further contributed to the rapid growth of towns. ln l 947, about 

26.5 percent of people lived in towns with a population of more than l 000, and 18 

percent lived in towns of more than 10,000 (Malaya 194 7, Census Report). 'I he 

densely populated areas were found to be more concentrated in the West Coast 

compared to the East Coast areas, due to tin mining and other economic ctivities. 

For example, the average population growth rate per annum for Kuala Lumpur was 

more than 4 per cent during 1960 to 1970 (CHKL, 1981 ). 

Mohd Yaakub (1991) states that Malaysia experienced a rapid rate of urbanisation in 

the decades immediately after its independence in 1957. The Malaysian urbanisation 

rate in 1970 was 28.8 per cent and continued to increase yearly. By 1980, the 

Malaysian urbanization rate as a whole was 34 .2 per cent and 3 7.4 per cent in 1985 

(including Sabah and Sarawak) (5111MP). For Peninsular Malaysia alone the 

urbanization rate was 41.1 per cent in 1985 and continued to increase at an average 

rate of 4 per cent per annum (8111 MP). 

By 1990, the urban population for Malaysia was 50.7 per cent from the total 

population of 18,379,655. The percentage of urban population was further increased 

in the year 2000, when 62 per cent of the population for the whole of Malaysia 

resided in urban areas. For Peninsular Malaysia, the urban population was 54.3 per 

cent in 1991 and 65.4 per cent in 2000, as shown in Table 3.2. 
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Table 3.2 
Urban and Rural Population by census years, Peninsular Malaysia. 

Census Year Urban Per cent Rural Perce 
1991 7879147 54.3 6452576 45.7 
2000 12122090 65.4 6401542 34.6 

Total 1 Percent 
14311721 100 
18521631 100 

nt 

Source: National Physical Plan 2005 (NPP, 2005). 

The fast growth of towns in Peninsular Malaysia rose signi ficnntl in the p eri d 

between 1960 and 1980. This was partly due to high rural-urban migration rates 

resulting from greater employment opportunities as the major 'pull-factor' to urban 

areas. The significant growth was seen in new growing towns like Kuala Lumpur, 

lpoh, Penang and Johor Baharu, 

The National Physical Plan (NPP) 2005 revealed that Malaysia will have an even 

higher share of urban population if it becomes a developed country by the year 2020. 

The NPP 2005 Report states that, with the average annual growth rate of 2.53 per 

cent from 1991-2000 and 1.9 per cent from 2001-2020, the population of Malaysia in 

the year 2020 will be 26.8 million. This population projection is based on the 2001 

population of 24 million people (Department of Statistic 2001 ). Accordingly, the 

share of urban population is expected to be greater in the year 2020: at least 75 per 

cent in the urban areas, with the other 25 per cent residing in rural areas. This high 

share of urban population will be mainly distributed to major conurbation areas in the 

Peninsula, namely Kuala Lumpur, Johor Bahm, Penang and Kuantan cNPP, 2005). 

The high rate of urbanisation brought more economic opportunities, and improved 

infrastructures and urban services. The shortage of land supply for various types of 

urban land uses became apparent. The existing stocks had been intensified to meet 
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the increasing demand. The subsequent problem was the inadequate supply of 

conventional types of houses to accommodate the already existing and the increasing 

numbers of urban families relative to various affordability levels. (Mohd. Razali, 

1992; Ghani and Lee, 1997). Even though unconventional housing could partly 

contribute to meet the housing need and the demands of low-income groups, 

particularly in urban areas, they were not encouraged to be built on a wide scale 

because of their basic lack of safety. Undeniably, however, there were still vast 

numbers of unconventional types of housing found in many Malaysian towns, even 

though the government emphasized the adequate provision of conventional types of 

housing in its all the Five Year Malaysia Plans (Johnstone, 1983; NPP 2005). 

Kamal Salih (1992) notes that towns and urban areas kept on expanding and creating 

an ever-widening gap between urban and rural in terms of the proportion of 

population. When the population in the whole country increased, the proportion of 

urban population also showed an increase. The pivotal issue faced by all stage 

governments then became a matter of finding 'suitable land' to cater to the needs of 

the increasing population and the demand for land for various types of economic 

uses. Even though Peninsular Malaysia still has ample forest and agriculture land, as 

shown by Figure 3.3, the designated land for urban areas is nearly fully developed, 

especially in larger town areas. For example, Kuala Lumpur is now faced with 

difficulties in finding suitable land to meet its housing needs (KLSP, 2000). 

Gradually, rural and agricultural land will be converted into urban areas due to the 

necessity to provide adequate housing, infrastructures and community facilities. The 

urbanisation rate will be further stimulated by increases in the demand for housing 
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driven by increases in household incomes. The Central Bank (200 I) stated that the 

income per capita has shown significant increases between 1990 and 2000 from RM 

6,180 to RM 13,418 respectively (Central Bank, 2001). Malaysia aims to b -comc a 

developed country by the year 2020, in line with Vision 20')()~ b then it \ ill be 

expected that all urban habitants will live in decent housing ndcquutcl provid .d with 

modern facilities. Thus, the existing overcrowded, high-dcnsit towns need to be 

redeveloped and redesigned. Besides providing housing within existing built-up 

areas, new housing areas also need to be opened up to cope with future increases in 

urban population. In this respect, even more land will be required, to release pressure 

on the existing overcrowding urban areas. Ultimately, agricultural land will 

dramatically be converted into housing areas (Choo, 1997). 

Forest, 44. 

Agriculture, 
50.6 

Figure 3.3: Peninsular Malaysia Land Uses 2001 by Percentage 
Source: National Physical Plan 2005. 

The government's attempts to alleviate these complex urban problems are outlined in 

all five-year national development plans, and are implemented by its agencies in 
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accordance with laws and regulations, particularly the legislative provisions related 

to land development. 

3.5 Development Planning in Peninsular Malaysia 

The agencies involved in preparing and implementing the plans are man . and arc 

almost entirely under federal control. In the early years, foreign advi ors played a 

key role in preparing the national plans. However, at present, the Prime Mini ter's 

department is the key player in preparing the national development plan (Bruton, 

2007). Toh and Jomo (1983) divided these stages of planning control into three 

phases: 1950-1960; 1961-1970; and, beginning in 1971, the promotion of Malay 

capital by the federal government. The last (third) phase is still operative today but 

the nature of Malay capital has changed over time through development from New 

Economic Policy (NEP) through National Development Policy (NDP) to National 

Vision Policy (NVP). In this respect, Bruton (2007) recently outlined four phases of 

development planning in Malaysia as follows: 

a) The Old Economic Policy 1947 - 70 

b) The New Economic Policy 1971 - 90 (NEP) 

c) The National Development Policy 1991 -2000 (NDP) 

d) The National Vision Policy 2001 - 2010 (NVP) 

3.5.1 Planning for development 1947 - 1970 (Old Economic Policy) 

There were four national plans produced within this period - the Draft Development 

Plan for the Federation of Malaya 1950-1955; a Plan of Development for Malaya of 

the First Malaya Plan 1956-1960; the Second Five Year Malaya Plan 1961-1965; and 

the First Malaysia Plan 1966-1970. 
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The Draft Plan 1950-55, aimed to define the objectives of ocial · nd economic 

policy, to balance them in relation to each other and to plan them within the range of 

the resources available to finance them. The First Malaya Plan 1956-60, focused 

more on development programs that gave priority to agricultural de clopmcnt by 

emphasizing the need to rehabilitate the rubber industry, and also gu c high priorit ' 

to industrial and manufacturing development (Lim, 1983). The Second Viv Y ar 

Malaya Plan 1961-65, was more systematic in its approach than its predecessors. The 

plan showed a strong concern for economic and social development. Among its 

objectives was to provide facilities and opportunities for the rural people, to provide 

employment to the working age population, to raise the per capita output, to increase 

the variety of Malayan production, and to improve and expand the social services 

needed. These objectives were seen as necessary for the government to mediate 

between the various capitalist factions in Malaya and the compromises which 

underpinned the 'Alliance Party' arrangements (Toh and Jomo, 1983). Moreover, 

Bruton (2007) argues that the plan was concerned with creating a high rate of 

economic growth; loosening the ties between Malaya and the needs of the British 

market; and enhancing social justice. The main emphasis of these plans was on 

economic development concentrating on investment in infrastructure, agriculture and 

rural development. Although development policies in the three previous plans had 

ties with the British Colonial Office in London, with the development policies of the 

First Malaysia Plan 1966-1970 these ties were being loosened (Bruton, 2007). 

3.5.2 The New Economic Plan 1971 - 90 (NEP) 

The riots of 13111 May 1969 pushed the government to review the causes of the riots. 

A set of socio-economic policies was established to provide for a viable and 
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equitable participation of all races in the development process. 'I hese policies were 

set out in the NEP, which covered the period 1971-1990. The major objectives of the 

NEP were to achieve national integration and unity. The main strategics were to 

eradicate poverty irrespective of race by raising income levels and increasing 

employment opportunities for all Malaysians, and to restructure Mnluysian soci ity 

through the elimination of economic imbalances between races. Thus U1e N P saw 

the abandonment of laissez-faire economics in favour of greater intervention by 

government over resource allocation and the ownership and control of business 

enterprises (Bruton, 2007). Within the NEP period, there were four development 

plans produced - the Second, Third, Fourth and Fifth Malaysia Plans. 

The Second Malaysia Plan 1971-1975 set the objectives for social restructuring and 

economic change. The plan was concerned to promote and sustain national unity, 
< 

eradicate poverty, achieve rapid economic growth, and to streamline government 

administrative procedures and personnel policies. Pryor (1975) comments that' the 

plan was sectoral in emphasis and largely ignored the locational aspects of 

development. However, Bruton (2007) argues that the plan did incorporate proposals 

for extensive regional projects involving land development and improvement, the 

development of rural infrastructure and the spreading of "urbanisation". 

The Third Malaysia Plan 1976-1980 firmed up the objectives for social restructuring 

and economic growth. It reaffirmed the concerns to sustain national unity and to 

eradicate poverty. It set out policies and programmes fully and clearly. The plan also 

proposed urban strategies for the four major regions - Northern Region, Eastern 
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Region, Central Region and Southern Region. Bruton (2007) comment that the plan 

was more sophisticated than any of its predecessors. 

The Fourth Malaysia Plan 1981-1985 continued the strategics adopted in the 

previous two plans. It also set out the macroeconomic framework and objectives for 

public and private sector investment and sectoral development programmes. Most 

importantly, the plan recognised the role of town and country planning systems in 

facilitating development. It stated that "The Structure Plans will focus on key areas 

. . . such as ... environmental protection and the provision of adequate housing and 

utilities. By 1990, the majority of state capitals will have structure plans to guide 

their future spatial and economic expansion" (Malaysia, 1981- 4thMP. 184). 

The Fifth Malaysia Plan 1986-1990 formalised a move away from central direction 

of the economy to an approach that reduced the role of the government, gave a 

greater role to the private sector and promoted human resource development. 

Moreover, the policies to eradicate poverty and restructure society were to be 

continued whilst the strategies for regional development and urbanisation were set 

out in some detail (Malaysia, 1986-SthMP). Bruton (2007) comments that overall, the 

ambitious targets set for restructuring society were not met. Problems associated with 

environment and urbanisations have not been addressed, and continue to deteriorate. 

3.5.3 The National Development Policy 1991 - 2000 (NDP) 

The main aim of NDP was to attain a balanced development in order to establish a 

more united and just society. The basic strategies of NEP were to be maintained, but 

the focus of the anti-poverty strategy was to shift towards the eradication of hardcore 
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poverty. Moreover, the Bumiputra participation m the modern .ctor of the 

economy was to be enhanced by increasing employment opportunities and making 

human resource development a fundamental requirement. Unfortunately h fore the 

NDP was adopted, the government announced the launching of Vision 2020 on .._gth 

February 1991; this vision was also sustained by the philosophy underpinning NDP 

and NVP (National Vision Policy). Within the period 1990 2000, then, two 

development plans were produced. 

The Sixth Malaysia Plan 1991-1995 was concerned to create a united and just 

society, to enhance human resource development, to promote technological 

advances, and to reduce sectoral imbalances. The plan was also concerned to 

continue to reduce disparities in social and economic development between states 

and regions. Its proposals were to diversify the economic base of the less developed 

states and to encourage people to migrate from rural areas to locations where new 

jobs were being created. For the environment, the plan highlighted major issues such 

as increasing air and noise pollution in urban areas, constraints on the supply of 

affordable housing, and the sustainability of the water supply (Malaysia, 1991- 

The Seventh Malaysia Plan 1996-2000 aimed to accelerate the attainment of 

balanced development as envisaged in the NDP. It continued with the policies of the 

Sixth Malaysia Plan to maintain high economic growth with stability; alleviate 

poverty and restructure society; enhance competitiveness through human resource 

development and development of IT and technologically based industries; and 

achieve sustainable development and improve quality of life. In order to improve the 
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balance of regional development, the plan proposed complementary tratcgics that 

include the acceptance and management of rural-urban migration; provision of low- 

cost housing; and encouragement of the dispersal of urban growth (Malay. ia, IC) 6- 

For both the Sixth and Seventh Malaysia Plans, Bruton (2007) ob crve that 

Malaysia achieved rapid economic growth despite being affected by the 1997-1998 

financial crisis. This was accompanied by significant improvement in the level of 

income, enhancement in the quality of life and reduction in the incidence of poverty. 

3.5.4 The National Vision Policy 2001-2010 (NVP) 

The National Vision Policy is guided by the strategies set out in Vision 2020 for 

Malaysia to be a fully developed country. The NVP aims to develop an economy that 

is competitive, dynamic, robust and resilient. It incorporates the strategies of NEP 

and NDP, especially on the eradication of poverty, restructuring of society and the 

attaimnent of balanced development. There are two Malaysia plans for this I 0 year 

period - Eighth Malaysia Plan 2001-2005 and Ninth Malaysia Plan 2006-2010. 

The Eight Malaysia Plan 2001-2005 was prepared after the financial crisis of 1997- 

2000. The plan was concerned to develop economic and social resilience by 

identifying clearly new initiatives and approaches that have to be adopted. Policies 

and strategies were focused on achieving sustainable growth with resilience. Most 

importantly, the plan placed great emphasis on private sector initiatives with the 

public sector providing an institutional service intended to facilitate the work of the 

private sector. For regional development, the plan's objectives were to diversify the 
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economic structure of the less developed states; improve the quality of urban 

services; accelerate development in rural areas; and promote growth triangle 

cooperation (Malaysia, 2001- 81hMP). 

The Ninth Malaysia Plan 2006-2010 amplifies the policies and objectives of the 

National Mission's (NM) five main thrusts, namely: economic growth; the quality of 

human capital; the quality of life of all Malaysians; and strengthening institutional 

and implementation capacity. In terms of economic growth, the plan is concerned to 

ensure that the private sector invests more in achieving economic growth. In respect 

of the quality of human capital, the plan proposes improvements to be undertaken at 

all levels of the education system. With regard to quality of life, all sectors that 

include housing, health care, transportation, energy, water and environment 

protection are addressed. The most important of these thrusts is the last one - 

strengthening institutional and implementation capacity. The plan indicates the need 

to enhance the level of integrity in both the public and private sectors with: 

regulatory bodies striving to inculcate and improve good corporate governance by 

reviewing rules, regulations and legal framework; improving the public services by 

reducing bureaucratic red-tape especially at local authority and district levels; and 

streamlining work processes and procedures to ensure speedy decision making 

(Malaysia, 2006-91hMP). 

Bruton (2007) argues that all the policies contained in all the Malaysia Plans were 

experimental in that it was not known whether they would work. Ultimately, 

however, the privatisation policy has worked and the policies for handling the 

financial crisis also worked. More evidence will emerge in time. 
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3.6 Legislative Framework for Land Development 

The institutional and legislative framework for land development in Malaysia is 

based on a number of legislations and regulations. All these legislations arc 

introduced by the parliament even though the states have power over land matters as 

conferred by the Constitutions. Since, the parliament is also given the power to 

exercise the function of introducing regulations and legislations for th purpo e of 

uniformity, all states have to adopt the regulations and legislations passed by the 

parliament. 

Historically, Town and Country Planning in Malaysia was introduced in early 1920s, 

when the country was known as Malaya (Peninsular Malaysia) under the British 

Colonial administration. The regulations of town planning in this period were 

developed based on planning legislations for various countries; significant influence 

came from the South Australian Town Planning and Development Act, 1920; 

American Laws (districting and zoning); the Housing and Town Planning Act, 1909 

and 1919, United Kingdom (UK). After independence in 1957, the changes and 

evolutions of town planning principles, approaches and contents in the UK in 1968 

influenced the town planning system in Malaysia (Lee et al 1990). By 2007, after 50 

years of independence, town planning legislation had undergone several exercises to 

include necessary changes to attain the present Town and Country Planning Act 1976 

(Act 172). 

The first amendment was made in 1995 to include provisions for environmental 

considerations that should be considered by planning authorities in forward planning 

and development control activities. The latest amendment made to Act 172 was in 

111 



'·· 

( 'ltnp/1'r Malaysian 
;o 1·1"""'1•, '11 ucturcs and 

lnstituuons 

2001; this is referred to as Act 1129, and it introduced a three-tier planning system 

(National Physical Plan, State Structure Plan and Local Plan (for local planning 

authority area)). 

Briefly, the TCP Act 172 including its amendments (Act l 129) spells out the 

delegation of powers among the state and local authorities with regard to th 

preparation and the adoption of development plans, development control, planning 

appeals and enforcement. Moreover, state and local planning authorities are provided 

with all the procedures relating to the preparation and approval of the development 

plan, to consider an application for planning permissions, planning appeals and to 

carry out planning enforcement. The public, meanwhile, is provided with procedures 

to submit applications for planning permissions, to raise objections and to appeal for 

planning decisions (TCP Act 172, 1976 & Act 1129, 2001; Federal Territory 

(Planning) Act or Act 267, 1982). 

The changes in planning legislations have inevitably affected the landscape of towns 

and cities (Goh, 1997). Most importantly, these changes have affected the behaviour 

and choices of investors and owners of landed property (Saleh Buang, 1997). 

However, as Adams and Watkins (2002) argued, the effect of town planning in this 

respect was unable to be easily measured because there were many factors 

influencing land development that shaped towns and cities. The product of land 

development was not solely influenced by town planning control. Thus, it is 

necessary to observe the effects of how the town planning system is implemented. 
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Moreover, there are several remarkable legislations, regulation. or ordinances passed 

by the respective states and central government during the British olonial 

Government. These colonial era legislative provisions have had some influence in the 

formulation of current legislations (Lee Lik Meng, 1990). Recently, there ha e b en a 

number of legislations relating to land development in Malaysia that nrc currently in 

force besides Town and Country Planning Act (TCP) 1976. These legislations include 

National Land Code (NLC) 1965, Land Acquisition Act 1960, Local Government Act 

1976, Street, Drainage and Building Act 1974, and Environmental Quality Act 1974. 

Under the National Land Code, 1965 (NLC, 1965), all land transactions, changes in 

usage, alienations, subdivisions and partitions in Peninsular Malaysia must accord to 

the NLC, 1965. The system of land dealings follows the Torrens System, which 

includes the survey and permanent marking of the individual boundaries of land to be 

held under title with permanent record of those boundaries on a government map, 

and with the government offering guarantees of both boundaries and title. However, 

the right of land ownership is not virtual or absolute. Hence, owners have no claim to 

a right to develop (Lee et al 1990). 

In addition, there are several related legislations empowering technical agencies to be 

involved in and to have similar impact on controlling land development. The 

employment of the requirements from these related legislations within town planning 

approval process depends on the interpretation of the provisions and the discretion of 

the state and local planning authority (Salleh Buang, 1997). 

113 



States (FMS) comprising Pahang, Perak, Selangor and Ncgcri Sembilnn: the second 

< 'Ju111tn : Malaysian 
tov ·11um1 ' , 'true I urcs and 

Inst 11111 ions ~~~~~~~~~~~~~~~~~~----~~~~~~~ 
3.6.1 Earlier Urban Land Use Planning Regulations and L gislations 

Town planning regulation and legislation in Malaya was adopted in different times 

by two groups of states during the British administration in Malaya. The first 1roup 

was the Straits Settlements (Penang, Malaca and Singapore) and the Federated M ilay 

group was the United Malay States comprisint Perlis, Kedah, Kelantan, Trengganu 

and Johor. 

The Strait Settlements were the first territories to adopt the regulation of the 

construction of buildings due to the government's concerns about fire safety and 

public health (Athi Nahappan, 1968). The Committee of Assessors, which was an ad 

hoc body, was formed in 1801 in George Town, to administer the town. Its function, 

among others, was to lay out the town in a manner most suitable to the requirements 

of the inhabitants (Jansen, 2001). The committee w:as replaced by the establishment 

of a Municipal Committee in 1848 that was responsible for the provision and 

maintenance of public facilities including basic building control. The Municipal 

Ordinance 1887 provided more building control powers to the Municipal Committee. 

The 1887 Ordinance was then replaced by The Municipal Ordinance 1913 that 

empowered the Municipal Commissioner to control development and to prepare 

planning schemes. This Ordinance did not, however, provide provisions for 

preparing and enforcing the town plan but importantly it introduced development 

control concept that affected the evolution of planning laws in the Peninsular. The 

development control concept gave the Commissioners the power to make by-laws for 

the erection of buildings or rules for land use classes (Bristow, 1996). 
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The Municipal provisions were then introduced in the F .M.S between 1881 and 1890 

to ensure health, safety and public order (Bristow, 1996). Kuala Lumpur became the 

first town to adopt two sets of planning measures, namely sector of activity and 

regulation for building construction, which was adopted in the aftermath of .1 big lire 

in 1881 that largely destroyed the town. The sector of activity was understood a' 

simple zoning and the regulation for building construction was rncant for building 

control (Tan Soo Hai, 1972). During the period when the ordinance was in force, the 

British Resident was responsible for planning and development of towns including 

the provision of basic amenities. The Ordinance was later replaced by Sanitary Board 

and Town Board in 1890. Eventually, the responsibilities of the British Resident in 

this respect were assigned to the Sanitary Board (in F.M.S.) and Town Board (in 

U.M.S.). 

The Sanitary Board was seen as an attempt by the government to establish a uniform 

system of local administration in town areas, which would then lead to the adoption 

of the Sanitary Board Enactment 1907. However, the Sanitary Board Enactment 

1907 was repealed and re-enacted by a more comprehensive Sanitary Board 

Enactment 1916 that outlined the duties of the Boards. Among others, the duties 

were concerned with the provision of basic local services, public health, sewerage, 

drainage, refuse disposal, cleaning and lighting of streets and upkeep of roads and 

houses. The Board was also responsible for: the regulation of building and building 

operation; the laying out and maintenance of reserves for recreation, conservancy 

and improvement of town and villages; and controlling building development by 

adopting the Building by-laws. 
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The responsibilities of the Board were, however, concerned only with areas within its 

boundaries. Thus, rural and agricultural areas were left without local government 

intervention even though urban growth was affecting agricultural area. (Reade, 

1923). As towns expanded, more problems were encountered. The Sanitar Board 

was empowered under the Town Improvement Enactment 1917 (for F.M.S) to 

enforce six types of improvement schemes: General Improvement, Redi tribution, 

Rebuilding, Street, Back lane, and Building. After Charles Compton Reade (1923) 

was appointed in 1921 as the first Town Planner for the F.M.S., he convinced the 

government of the need for planning legislation and the establishment of town 

planning organization. He was faced with many difficulties due to the inadequacy of 

the existing powers and machinery, method of valuing land, exchanges and 

redistribution of ownerships. Reade (1923) stressed that town planning services must 

be free for landowners, who 'in exchange' should surrender part of their land for 

public use. Further, Reade (1923) also highlighted that there were needs for: the 

Draft Town Planning legislation; the permanent and continuous planning 

administration; the preparation of General Town Plans; and the effective control on 

the use of state land and development. His recommendations were then incorporated 

in the Preliminary Town Planning and Development Bill 1923. After the Bill was 

debated on its contents and objectives, namely the Sanitary Board's powers and 

procedures, the Bill was passed by the Federal Council as the Town Planning 

Enactment, 1923 (No.19). 

The Town Planning Enactment 1923 was concerned with the layout and securing of 

public safety, sanitary conditions, public health, convenience and amenity. The 

enactment also provided for development control and enforcement of town 
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improvement schemes. The British Resident could declare any me· to be 'I own 

Planning Area, and could then from a Town Planning Committee for the area. The 

duties of the Committee were concerned with the adoption, the modification, the 

carrying out and enforcing of any "General Town Plan" and of any lay out plans, the 

advisory duties to the Resident and the power of inquiry upon any matters relating to 

town planning or housing (Lee, et al 1990). The main objective of the General Town 

Plan was to better order, improve and develop the area. 

Under the 1923 Enactment, land and building operations, including the erection, 

removal, demolition, alteration, use of buildings, lay out, land use and sub-division 

ofland must be in conformity with the provisions of the Enactment or of an approved 

General Town Plan. In the approval process, the Committee could also take into 

consideration any prescribed requirements to approve or to disapprove the lay out 

plan or the proposed use of land or the erection of a building. The Enactment also 

provides for private property owners to claim compensation if they were found to be 

'injuriously affected' by the planning decisions (Section 27 (i) and 28). However, the 

right for compensation excluded any proposed road, reserves or other open spaces 

shown on the plan. Also excluded from compensation were any land or property 

affected by the closure or alteration of roads. These provisions reflected that Reade 

(1923) had embedded the ideology of the Public Interest in the Enactment. 

The Enactment 1923 was claimed to have significant weaknesses, particularly in 

terms of institutional arrangements such as the separate body of planning approval 

from the Sanitary Board, the content of the general town plan and the delays in the 

implementation of the planning system. These were among the factors leading to the 
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repeal of the Enactment in 1926 and its replacement by the 'I own Planning 

Enactment 1927 (Jansen, 2001). Under the Enactment 1923, the Town Planning Area 

was defined between 1924 and 1925 as including Kuala Lumpur, Klang, Port 

Swettenham, Seremban and Ipoh between 1924 and I 925; Town Planning 

Committees were established in each area. 

The Town Planning Enactment 1927 that was passed on 28.3.1927 conferred the 

town planning authority to the Sanitary Board. Under this Enactment, the Sanitary 

Board was required to prepare a general town plan for its area and to apply 

development control measures as stated in the Enactment. The content of the General 

Town Plan was quite simple; it showed major land use zones, roads, reserves for 

government purposes and parks or open spaces. The land acquisition provisions were 

embedded in the Enactment 1927 and applied only to roads, railways and other 

communications elements as shown in the approved Town Plan. The exercises of the 

provisions were vested in the state or the British Resident. 

The content of Town Planning Enactment 1927 was then incorporated in the Sanitary 

Boards Enactment 1929 as Part IX. Subsequently, the Enactment 1929 was replaced 

by the Town Boards Enactment 1930 (CAP 137) and town planning provisions as 

Part IX. The extension of Part IX CAP 137 was passed by the Federal Legislative 

Council in 1949 to include Penang and Melaka. For Penang, more detailed categories 

of zoning were added: flats, public housing, low cost housing, special purposes, 

public open spaces, schools, religious uses, cemeteries, state land, council land, car 

park, vegetable gardens, and light industry. The Part IX CAP 137 (planning 
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provisions) was used until the Town and Country Planning Act 1976 Act 172) was 

adopted by local authorities. 

In Kuala Lumpur, the Part IX CAP 137 was used until the Kuala Lumpur (Planning) 

Act 1973 or Act 107 was enacted. With similar requirements as CAP 137, the Board 

prepared a draft town plan for Kuala Lumpur. After the riots in 1969, the draft town 

plans were examined and approved by the National Operation Council (NOC) 

administering the country under the Emergency Laws. The Draft Town Plan for 

Kuala Lumpur was known as the Comprehensive Development Plan and the 

planning legislation was titled the Emergency (essential Powers) Ordinance No 46, 

1970. This planning legislation was based on the Draft Town and Country Planning 

Ordinance 1966. The three sets of plans previously approved in 1967 were then 

renamed, from gazetted Plans L886, L887 and L888 to Comprehensive Development 

Plans 1039, 1040 and 1041 respectively. With the restoration of the Parliament, the 

Emergency Ordinance No 46 was reenacted as the City of Kuala Lumpur (Planning) 

Act, 1973 (Act 107). It appears that the term "comprehensive" carries no particular 

significance in the system of town planning (Lee, et al. 1990). For planning control, 

Act 107 provides that for land on which "development" is to be carried out, the 

commissioner shall prepare a lay out plan. This lay out has to be published and 

subjected to public scrutiny and objections. In considering an application for 

planning permission, the planning authority is required to have regard to the 

provisions of the development plan, objections of adjoining owners and any "other 

material considerations" (Act I 07, 1973). The provision for "other material 

considerations" is an important element, providing flexibility in the town planning 

system to possibly deal with non- planning matters (Lee et al 1990). 
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Having the statutory requirement for the general town plan and the ·xercisc of 

building operation controls, the boards must prepare lay out plans reflecting the 

object of the town plan. The lay out plan must be subject to objection and approval 

under Section 13 7 - 140 (Sanitary Boards Enactment 1929). These Town Plans were 

useful until they were repealed by the 1976 Act. It is seen that the development plan 

system set by the 1929 Act carries two levels of planning, i.e., General Town Plan 

and Layout Plan. The General Town Plan indicates zoning for the entire area while 

the Layout Plan shows the details of how land within the zoning plan is to be 

developed. One of the earliest gazetted Town Plans was for lpoh (Kinta) - Plan B3 

( 1931 ). Notably, this plan is still in force. Interestingly, other local authorities, apart 

from in Kuala Lumpur, kept their plans 'non-statutory', in order to avoid claims for 

compensation, and to keep the plans flexible (Lee et al 1990). 

For the town plan, Goh (1997) argues that the content of the plan may have some 

implications for the planning practices. Based on the lpoh Town Plan, it was more 

than just a layout plan, as there was an attempt at a comprehensive exercise of land 

management for a certain area. Goh ( 1997) argues that the land use zoning system 

would have problems in its implementation, much like the town plan for Kuala 

Lumpur. 

The above discussions have highlighted that the planning legislation, from its early 

years, underwent many changes aiming to ease administrative problems as well as to 

provide guidance for development control procedures. The changes in planning 

legislations inevitably influenced planning decisions that shaped the urban land use 

structures of the past. Besides provisions for planning and development control, the 
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planning legislations and regulations of pre-independence Malay ia ct the hierarchy 

of decision making structures pertaining to town planning. 

3.6.2 Federal Territory (Planning) Act 1982 or Act 267 

Kuala Lumpur was conferred city status in 1972 when the city boundary. 

encompassing an area of 94 square miles, gained Federal Territory tate status. 

Formerly the city was the capital town of Selangor State. Later, Shah Alam was 

chosen as the new capital of Selangor. Responsibility for the capital city, Kuala 

Lumpur, was transferred to the Federal Government under the Federal Capital Act 

1960, which at the same time imposed a unique administrative structure on the 

federal capital. 

The administration of Kuala Lumpur was and is entrusted to a Commissioner - 

Datuk Bandar Kuala Lumpur or Lord Mayor , - with the intention of achieving 

efficiency. Act 267 specifies that the Mayor shall, subject to this act, have or may 

exercise all the powers and perform all the duties conferred or imposed upon the 

municipal councillors of Kuala Lumpur, the President and any councillor or officer 

thereof immediately before the commencement of this act (Subsection 12(1) of the 

Act 267). 

The Mayor is appointed by the King, on the advice of the Prime Minister, for a 

period of five years, which can be extended or terminated before the end of the five 

year period if he is considered to be failing in his duties (Section 4, Act 267). He is 

advised by an Advisory Board of the City of Kuala Lumpur consisting of 13 

members appointed by the King on the advice of the Prime Minister. Two of those 
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members are nominated by the ruling council of Selangor State (Section 6-8 Act 

267). 

The Mayor is directly responsible to the Minister of the Federal Territory on behalf 

of the Federal Government. The Minister can issue directions to the Mayor in 

relation to the duties imposed on him (Section 15). The Mayor may act in opposition 

to his Advisory Board but only after consulting with the Minister, and recording his 

reasons for not accepting the Board's advice in writing (Section 10). This 

responsibility is handled differently when the Prime Minister or a Deputy Minister in 

the Prime Minister's Department becomes the Minister for the Federal Territory. 

Unlike other states in the Peninsula, the Federal Territory functions through a highly 

centralized system of control, with an appointed Mayor but no elected Council. Act 

267 was introduced primarily to implement the Structure Plan system in the Federal 

Territory in line with the system adopted by other States in Peninsular Malaysia. 

However, the provisions in Act 267 differ in certain areas from Act 172; for 

example, planning approval is vested in the Lord Mayor, while the approval 

authority for the Development Plans (Structure and Local Plans) is the Minister for 

the Federal Territory. 

Gnarajah (1997) summarizes the unique status of the Federal Territory (Planning) 

Act as follows: 

a) making the Minister for the Federal Territory responsible for the general 

policy for the planning and development of all land in the Federal Territory 

(Section 3); 
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b) establishing the Federal Territory Advisory Board to advi c th Minister on 

the draft structure plans, draft local plans, the setting up of action areas, the 

declaration of development areas and any other matters the Minister may 

refer to the Advisory Board (Section 4); 

c) providing the Minister to appoint a committee of not less than three persons 

to consider and report on objections laid against the draft structure plan: 

d) requiring the Federal Territory Advisory Board to forward the report of the 

committee in conjunction with its comments on the report, to the Minister for 

the Federal Territory who then is to approve with or without modification or 

reject the development plan; 

e) providing for the alteration, addition, revision or replacement of the Structure 

Plan which can be taken at any time at the instance of the Minister or the 

Mayor subject to the directions of the Minister; 

f) allowing the Mayor, within the constraints imposed by the Structure Plan, to 

prepare, alter, repeal, or replace local plans, which, when finalised are opened 

for public scrutiny and objections or representations. All objectors who 

request a hearing are given one by the Mayor who can adopt the plan with the 

approval of the Minister; 

g) providing for the Minister to suspend the whole or part of the development 

plan for such period or part of the plan and at his own instance or on the 

recommendation of the Mayor as may be deemed expedient; and 

h) introducing a system of development control and development charges 

similar to that contained in the TCP A 1976. 
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3.6.3 The Town and Country Planning Act 1976 (Act 172) 

and Act 1129 - amendment 2001 

The TCP 1976 (Act 172), the Principal Act, was amended in t 993, 1995 and further 

in 2001. The Act 172 was prepared to apply to all states in the Peninsula except City 

Hall of Kuala Lumpur (CHKL) and Putrajaya. Act 172 was introduced in accordance 

with the requirements of Article 76 (4) of the Constitution that states the nc d for 

planning acts "for the purpose of ensuring uniformity of law and policy for the 

proper control and regulation of town and country planning in local authority areas in 

the States of Malaya". The states were able to introduce the entire Act for all of the 

state, or part of the Act for all of the state, or part of the Act for part of the state. The 

State Authority has responsibility for general policy in respect of the planning of the 

development and use of all land and buildings within the area of every local authority 

in the State and can issue directions to local authorities which, if not inconsistent 

with the Act, have to be followed. 

The TCP Act 1976 empowers the State Authority to establish a State Planning 

Committee to consider the preparation of the structure plan. With respect to the 

development control, the Act empowers every local authority to function as local 

planning authority for its area. The prime functions of the local planning authority 

are to regulate, control and plan for the development and use of all land and 

buildings within its area and to perform such other functions as the State Authority or 

Committee might from time to time assign to it. 

Before Act 172 was amended, the planning system introduced in the TCP Act 1976 

(Act 172), is similar to the Town and Country Planning Act 1968 England and Wales 
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(Lee et al 1990). Act 172 introduces the Structure Planning Sy tern that is more 

concerned with strategic actions and guidance. The planning system consists of two 

levels of development plans: Structure Plan and Local Plan. However, Act 172 also 

allows local planning authorities to continue using the town plans prepared under the 

FMS CAP 137, when dealing with planning applications which fall within the town 

plan area. This is in accordance with Section 59 (6) of FMS CAP 137 that states: 

"any planning permission, approval for development, or approval of building plan 

will continue to have force and effect"; this includes the approval of town plans. 

The Structure Planning System is believed to be effective in guiding the planning 

authorities in exercising planning functions. In addition, Act 172 also creates an 

administrative set up, namely, the Federal Town and Country Planning, State 

Planning Authorities and Local Planning Authorities, and specifies their functions 

respectively. The content of the Act refers to the approving authority, the preparation 

of development plans, the development control, the tree preservation order, and 

special areas (Act 172, 1976). Several problems which occurred in· administering 

physical development between Federal, State and Local Authority led to the 

amendments of Act 172 with Act A933-2001 and Act 1129 - 2001. The latest 

amendment is called Act 1129 (TCP 2001), produced pursuant to Article 74 (1), 

Article 76 (4), and Article 80 (2), that is, to make provision for an executive role for 

the Federal Government. 

TCP 2001 allows the states to decide when the Act comes into operation, and 

whether all or part of the Act is used. It also provides for the establishment of the 

National Physical Planning Council (NPPC) consisting of a Chairman (the Prime 
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Minister); a Deputy Chairman (the Deputy Prime Minister); the Mini tcr re ponsible 

for Town and Country Planning; and other Ministers as in Subsection 2/\(1 ). The 

TCP 2001 formally establishes the position of Director-General of Town and 

Country Planning and identifies his functions including that of being Secretary to the 

NPPC (Subsection 2B (1) and (2). Most importantly, the TCP 2001 makes the state 

responsible for the regulation, control, planning and coordination of all development 

activities in their respective areas (Section 8). With regard to development plans, the 

TCP 2001 provides for: the preparation of a National Physical Plan (NPP) which in 

general forms shall be a written statement of strategic policies for the purpose of 

determining the general directions and trends of the physical development of the 

nation; the preparation of state Structure Plan that take account of the NPP and other 

relevant national policies; the preparation of Local Plans that conform generally to 

the state Structure Plan; and the preparation of Special Area Plans which can be 

designated to areas for special treatment, improvement and re-development. 

With respect to development control, TCP 2001 amends the development control 

system to require that the state committee seek the advice of the National Physical 

Planning Council on applications for new township with a population exceeding 

I 0,000 or covering an area of more than I 00 hectares or both; for the construction of 

any major infrastructure or utility; and for the development affecting hill tops or hill 

slopes in environmentally sensitive areas. TCP 2001 also extends the scope of the 

development proposal report to include an analysis of the social implications of the 

development for the area; gives the development plan precedence over building by- 

laws in the event of any inconsistencies between the two; and increases the penalties 

incurred for offences related to unauthorised development. 
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The levels of planning authorities and amendments made to the Act arc di cussed in 

the following subheadings. 

3.6.3.1 The Federal level 

Since 1966, the government has been continuously drawing up 5-ycar Malaysia 

Plans. Up to the present, eight 5-year plans have been introduced. Among others, the 

5-year plans also have a consistent objective of spatial planning that is meant to 

promote balanced regional development. However, there is no provision for the 

planning authorities to take the 5-year plans into account when considering planning 

applications. Therefore, it would appear that the objectives of the plans are applied 

on an ad hoc basis by the Regional Development Authority, State and Local 

Planning Authorities. In 2001, Act 172 was amended by including the National 

Spatial Planning Council in the Federal Government. However, the new role does not 

supersede the role of implementing the 5-year Malaysia Plan. In Act Al 129, the 

National Spatial Planning Council is to be established with the Prime Minister as 

Chairman and the Deputy Prime Minister as Deputy Chairman. The Director General 

of Town and Country Planning will be the Secretary to the Council (Part II, Act 

A 1129). Among other functions, the Council will give advice to the Federal 

Government or the Government of any State on matters relating to the Town and 

Country Planning required under this Act. The Act is also concerned with the 

regional planning which will cover an area of two or more states and will be 

identified by the Regional Planning Committee. This Committee comprises members 

as specified by Act A 1129 under Part IIA. The most important person in this 

Committee is the Chairman, who will be appointed by the Prime Minister. The 

functions of the Committee are to give advice and assistance to the State Planning 
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Committee and local planning authorities regarding the appropriate I >cvclopment 

Plan for the region, to plan and co-ordinate the provision of infrastructure and 

facilities and to establish uniform processes and procedures to be used by the Federal 

Government and the State Government and local authorities concerned w ith the 

region. 

The pivotal product of the National Spatial Planning Council is the National Physical 

Plan, that is prepared by the Director General of Town and Country Planning and 

reported to the Council. This plan is only for Peninsular Malaysia and is to be 

reviewed every five years in tandem with the review of the 5-year Malaysia Plan. 

However, Act Al 129 does not mention the approval process, but states that it shall 

be the general duty of the Federal Government and the Government of every State to 

assist in ensuring that the objectives of the National Physical Plan are achieved. 

3.6.3.2 State Planning Authorities 

Act 172 specifies the members of the State Planning Authority, which comprises the 

Chief Minister as the Chairman, and also includes the State Secretary and all Heads 

of government departments in the state. The State Planning Authority is responsible 

for the general policy in respect of planning and use of all land within the local 

authority area and may even give directions to the local planning authorities. 

The Constitution provides that both land and land-related subjects such as forests, 

agriculture, hills and mines as well as local government fall within the State list. This 

explicitly empowers the state to play a more significant role in town and country 

planning than the Federal government. The way in which the states can play a central 
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role in town and country planning is clearly seen in the Planning Act I 'J76 and the 

National Land Code 1965. 

The National Land Code vests authority in the State Authority in respect of 

conversion and subdivision of land. The State has to be satisfied that the necessary 

approval of the planning authority has been obtained and that it is not contrary to any 

plan approved by the state authority. However, under the Act 172 (1976), the state 

had no State Development plan to. guide development. This is one of the 

shortcomings in coordinating planning at local authority level. Therefore, the 

amended Act 1129 in 2005 states that the strncture plan applies to the whole state, 

replacing existing structure plans that are only prepared for a part of the state. The 

state level strncture plan will provide only one development plan to guide all local 

planning authorities in a state. Thus it seems that the State Planning Committee is a 

central component of the statutory urban planning system and has powers to 

influence local planning authority decisions. 

3.6.3.3 Local Authority 

Historically, town planning in Malaysia is primarily tied into the focal authority 

administration. There is a clear statement in the TCP Act 197 6 that states that the 

local authority is the local planning authority for its area and responsible to prepare 

the development plans for the area. In this respect, the local planning authority is 

responsible to prepare local plans within its area. In addition, Act 172 also explicitly 

specifies that the local authority has to prepare planning rnles and, implicitly, the non 

statutory development plans (TCP Act 1976) as well. If there is no local authority in 

certain areas within the state, the State Authority has to declare a designated planning 
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area and to appoint a Local Planning Authority (LPA) under Section 5 3), 'I 'P Act 

1976. Usually, the LPA is selected from the nearest local authority either the 

District Office or the State Development Agency (Jansen, 2001). 

A Local Planning Authority (LPA) is required to initiate and perform specific 

functions related to urban planning. The functions can be summarized a below: 

a) To regulate, control, and plan development and use of all land and 

buildings within its area; 

b) To undertake, assist in, and encourage the collection, maintenance, and 

publication of statistics, bulletins and monographs, and other publications 

relating to town and country planning and its methodology; and 

c) To perform such other functions as the State Authority or the Committee 

may from time to time assign to it. 

3.6.4 National Land Code, 1965 and its amendments 

Land is defined clearly in the national land code and in the Town and Country 

Planning Act as the surface of the earth and anything made up the surface of the land 

(see the TCP Act 172 and the NLC 1965). Based on the constitution, all land belongs 

to the state. The alienation of land to private or public bodies is the prerogative of the 

state executive council (under the State List). The land office is to be responsible to 

register all land alienated to the private or public. Under Article 13, the owner of the 

land is ensured the right to use the land and the air space without any 'deprivation'. 

The Town Planning practices in the country do not contravene any rights conferred 

to the land owners either by planning decisions or by preparing and adopting any 

development plan (Lee et al 1990). 
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How the NLC 1965 facilitates land development can be seen in Section 43, which 

gives the state the authority to dispose of land to an eligible body or person by way 

of alienation of state land (sections 76-92); temporary occupation license (65-69); 

permit to extract rock material (70-75); permit to use air space (75A-75G); disposal 

of underground land (92A-92 I). Before the land can be made available for 

development, it is important to ascertain the facts about the land tenures. 

3.6.4.1 Land Tenure (Title and ownership) 

Land is still considered as state land until a land title is registered by the state 

authority. The state authority may alienate land for a lease of 99 years or in 

perpetuity (freehold) under section 76 of the National Land Code. The land title also 

shows a number of other particulars such as the amount of quit rent, conditions and 

restrictions, and categories of land use. However, there are still certain conditions not 

stated on the title that are stated in the Jaw only. These are called 'implied 
. 

conditions', with which the proprietor needs to comply. Security land tenure in 

Malaysia is one of the fundamental aspects of the democratic system of government 

(Nik Mohd. Zain, 1997). Besides land lease and freehold, there is also land alienated 

only for the Malays. This is called Malay Reservation land, and it carries pivotal 

restrictions over transaction to non-Malays. In Sabah and Sarawak (East Malaysia) it 

is called Natives Reserves (Article 161 A (5) of the Federal Constitution). This 

reserved land is unfavourable for housing development due to restrictions against 

dealing with non-Malays/Natives, and would therefore not be good mortgage 

collateral for banks or financial institutions (Marbek. 1997). 
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There are six pieces oflegislation concerning Malay Reserve land in Malay ia today. 

For the former Federated Malay States (Selangor, Perak, Negcri Sernbilan and 

Pahang), the law is contained in a uniform legislation - the Malay Reservation 

Enactment (Cap 142), which has been in force since 1913, and has been amended 

and updated from time to time. In addition to that, there arc live other state 

enactments - one enactment for each of the former unfederated Malay states: 

Kelantan (1930), Kedah (1931 ), Perlis (1935), Johore (1936), and Trengganu (1941 ). 

There is no equivalent law for Melaka, Penang, Sabah and Sarawak. Although 

Melaka does have its Malay Customary Land (MCL), it is estimated to be about a 

quarter of all alienated land in the state under MCL. However, the MCL was 

abolished when National Land Code (Penang, Malaca Title) Act 1963 Part VIII - 

only for Malays - came to force (http://ptg.melaka.gov.my accessed July 2007) 

While there are differences in several aspects of the law, they cannot be regarded as 

fundamental in nature. Generally there are common threads running through the 

fabric of the law in Cap 142 and the other five states enactments. Salleh Buang 

(1997) summarizes these similarities as follows: 

a) There is a blanket prohibition against alienating Malay reserve land to non- 

Malays. While the National Land Code 1965 gives wide powers to the state 

authority to alienate land to whomsoever it wishes, whether in perpetuity or 

for a term of years (not exceeding 99 years), the enactment categorically 

states that no Malay reserve land can be alienated to non-Malays. 

b) There is also a blanket prohibition against all forms of land 'dealing'. While 

the NLC 1965 empowers the proprietor to enter into any 'dealing' in respect 

of his land (such as transfers, leases, charges, liens, and easements), the 
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enactment clearly states that he cannot do so if the other party i non Malay. 

Any dealing entered into with non-Malays with regard to Malay re crvc land 

is null and void. 

c) The enactment also prohibits certain actions affecting the land, covering 

restriction on dealing by attorneys, on caveat based on lien by deposit of 

titles, on other caveat, on attachments in execution, and on trusts being 

created in favour (or for the benefit) of Malays. 

Table 3.3: 
Total Malay Reserve Land by States of the Peninsular Malaysia 

States Total Area Malay Reserves Percent of Malay 
(Hectares) (Hectares) Reserve Land 

Perl is 79311 37483 47.26 
Kedah 940201 830683 88.35 
Perak 2095364 877254 41.87 
Selangor 791284 173599 21.94 
Negeri 662714 209881 31.67 
Sembilan 
Joh or 1893837 278170 14.69 
Pahang 3587698 518022 14.44 
Trengganu 1292357 226 0.017 
Kelantan 3507992 1493130 42.56 
Kuala Lumpur 24287 787 3.24 
Melaka 24287 Na Na 
Pulau Pinang 164580 Na Na 
(Penang) 
Total 13124222 4419245 33.67 

Source: Ministry of Land and Development Corporation, 2000. 

The common aspects of the enactments are: a blanket prohibition against alienating 

Malay reserve land to non-Malays; all forms of dealing with non-Malays; and actions 

affecting the land. These are different from the NLC, where the state authority can 

alienate land to whoever it wishes and the proprietor can enter into any dealing with 

respect to his land. Salleh Buang (1997) argues that the impact of this provision is in 
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terms of the amount of land that the private housing developer can d al with, with 

regard to housing developments meant for open selling (that is, irrespective of the 

race of the buyers). 

3.6.4.2 Land transaction 

A land transaction occurs when agreement is reached between two parties. the eller 

and the buyer. This transaction has to be registered in the land office. Though this 

seems to be simple event, the time taken is usually longer than expected (Salleh 

Buang, 1997). There might be an individual owner of the land, or multiple owners. In 

certain cases interested parties are easily contactable; in other case, they are 

untraceable. Upon application for transaction, that is, an application to transfer the 

registration from the former to the new owner, the land office has to carry out 

investigation among the interested parties. In the case of untraced interested parties, 

the land cannot be transacted. Therefore, not all land can be transacted. Land with 

restrictions on transactions is clearly outlined by the NLC. The land office will 

impose stamp duty of 0.01 % of the land value or the land price on the transaction. If 

the land can be transacted, the developer will face fewer problems. The definition of 

housing developer may include land owners without any transaction before the 

development. 

3.6.4. 3 Procedures for land development 

There are several sections of the NLC dealing with land development. If the 

proposed development only involves horizontal types, the NLC Sec.124 (land 

conversion), Sec.137 (boundary subdivision), Sec.142 (ownership subdivision), 

Sec.148 (amalgamation), Sec.204D (surrender and re-alienation), and Sec.124A 
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(simultaneous application for conversion and boundary subdivi ion arc applied. If 

the proposed development involves underground construction, H,( Part V (A) is 

applied. The new provisions are Sec. 92a - 92i under the Amendment Act 

A752/1990. If the development is vertical, the Strata Title Act is applied. 

a) Application for conversion 

The land owner or the agent has to submit the application for land conversion to the 

land office concerned. If the land is to be for housing, an application has to be made 

to convert the category of agricultural land or other uses to 'building'. In some cases, 

the land does not have category of uses shown on the land title, so an application 

should be made to the land office to have it put in the 'building' category. 

Simultaneously, the application can also include an application to revoke the 

condition previously imposed, such as 'rubber' or 'paddy field'. 

b) Application for 'partition' 

This application is made when the land owner proposes a subdivision of a large piece 

of land into several small plots. Each small plot will then have an individual title. 

The title can be registered under the same person or different persons. This 

application is required for housing development involving terraced, detached and 

semi-detached houses. In other circumstances, the plot for flats can also be placed 

under this type of application. However, the applicant must first obtain planning 

permission from the Local Planning Authority. This puts the local planning authority 

at a higher level of authority than the State, because it gives approval before the State 

Planning Authority. This sometimes raises issues relating to the level of the authority 
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the proper procedure should be: an applicant must obtain approval f rorn the state 

first, then get approval from the local authority. 

c) Application for Subdivision 

The subdivision of land allows the land owner to subdivide his land for the purpose 

of selling it or distributing shares to all sharing owners or all portions to a single 

owner. It could allow for land owned by many stake holders to hold individual 

portions. In such a case, all stake holders will have to submit a joint application for 

subdivision to the land office for approval. If approved, for example, a person may 

hold one sixteenth of the total land area. 

d) Application for Amalgamation 

Land can be amalgamated by combining several adjoining lots into one single lot. 

For this purpose, all land Jots must be held by the same owner. This means that if the 

land intended for amalgamation belongs to another person as well, the intended 

owner should buy the adjoining lots from that person beforehand in order to be able 

to amalgamate the land under his or her name. However, this can only be done 

subject to the condition that the land is under 'permanent title', within the same 

district/town/city, and must share at least one side boundary. 

d) Surrender and re-alienation 

Several Jots of land with adjoining boundaries and owned by one owner can be 

surrendered to the State; the State will then alienate the land to the owner with 

individual titles. If the title of land is 'free hold', the individual titles derived will 

also be 'free holds'. If the title of land is 'lease hold', the individual title derived will 
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be 'lease holds' and the period of lease will be not less than the balane of lease 

period of the former. This application is usually done by land owner· who wish to 

develop the land into housing developments, in accordance with the approved 

housing layout plan. This means that the land owner must first obtain approval from 

the local planning authority for the housing layout. This provision can cause 

dilemmas for the local planning authority, because the approved layout plan might 

not be agreed to by the state planning authority. Land owners with temporary titles 

such as Qualified Title (QT) cannot apply for surrender and re-alienation. 

e) Strata Title 

The application for strata title can only be made in the case of multi-storey buildings 

(flats) sitting on 'permanent title' lots which have already been given the Certificate 

of Fitness (CF). The strata title will be given to the individual units in the building. 

Therefore, this application does not concern housing land. The strata title can also 

apply to other types of multi-storey buildings. 

In sum, it can be stated that the NLC 1965 provisions pertaining to planning and use 

of land empower the State Authorities to alienate land and to reserve state land; to 

declare any area to be a town or village under S.11.NLC; and to determine categories 

of land uses, i.e., agriculture, building, and industry. 

3.7 The Town and Country Planning in Practice 

Changes in the practice of town planning in Malaysia can be portrayed in three 

phases: before Act 172 (1976), the period between Act 172 and Amended Act 1129 
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(2001) and the period after 2001 up to the present. The change Mc di cu d under 

the following sub-topics. 

3.7.1 The Development Plan 

The planning system in Malaysia has three levels of operation. The relation b .twe n 

these levels is shown by Figure 3.4. Under the amended TCP 2001, the development 

planning system comprises three sets of development plans. 

I FEDERAL CONSTITUTION I ECONOMIC 
PLANNING 

:4- UNIT Five Year r Malaysia Plans .. 
PARLIAMENT CABINET I 

,. i 
ST ATE EXECUTIVE --.... STATE NATIONAL PHYSICAL 
COMMITTEE LEGISLATIVE PLANNING COUNCIL 

ASSEMBLY (TCP (Amendment) Act 
~ 

i 2001 

STATE PLANNING ~ . j~ 

COMMITTEE -. 

(TCP Act 1976) 
MINISTRY OF HOUSING 
& LOCAL GOVERNMENT 

Federal Department of - 
Town and Country 
Planning 

'" •Ir' 

LOCAL GOVERNMENT STATE 
(Local Government Act 1976) SECRETARIAT 
LOCAL PLANNING 
AUTHORITY ... 
(TCP Act 1976) State Department 

of Town and 
Country 

14- 

Planning 

Figure 3.4: The relation between state planning authority and the federal planning 
department. 

Source: Bruton (2007). 
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The Federal level has the National Physical Plan (NPP) as well a the J ivc Year 

Malaysia Plan. The state level must first have the State Structure Plan (SSI') and the 

local authorities have Local Plans (LP). Since the local authority has the leeway 

either to adopt the whole part of the Act or only a part of the Act (wholly or partly) 

some local authorities may not have development plans in accordance with the Act 

172, but might still use the old Town Plans (Bruton, 2007). 

Having two sets of development plans to refer to, the local authority must be able to 

differentiate their functions. The State Structure Plan is only an indicative plan that 

means the plan does not determine the usage of land specifically to each individual 

plot of land. The local plan, on the other hand, actually shows each plot of land with 

specific land uses, intensity and related policies. This plan is able to deliver guidance 

for local planning authorities in considering planning applications as well as 

providing land owners or developers with clear planning information on their 

properties. 

Before year 2001, Act 172 (1976) the development planning system comprised only 

two sets of development plans: structure plan and local plan. The federal level had 

only prepared the five-year national plans. Act 172 also provided some details on 

how applicants can submit their application, as well as the items that the local 

authority has to consider in assessing the application. Among others are the DPR 

(Development Proposal Report). 

The Act 1976 has been twice amended, once in 1995 (Act A933) and the latest 

amendment, Act A 1129. Both the amendment Acts aim to settle the problem of 
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procedures involved in preparing the Structure Plan and the Local Plan. 'I h approval 

body of the Structure Plan is the Chief Minister of the state concerned. 'I he authority 

to approve the local plan is conferred on the local authority. It was found that the 

body that prepares the plan, also has the power to approve what it has done. 

Therefore, the act had to be amended to give power to the higher level ol authority. 

The second amendment caters for the National Physical Spatial Plan, which also 

faced similar problems in terms of the approval authority. 

3.7.1.1 The Structure Plan 

The scope and content of the Structure Plan spelled out by Act 172 is very clear. It 

must have a written Statement and such diagrams, illustrations and descriptive 

matters as the Local Planning Authority thinks appropriate. The scope of the written 

statement is to formulate the local planning policy and general proposals in respect of 

the development and other use of land; to state the relationship of those proposals to 

general proposals for the development and other use of land in neighbouring areas 

which may be expected to affect the area; and to contain such matters as may be 

prescribed or as the State Committee may direct (TCPA, Sec. 7(1) & 8 (1)). 

To comply with the requirements of the Act, the process of preparing the Structure 

Plan may take a long time. Among the time-consuming matters are: public 

participation; approval from the minister; and a detailed socio-economic survey. The 

survey, however, is not strictly necessary as it is only indicative, and helps in the 

formulation of long-term policies (15 - 20 years). The long time taken to prepare the 

structure plan will result in the plan being outdated by the time it is implemented, as 

has happened in England (Bruton 2007). This view is certainly relevant in the 
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Malaysian context, as can be seen by looking at what has h, pp n d in Kuala 

Lumpur. Though the Kuala Lumpur Structure Plan is a statutory document, the 

development of Kuala Lumpur City Centre (KLCC) is not actually in line with the 

stated control figure for the development of the Kuala Lumpur City Centre. 

Therefore, City Hall Kuala Lumpur, as the local planning authority, has learnt that 

changes in economy and physical environment imply that the Structure Plan is 

subject to review (CHKL, 1990). The period of review is usually left to the local 

authority to decide; generally, it is ten years after the adoption of the plan. During the 

revision of the Structure Plan, the development on the ground still continues, guided 

by the local plan. The issue of outdated structure plans will continue to recur. The 

structure plan studies for the whole Peninsula are as in Table 3.4, which shows that 

97 structure plan studies have been carried out, but only 66 per cent of them have 

been deposited. 

Table 3.4: 
Structure Plan Study in Peninsular Malaysia up to 1999 

Status Num. of S. Plan Percentage 
Gazetted 64 65.98 
Completed 33 34.02 
Under Study 0 0 
Total 97 100 

Source: Pemnsular Town and County Planning Department 1999. 

The gazetted structure plans before year 2001 have covered the areas identified by 

the study teams. A structure plan may cover an area of several towns or several local 

planning authorities. Usually, a structure plan only covers a town area under a local 

authority. Therefore, the size of the area covered by the structure plans varies. With 

the introduction of the Amendment Act A 1129, future structure plans will cover the 
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whole state. Consequently, all structure plans that have been prepared rnd r 'I< P Act 

1972 before its amendments have to be reviewed again. For the time bcin 1, areas that 

already have gazetted structure plans will remain as guides for the local plan study as 

well as for the development control exercises for that particular area bccau c the 

existing structure plans have outlined wider policies for that area. In contrast, the 

local planning authority in areas without any gazetted structure plan will have to wait 

until the state structure plan is gazetted. 

3.7.1.2 Local Plan 

The local plan can be prepared during the preparation of the structure plan or after 

the adoption of the structure plan (Act 172). The local plan has to show in detail 

what the structure plan indicates. For example, if a certain area has been earmarked 

in the structure plan for immediate improvement or development, a local plan must 

be prepared to elaborate on how the area can be developed or improved. The time 

taken for the local plan preparation should be shorter than the structure plan because 

it covers a smaller area than the structure plan. However, due to the amount of detail 

that it has to show regarding land use categories and the intensity of uses for each 

piece ofland, the local plan is hardly produced. 

Table 3.5: 
Local Plan in Peninsular Malaysia until Sept 2003 

Status Num. of Local Plan Percentage 
Gazetted 42 24.45 
Completed 78 47.27 
Under Study 34 20.61 
Under planning 11 6.67 
Total 165 100 

Source: Peninsular Town and Country Planning Department, 2003 
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As Table 3.5 shows, 42 local plans out of 165 have been deposited whil 78 local 

plans are waiting to be deposited through government gazette. 'I his implic that the 

development control exercise in areas without statutory local plan would have been 

based on the old general town plan, non-statutory development plan and structur 

plan. 

Although the local plan will provide guidance on local development and planning 

control, difficulties and barriers to development may be caused by the fact that the 

broad categories of land uses employed in urban planning are slightly different from 

those identified by the National Land Code, 1965 (NLC). Planning land use 

categories show housing, industry, commercial, limited commercial, parks, open 

spaces, roads, utilities, community facilities, drain and river reserves, forest reserves, 

government reserves and burial grounds, whereas the NLC identifies only four 

categories: building, industry, agricultural and nil. As noted by Klosterman (1999), 

the zoning imposed by town planning may hinder the appropriate use of the land to 

recover the cost and value of the land; entrepreneurs may choose other land and 

leave the earmarked land idle. 

In addition, town planning is unable to identify the best land use on a particular land 

plot; it shows a broad category land uses for each land plot as needed for a particular 

time period based on past trends (KLSP, 1984). Land owners have the right to decide 

land uses for their own land, and get endorsement for that use from the registrar of 

titles (NLC, 1965). Town planners, however, can still ensure that they get the type of 

land uses needed through the cooperation of the registrar of titles; for example, when 

a land owner applies for land conversion, the planning office can suggest to the land 
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office to refuse permission. This strategy is allowed by the proc dure · by the 

Land Office; it will be further discussed in the sub-topic on application for land 

conversion. Most cases of applications for conversion occur when the local plan 

indicates a piece of land as residential, while the land title is still agricultural; the 

land owner is required to apply for conversion. 

Not all areas within the local authority boundary have local plans. Some local 

authorities may have their Structure Plan but may not have local plans. Local 

planning authorities may face difficulties in using the Structure Plan as a guide, since 

policies stated in the structure plan may indicate certain amounts of development 

including type, floor spaces and density (quantum) of the development. However it is 

not enough to merely state how much is allowable on each particular lot. In addition 

the structure plan does not indicate where the infrastructure is to be laid out. 

Therefore, the local planning authority still needs a detailed plan showing the 

possible usage of each corner of the land concerned, the possible types and designs 

of development, the buildings that need to be conserved or preserved, the areas 

needed for community facilities and reserves and the proposed infrastructures. 

The preparation of the detailed local plan may take several years before it is finally 

agreed upon by the planners and the decision makers in the State Planning Authority. 

There are three types of local plans: (1) District wide plans; (2) Action Area Plan; 

and (3) Subject plans. Act 172 only mentions the Action Area local plan that must be 

prepared when the structure plan has identified an area as an Action Area. Act 172 

does not, however, mention the other two types of local plans at all. It is believed to 

be understood based on the guidance provided by the British planning system (Lee et 
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al, 1990). The local plan, like the structure plan, has to have a written t· tement and 

diagrams. For the district wide local plan, the area covered should be identified but 

must be smaller than the structure plan area. This means that more than one local 

plan can be prepared to cover the whole area of the structure plan. The District Wide 

local plan may show the broad categories of existing and proposed land uses, 

physical protection areas, traffic circulations and others as mentioned in Section 12 

(3)(a-b). The Action Area local plan may be in more detail, showing how each piece 

of land is to be developed or improved. For example, there will be policies in place 

to protect, improve and restore buildings of particular architectural interest. 

The subject plan refers to any local issues such as squatter housing. Any proposal put 

forward by the subject plan shall be taken into consideration in the preparation of 

both the District Wide Plan and the Action Area plan. Based on the above brief 

description of the types of local plan, much work must be done to fulfil the 

requirements apart from the statutory requirement. Moreover, monetary factors will 

influence the preparation as well as the implementation of the plan. Recently, a rural 

development plan has been introduced as a local plan, including District Centre 

Development Plan and Indigenous Resettlement Plan. These plans are seen as similar 

to the district wide plan but emphasizing the rural areas, that is, areas outside urban 

areas and comprising predominantly agricultural areas. 

The local plan is also subject to revision especially once the structure plan has been 

reviewed. The rationale for revision is simply that as time passes, so do physical 

development needs as well as the political masters who ultimately make decisions. 

Because preparation of the local plan is so time consuming, most local authorities 
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prefer to keep local plans as un-statutory document, meaning that th I } al authority 

may use it as development control guidance only in dealing with planning 

applications. In this way the local authority can solve the problem of the rigidity of 

the plan in relation to the ever changing urban environment. The flexibility of the 

local authority may have been guided by the policies in the structure plan. 

The Federal Territory Kuala Lumpur, as it applies Act 267 1982 for planning, has 

three sets of land use zoning and density plans and Central Area Plan 

(Comprehensive Development Plan1041, 1040 and 1039 respectively). These plans 

are prepared under the Act 107 (1972) and yet are still in force until such time they 

are replaced by the new gazetted local plan. The Kuala Lumpur Structure Plan 

(KLSP) was gazetted in 1984 but merely functioned as the strategic planning and 

could not replace the position of those Comprehensive Development Plans. Even 

though City Hall Kuala Lumpur (CHKL) has prepared several draft local plans until 

year 2000, the process for adopting the plans has not been materialised due to time 

consuming and political influences (CHKL 2000). Due to rapid changes in economic 

and physical development factors, CHKL has reviewed the KLSP in year 2000 and 

the draft local plans are treated as non-statutory documents or development 

guidelines. The new KLSP was gazetted in 2004. By year 2007, CHKL has prepared 

a new local plan for the whole city boundary and been in the process of adoption. 

The Comprehensive Development Plans are being referred to in evaluating planning 

proposals within the area concerned. The 1041 plan shows clearly the boundary of 

land uses types and the 1040 plan shows density zones ranging from 10 persons per 

acre to 400 persons per acre. The l 039 plan shows more details about the uses of 
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each plot of land together with their building lines and intensitic uiklin 1 height, 

plot ratio and density). One of the advantages of the zoning system i that it could 

give land owners or developers some degree of certainty about whether or not they 

will be able to carry out development. Conversely, among the disadvantages ot the 

zoning system are the rigidity in terms of allowable land uses types and intensity and 

also the rigidity of planning decisions. Moreover, the out-dated zoning plans do not 

cater for the current changes in technology and demand (Bruton, 2007). According to 

economic theory, the zoning system limits the maximization of the capital on certain 

sites and affects the revenues to land owners (Harvey, 2000). For instance, the site 

could be developed for higher density; if the site is designated as lower density by 

the local planning authority, this limits the amount of potential capital investment in 

the site in question. Conflict of interests also may occur when the land use zoning 

shows a particular site for housing; a proposed commercial development can not be 

carried out until the application for converting the residential land into commercial is 

approved by the local planning authority. Any change to the land use zone is 

considered an amendment of the town plan and is thus required to undergo a similar 

process to the preparation of a town plan. Inevitably, the process of amending the 

town plan will take several years and cause delays in planning decisions (Sen, 1991 ). 

3.7. 4 Development Control 

Any 'development' to be carried out in urban areas or within the local authority 

boundary has to obtain planning permission. The definition of 'development' has 

been spelled out in TCP Act 1 72 as "the carrying out of any building, engineering, 

mining, industrial, or other similar operation in, on, over, or under land, the making 

of any material change in the use of any land or building or any part thereof, or the 
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subdivision and amalgamation of land; and "develop" shall • onstrued 

accordingly' (Sec.2, TCP Act 172, 1976). Thus, all physical change made on the 

land need planning permission. The provision for development control is found in the 

National Land Code, 1965 (NLC1965) and Town and Country Planning Act 1 76 

(TCP Act 1976). However, the TCP Act 172 (1976) provides a clause for exception 

for certain activities stated in Section 19 (2) such as maintenance or improvement 

works within a building without causing external effects, erecting temporary 

structures for religious ceremonies, the resettlement of workers, and excavation 

works. A housing project, however, (which usually constitutes subdivision and 

amalgamation of land) clearly requires planning permission. 

Table 3.6: 
Adoption of Parts of Act 172 by States and Dates 

States Parts of the Act Date Gazette 
Perlis I - III 22.12.1983 

IV -IX 3.12.1992 
Kedah I- III 20.11.1986 

IV -IX 31.5.1990 
Penang I-IX 8.11.1984 
Perak I- III 31.8.1989 

IV -IX 27.6.1991 
Selangor I- II 23.11.1918 

III 4.12.1986 
IV-IX 25.4.1996 

Negeri Sembilan I-Ill - 
IV -IX 26.9.1996 

Mel aka I- III 19.12.1985 
IV -IX 8.12.1994 

Johor I- III 27.12.1984 
IV - IX 27.2.1986 

Pahang I- IX 3.8.1995 
Trengganu I - III 18.12.1986 

IV - IX 1.1.1987 
Kelantan I- III 29.4.1987 

IV -IX 28.11.1988 
Source: FDTCP, Sept.2003. 
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The Act 172 (1976) spells out the procedures for development c n r JI i11 Part lV. 

Since the state has the choice whether to adopt the Act wholly or partly, some of the 

states adopted Part IV only in the 1990's; prior to that, they had been using 

individualistic procedures for more than 20 years. This has resulted in different 

procedures for planning applications and consideration among state planning 

authorities (Sen, 1991). 

As Table 3.6 shows, local planning authorities took a long time to adopt Part IV for 

development control; furthermore, different states adopted Part IV at different times. 

The recent date of adoption implies that there was a long period of time when the 

local planning authorities used the old planning legislations and regulations in 

dealing with planning applications. Moreover, it also means that changes in land uses 

were handled without proper guidance. Consequently, some land owners gained 

windfalls, while developers and investors faced uncertainty. Act 172 (1976) also has 

adequate provision for planning practices. They can be discussed under the following 

sub-headings. 

3.7.4.1 Planning application 

Application for planning permission has to be made to. the local planning authorities. 

There are 101 local planning authorities, comprising 1 City Hall, 4 City Councils, 28 

Town Councils and 68 District Councils (FDTCP, 2003). The Act states that the land 

owner shall submit the application for planning permission. If the application is not 

submitted by the land owner, consent in writing shall be obtained by the applicant. 

For an application to build buildings, the applicant can be asked to provide 

information on level of land, building line, building design, building set back, access 
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to the land and other matters as the local planning authority thin · appropr iatc. For 

applications in areas without local plan, the local planning authority will ask the 

adjoining land owners to state their objections, if any, within 21 days upon receipt of 

the notice. If there are objections, the local planning authority will conduct hearing 

sessions before making a decision. The process of planning approval is shown in 

Figure 3.5, 3.6 and 3.7. It is noticed that several steps in housing development are 

involved in planning permissions or approvals but in different planning terms. There 

are applications for: land use conversion; lay out approval with proposed densities 

and component of various types of land uses in the project; development order; and 

amendments to the approved plan. 

3.7.4.2 Application for conversion 

The power to approve land conversion lies with the State Authority while the power 

to approve subdivision plans lies with State Director of Land and Mines, whereas 

planning permission is given by the Local Planning Authorities (usually the local 

authority). 

The application for conversion only applies if the proposed development is in a 

different land use category from the stated land use category in the title. The land 

title only states agriculture, building, commercial, and industry. The application for 

conversion can be made at the respective Land Office. For agricultural land to be 

converted to residential land, one has to apply for conversion from agriculture to 

building. The Land Office, upon receiving the applications, will refer them to various 

technical departments including the planning department of the local authorities 

concerned (HDA, 1995). Although there is a procedure, however, the application to 
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convert the land use category or to amalgamate land can be made irn iltan ously to 

the Land Office (INSTUN, 2001). 

In dealing with applications for conversion, the planning department of the local 

authorities has to take into account existing development plans: either the Structure 

Plan or Local Plan of the area. In this situation, the process of getting views from the 

planning department as well as other technical departments is also time consuming, 

and time is crucial to developers. Because of this, the sheer length of the planning 

process, from the moment the application is received to the point when a decision is 

made, may result in some applicants losing interest (Lawrence, 1997). 

The number of processing officers may also be a major cause m the delay of 

planning approvals in local authorities (Mohd. Razali, 2002; Goh, 1997). Besides the 

number of staff, another issue is the number of qualified staff. The lack of qualified 

staff to process planning applications may have several implications on housing 

development, besides the delays this lack causes. Common complaints made in 

housing studies are: the unhealthy housing environment; poor location of housing 

areas; and improper setting of infrastructures and facilities such as uncovered storm 

drains and disconnected residential roads. All these matters should be evaluated by 

qualified town planners when the proposal is submitted by the developers. 

Developers usually appoint Architects to be their designers on large housing projects, 

without consulting town planners. Though the architect can draw beautiful layouts, 

these other vital details are overlooked because architects do not take into account 

the overall planning area. Because of this, the problem comes back to the applicant, 
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while the submission plan always faces amendments to the plan b f Jr it can go 

forward in the process. 

Amendments to the approved plan also commonly occur during the proces sing 

planning application. Developers frequently change their minds when the market 

changes (Goh, 1997). For example, 1990 saw a big demand for condominiums; the 

subsequent glut of condos made the unit prices drop sharply, and the possibility of 

sales of new units was slim. Developers therefore realised that new types of housing 

would be more profitable. They therefore changed their approved plans, and 

resubmitted their applications for amendment. The process for these kinds of 

applications can be as time-consuming as the first application. 

In the processing application, several steps have been identified. Starting with the 

receipt of the application, the second step will be the file charting, then the 

evaluation by the technical assistants and cross checking by the town planning 

officers. The application is then forwarded to the department meeting and then to the 

technical meeting; at this stage, various comments are made, and a decision is made 

about the application. As mentioned earlier, the types of development also determine 

the steps in processing step. If the development involves change of land use, increase 

in density, amalgamation of land and subdivision of land, the procedures set up by 

the national Land Code 1965 are applicable and must be followed. In this case, it 

may be possible to obtain approval for the application from the land office, before 

the application for the development order is made. The land office, of course, will 

refer to the planning department for comment on the change of land use, 

amalgamation and subdivision (this will be discuss in the application made at Land 
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Office). The application for increase in density and the increa e of l'I l JI at io for 

commercial uses have to be made at the planning office. These applications 

sometimes require 'approval in principle' first before the application for the 

Development Order can be made. The evaluation of this kind of application may 

need to refer to the local plan for guidance; where there is no local plan, the structure 

plan policies may be useful. Due to lack of skilled officers to interpret the relevant 

policies, the developer has an opportunity to influent the technical report an planning 

evaluation (Mohd. Razali, 2002). The method of determining the number of units for 

the parcel area depends on the efforts of the developers to include many kinds of 

dwelling sizes in order to get to the targeted number of units. However, the number 

of persons per unit is also sometimes a matter for discussion or argument. In certain 

towns, the number of persons per unit may be three and in other towns may be five. 

The statistical department data on population and residential units may help the 

evaluation process. However the adoption of the number of persons per unit dwelling 

must be made known to the public through government gazette. Without this gazette 

the decision on the density to be applied to the respective developers may not be 

valid (CHKL, 1981). 

3.7.4.3 Lay out plan approval 

The application for housing layout approval may be more complex than just a single 

housing unit application. In the layout plan approval, a plan area of more than 5 acres 

(2 hectares) must first be prepared by a qualified person (town planner or someone 

with another acceptable qualification). This requirement is, however, causing 

dissatisfaction among architects because formerly, they were allowed to draw up the 
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plans without town planners. According to Mahcsan ( 1990), the pro · I re , which 

are generally adopted by many states, are as follows: 

a) Application for lay out approval can be made to the City and Municipal 

Council in some states, and to the land offices in others. 

b) Application can be submitted by the land owner or his agent 

c) The lay out plan should show the following in detail 

i) Number and types of building proposed 

ii) Usage of different types of building 

iii) Open spaces where required 

iv) Schools and community reserves where required 

v) TNB sub-station reserves 

vi) Water supply reserves 

vii) Sewerage disposal reserves 

viii) Existing contour lines and proposed formation levels 

ix) Existing water courses and drainage proposals 

x) Others as required by the authority 

d) In the cases referred to the land offices, the registrar will refer the application 

to various technical departments besides the planning office for comments. 

e) The town planning department will incorporate all comments to the lay out 

plan and forward the lay out plan to the Full Council Meeting for approval. 

f) The Land Office will request the land owner's consent which is indicated by 

signature on the plan and then the layout plan will be returned to Planning 

Office to be signed by the President of the City or the Municipal Council. 

g) Upon the return of the plan to the land office, the Registrar will prepare a 

Memorandum to the Director of Land and Mines. 
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h) The Director of Land and Mines will forward the plan 

Memorandum to the State Executive Council for a decision. 

i) If approved, the Director of Land and Mines will inform the 'ol lcctor of land 

the 

and inform the land owner. 

j) The land owner will resubmit the approved layout plan in an application for 

individual lot number. 

The lay out plan also contains areas to be surrendered for public purposes such as 

roads, utilities, schools, religious uses and open spaces. The application to surrender 

these categories of land must be made to land offices. For the lay out plan that shows 

the subdivision of land, the applicant (developer) must employ a qualified land 

surveyor to prepare a proper survey plan. This plan is then to be resubmitted to the 

planning office to get its endorsement before the application can be made to the land 

office for individual title. This plan is called Reviewed Sheet Plan (RS Plan). With 

this RS plan, a developer may be able to stagger its development in phases, and apply 

for the 'development orders' for the selected phases. When the application is made to 

the land office, the RS plan is used for allocating the individual temporary titles. 

With the individual lot title, developers can start selling their components of the 

project. 

3.7.4.4 Planning Permission/Development Order 

The application for the development order (final stage) made to the local planning 

authority has to be in more detail. Sometimes a developer is asked to provide a 

perspective drawing or 'model'. The cost to prepare the 'model' is borne by the 

developer. The 'model' is sometimes returned to the developer but occasionally is 
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ept by the local authority to be used for purposes such a exhibiti 

eveloper uses the model for marketing their projects: the model allow the 

respective buyer to have a look at location, sites and available units in the project. 

he detailed submission includes various types of building plans and sketches. On 

he site plans that show land allocated for greens and building sites, the greens and 

uilding sites have to be clearly demarcated. Information on the intensity of uses, 

ncluding total floor area, total number of units, types of units, residential density, 

d facilities such as car parking lots and utilities, has also to be reported. All 

alculations must be in accordance with the adopted planning guidelines and 

tandards. All technical drawings such as circulation plan, landscaping plan, fire 

afety plan and sewerage plan should also be attached with the application. These 

equirements are meant to aid the planning department in the process of gathering 

omments from related technical agencies responsible for water supply, electricity 

upply, sewerage, roads and traffic and fire brigade. 

he planning standard used by most local authorities is provided by the FDTCP. 

owever, there will be some modification made to the planning standard to suit local 

haracteristics. The differences in the planning standards used may cause difficulties 

or developers because they can not foresee the profit margin in their feasibility study 

f the planning standard is uncertain. For example, land requirement for community 

acilities might be so great that it leaves only a small plot for residential 

evelopment. Developers may test their luck by submitting proposals which provide 

or potential shortage in the provision of various components, in case of differences 

n planning standards, but they may then have to face long delays in implementing 
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the project because of further scrutiny by the decision makers and th t chnlcal 

departments. Sometimes, the planning office asks for amendments to be made before 

the application reaches the decision makers (the state planning committee). The 

planning officers are responsible to prepare reports and recommendations for 

consideration and approval. Therefore, they have to be careful in recommending 

applications for approval. 

Because town planning officers are so important to this process, the actual number of 

planning officers available can be one of the causes of delays in approval: if there are 

insufficient planning officers in the local authorities, more time will be taken for the 

approval process, e.g., two years (Mohd. Razali, 2002; Lawrence, 1997). This factor 

was evident during the economic boom, when numbers of applications rose, and it 

took longer than usual for applications to be approved. The inadequate number of 

planning officers in local planning authorities was a main factor (Mohd. Razali, 

2002). The other factors that might cause delays in the approval process are the 

schedule of planning committee meetings in a week and the number of items 

discussed per meeting (Goh, 1997). 

In addition the local authority may refer the application to the state planning office 

for consideration, resulting in the process taking a longer time than necessary. This 

happens to local authorities lacking qualified planning officers, who depend on a 

semi-professional planning officer (Assistant Planning Officer). The Assistant 

Planning Officer's lack of qualifications can result in there being insufficient analysis 

of applications recommended for approval, as well as misinterpretation of the 

intention of the development plan. Though a qualified planner might also 
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misinterpret the development plan, the probability of error is smaller compared to 

inexperienced and unqualified officers. The problems might also occur in local 

authorities without qualified planning officers, when the present requirement is to 

include the Development Proposal Report (DPR) and Environmental Impact 

Assessment (EIA) with the application. The decision maker with authority to 

approve or disapprove must have regard to the development plan and to other matters 
'; 

based on the provision of Section 22(2) of Act 172. The Section states that the Local 

Planning Authority has to consider: 

such matters as are in its opinion expedient or necessary for proper 
planning particularly provision of the development plan (if any), provision 
of the under study development plan, provisions of Sewerage Services Act 
1993, Proposed Development Report and Objections (if any) made under 
Section 21 (TCP Act 172, 1976). 

'Objection' here refers to objections which might be made by adjoining land owners 

in areas without any development plan (Section 21 ). Although the Act does not spell 

it out clearly, the definition of 'adjoining land owners' is understood as the land 

owners who share common boundaries of the land in question (FDTCP 2003). The 

'provision of the development plan' that has to be considered by planning authorities 

can be either the local plan or structure plan. However, the Amendment Act A933 

(1995) clarifies this situation by stating that local authorities still have to notify 

adjoining land owners for objections unless there is a local plan for the area 

concerned. This requirement would lead to a longer time taken for the approval. 
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Planning Technical 
Meeting to Consider 
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l 
LP A Planning Full Council meeting to 
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Consider Application 
~ 

Decision Issued 

Figure 3.5 : Planning Application process State of Johor · 
Source: Department of Town and Country Planning, State of Johor, 2000. 
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Consulting Technical . One Stop Approval Centre 
Departments and Agencies: if Any - 
Land Office, Public Works, 
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LP A Examines the Comments . proposal 
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.. 

departments / Applicant/s to apply to 

l 
Land Office for Change of 
Use/Conditions of Land 
Title 
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. 

compliance of the 
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Owners for Objections 

1 Decision Issued to Applicant, 

Enquiries if there are Technical Departments and 

Objections Received Objectors. 
... 

l 
LP A Advisory Planning Full Committee Meeting 
Committee Meeting . 

Figure 3.6: Planning Application process State Planning Kedah (1998) 
Source: Director of State Town and Country Planning, Kedah, 2000 
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~~' "' r: 

Figure 3.7: Planning Application process - City Hall Kuala Lumpur 
Source: Planning and Development Control Department, CHKL, 2005. 
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3.8 Other legislations related to Town Planning Control 

Land development involves other related legislations in its development process 

besides Town and Country Planning Act 1976 (Act 172) and Federal Territory 

(Planning) Act 192 (Act 267). Some of these related laws affect the way in which lhc 

local planning authority performs its functions. Among the subjects and related laws 

are: 

a) Land Holdings - Customary Tenure Enactment F.M.S. Cap 215, Land 

(Group Settlement Areas) Act 13/1960, National Land Code 1965 (Act 56), 

and Sultanate Lands F.M.S. Cap 221. 

b) Survey/ mining - Land Mining Plans and Documents (Photographic Copies) 

Ordinance 198/1950, Continental Shelf Act 83, and Mining Enactment 

F.M.S. Cap 147. 

c) Land Acquisition - Land Acquisition Act 34/1960 and amendments. 

d) Conservation and Environment - Forest Enactment F.M.S. Cap 153, Land 

Conservation Act 3/1960, Water Enactment F.M.S. Cap 146, Environmental 

Quality Act 1974 Act 127, National Forestry Act 1984, Fisheries Act 1985, 

and Protection of Wildlife Act 172. 

e) Taxes - Drainage Works Ordinance 1/1941, Estate Duty Enactment F.M.S. 

Cap 711941, Income Tax Act 53, Irrigation Areas Ordinance 33/1953, and 

Water Supply Enactment F.M.S. Cap 203. 

f) Public Authorities and Agencies - Federal Capital Act 190, Land 

Development Ordinance 20/1956, Local Council Ordinance 3.6/1952, Local 

Government (temporary) Act 124, Local Government Act 1976 (Act 171), 

Municipal Ordinance S.S. Cap 133, National Land Rehabilitation and 

Consolidation Authority (incorporation) Act 22/1966, Petaling Jaya Authority 
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Ordinance 36/1954, Town Board Enactment F.M.S. Cap 137, and I· deral 

Land Commissioner Ordinance 4411957. 

g) Burial- Burials Enactment F.M.S. Cap 189. 

h) Reservation of Land - Aboriginal People Act (Act 134), and Malay 

Reservation Enactment F.M.S. Cap 142. 

i) Land Development - Land Development Ordinance 20/1956. 

j) Financial Management - Government Contract Act 134 

k) Islamic Laws -Administration of Muslim Laws (varies among states) 

1) General - The Federal Constitution, Housing Developers· (Control and 

Licensing) Act 118 and amendments, Federal Roads F.M. Ordinance 

42/1959, Street Drainage and Building Act 1974 (Act 133). 

Although the above list comprises all related laws and regulations, besides the NLC 

1965, the Environmental Quality Act 1974 has been given more emphasis by local 

planning authorities. The Act provides 19 categories of development proposals that 

have to prepare EIA reports. The list of the said categories includes housing, 

infrastructure and industrial development. Another popular act · is the Land 

Acquisition Act 1960 that is applicable when the local planning authority felt that the 

private land has to be taken for development to serve the 'public interests'. The 

applications of the others are where and when they are relevant. 

3.8.1 Building and Infrastructure Plan Approval 

Planning permission must first be obtained before application for building and 

infrastructure can be made to the local authority. All plans should show in detail the 

building's external and internal designs and infrastructure layouts, fo.r example the 
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layout for sewerage system. All plans submitted to the local authority m 1 t c inform 

to the Street, Drainage and Building Act 1974 and the Uniform Building By-I. ws, 

1984. Inevitably, these plans have to be prepared by qualified professionals such as 

architects and structural engineers. Upon receiving the application, the local 

authority then distributes the plans to related technical agencies that include water 

and electricity bodies. The local authority may also impose necessary requirements 

based on guidelines such as for energy efficient buildings, storm water storage, 

harvesting rainwater and handicapped access. The building and infrastructure 

approval process will take several months since the plans must be scrutinized by 

various technical bodies. The late delivery of building plan approvals could affect the 

overall schedule of the land development (Lawrence, 1997). Procedures to expedite 

the approval process are being formulated by the Ministry of Housing and Local 

Government. For the time being, earthworks are allowed to be carried out while 

waiting for the building approval. 

3.9 The establishment of One Stop Centre (OSC) 

In 2007, beyond this study period, the government (Ministry of Housing and Local 

Government) has introduced One Stop Centre (OSC) that is to deal with application 

for planning permissions, building plan approvals and certificate of fitness for 

occupation. The main objective is to reduce time consuming in approval process. 

Thus, the OSC will act as a coordinator in planning and building approval process. 

Consequently, all applications must be channelled to the OSC which then will be 

distributed to respective departments. Each technical department, including planning 

department, is given 14 days to give comments if application is made in areas that 

have local plans, and given 40 days for areas that have no local plan 
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(www.townplan.gov.my accessed July 2007). Upon received the comment fr im the 

respective department, OSC officers will reply to the applicant. If the department 

concerned did not respond after lapsed of the time frame, the OSC will keep 

monitoring the application. With optimistic views that this mechanism will reduce 

time consuming, local planning authorities all over the states are asked to cstabli ·h 

the OSC to deal with planning and building plan approvals. However, the 

effectiveness of the OSC to reduce the delays in the planning process is still too early 

to comment here. 

3.10 Conclusion 

Malaysia is a parliamentary democracy. The political parties have been given 

administrative powers through their elected members by the public. The National 

Front Party has been governing Malaysia since 1957, but officers are appointed 

through either the Public Service Department or Agencies. The government 

structures and institutions were established with certain responsibilities and specified 

functions. In respect to land development, the government structures can be seen 

clearly at the federal level, state level and local authority levels. At the federal level, 

the Ministry of Housing and Local Government (MHLG) is the most important 

agency, playing a major role in determining policies and regulations. At the state 

level, the state government controlled by the Chief Minister with its Executive 

Council Members plays roles in the decision making as well as in giving out 

directives to the lower level agencies such as local authorities and state economic 

development corporations. For the local level, a local authority is the last agency in 

the government structure to carry out the state directives as well as to enforce the 

provisions of the laws. The institutional set up significantly regulates land 
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development, through legislative frameworks (land laws, planning law , cnvironm nt 

laws and other related laws) and :financial institutions, either public institutions like 

the Central Bank (Bank Negara Malaysia), or private :financial institutions like 

Commercial Banks and Finance Companies and Cooperative Banks. The developers 

as a whole can be considered as an institution and similarly the consumers as a whole 

can also be considered as an institution. 

The prominent government players in land development are the planning authorities 

at three levels (Federal, State and Local). The outputs of the roles played by these 

three players have been tailored to the changes of the Town Planning Laws. Thus, 

the TCP, which was introduced in Malaya in the early 19th Century by the British, 

has had much influence in shaping most of the land use in urban areas in Malaysia 

right up to the present day. The General Town Plan adopted in the 1923 Planning Act 

is still in force through the FMS Cap 137 and FMS Cap 133, by which Town Plans 

that show land use zones are still the main guide in land development, particularly in 

considering planning applications and land conversions. The new Planning Act 1976 

does provide for the preparation of the development plan to repeal the. previous plan 

but until the present time, only 64 out of 97 structure plans have been adopted and 

only 42 out of 165 local plans are in the process of adoption. The Act 172 has been 

amended twice to strengthen the planning legislation in terms of its operating system 

and matters for considerations. Besides environmental considerations and the 

introduction of the National Physical Plan (NPP), the amendments introduce 

additional procedures for planning applications. Most importantly, the new act does 

not repeal the provision that the local planning authorities must take into account the 
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development plans as well as the Town Plans, if the plan does not contradict the 

proposal and policies in the new development plans. 

Based on the TCP 1976, a local planning authority, in considering the application for 

change of use, may exercise its planning duty according to the guidance provided by 

the old general town plan because some towns do not have new development plans 

or have not adopted new development plans. Moreover, some local authorities do not 
-, 

have local plans to cover all of their areas. This means that there are areas without 

any local plan. However, the new amended TCP Act 172 in 2001 considers such 

areas as being covered by the State Structure Plan, if any. Thus, the structure plan 

provides flexibility in planning decisions, because the structure plan only provides 

strategic and broad policies. For areas without development plans,' all proposed 

development and layout plans in the area concerned must undergo a process of public 

objections due to changes of the detailed land utilization in the area. The implication 

of this situation is that the total amount of land needed for housing would have been 

overlooked while application for converting agriculture and residential land to other 

uses are recommended for approval. Consequently, there is a possibility that the 

amount of potential land to be zoned for housing may unintentionally be reduced. 

The Planning set-up in Malaysia has been seen to affect housing provision through 

the land development planning and control. The housing policies set up by the 

government in various Five-Year Plans are able incorporated into the long term 

planning, that is, the structure plan, which usually plans for 15 - 20 years ahead. 

Before Independence, housing policies were implicitly implemented by the 

government through the General Town Plan under the category 'land for building' 
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but this provided only for government quarters, with the rest going to viii ' <ind 

settlements. Through the new Town Planning Act, the housing policies can he more 

easily interpreted and adapted for the local circumstances (what is called the local 

plan). The local plan is what the local authority must take into consideration in 

dealing with planning applications. 

Local authorities may face problems when matters within the Structure Plan are 

misinterpreted by local plan study groups, or when certain concerns may have not 

been able to be addressed. The structure plan preparation may take a long time to be 

adopted and therefore changes in the market and economy (such as economic booms 

and recessions) may affect the implementation of the housing policies outlined by the 

structure plans. Lack of adequate information and of skilled professionals in the 

process of formulating policies may raise questions as to the credibility of the 

structure plan policies; at a practical level, the people concerned might not trust these 

policies. A change of political masters might change certain policies; for example, 

areas originally targeted for housing might be changed to industrial use. Clearly, the 

effects of planning control over land development can take various guises. Land and 

house prices are affected by matters such as: less housing land being allocated by 

planning tools; high cost of developing land zoned for housing; the protection of 

agriculture and reserve land. This will be discussed further in Chapter 4. 

Besides the development plan, the planning approval process also results in delays in 

timing of housing development, though depending upon the scale of the project. The 

statutory requirement provides that the authority in planning matters is the local 

planning authority, but most land matters will actually be referred to the state 
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authority. Inevitably, this will cause further delays and may result in problem •, 1ch 

as: an increase in production cost; the product is unable to find its market; prolonging 

of housing problems; disruptions in the increase in the supply of housing land. 

Though the government has introduced the One Stop Centre, the effectiveness ot the 

system to reduce time consuming is doubtful if the nature of the local planning 

authority implementing the planning system does not improved. The supply of 

housing land is affected because the land owners may not release their land for 

residential development until such time as the property market becomes attractive to 

the land owner and housing developers (Harvey, 2002). The effort of planning 

authorities to expedite the approval process by using a non statutory local plan, local 

plans in drafted forms, as a guide engenders uncertainties to developers. The non 

statutory plan is not legally binding and is subject to change without public 

notification. There is a possibility that the local authority may incorporate the just- 

approved development into the non-statutory plan. 

The shortage of processing officers in the local planning authority will result in less 

attention being given to the planning application, and the authorities. at the higher 

levels will have to deal with the consequences of this lack of professional attention 

(Mohd. Razali 2002). As a result of the lack of experience and professionalism, a 

small housing project might offer a large amount of commercial spaces, fewer 

residential units and even less community facilities. This would be favourable to the 

developer, who would be able to sell shop-houses at higher prices compared to 

residential units. Though the land is zoned for housing, due to the inattention or 

inexperience of the processing officers, eventually the area will become a 

commercial area with only a small plot land designated for residential use. 
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CHAPTER4 

HOUSING POLICIES, DEVELOPMENT AND PROBLEMS 

4.1 Introduction 

The land development process, as discussed in Chapter 2, stipulates that the roles of 

town planning control start from the submission of applications for planning permissions 

up to the granting of planning approvals. The developer's roles start from the search for 

suitable sites to the completion of the intended development. Besides town planning 

control and housing developers, as discussed in Chapter 3, technical departments and 

governing bodies also play their parts during the planning approval process. For housing 

development, particularly, the extent to which these development players play their roles 

is governed by the national housing policies either directly or indirectly (Marbeck, 1997; 

Lawrence, 1997; Mohd Razali, 2002; Bruton, 2007). 
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The government through its ministry and agencies, particularly the Ministry of I lousing 

and Local Government (MHLG), the National Housing Department, and the Federal 

Town and Country Planning (FTCP) also monitors the performance of housing 

industries relating to the housing policies. Based on Seventh and Eighth Malaysia plans, 

private developers are expected to play a greater role to meet the needs and demand for 
.... 

housing in the country. The outcomes of both Five-year Malaysia Plan are reported in 

the Bank Negara Annual Report 2002-2006 which states that housing development has 

achieved more than the target of 800,000 units within the 8thMP (2000-2005), of which 

28,827 units in the medium and high house price categories were still unsold. However, 

the report also claims that there was strong demand for housing in the Eighth Malaysia 

Plan period. This seems to signify that there was a mismatch between the supply of and 

the demand for housing, and that the oversupply of high price houses was due to the 

increase in production costs. The increase in production costs was believed to be the 

outcome of town planning control including requirements imposed by various technical 

agencies (Goh, 1997). 

This chapter, therefore, discusses national housing policies that influence housing land 

allocation and performance of housing development. The discussions. continue with 

national housing development issues particularly related to the implementation of town 

planning system in years before year 200 I, that is before the Act 172 (1976) was 

amended, where the effects was up-to year 2005. When National Physical Plan was 

adopted in 2005, all state planning offices started preparing State Structure plans. Most 

importantly, components of town planning factors that affect housing development as 
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important variables for further analyses to answer the research question are 

summarized. 

4.2 National Housing Policies 

The evolving formal housing policies in Malaysia can be reiterated by examining all the 

Five Year Malaysia Plans. The early significant housing policies are related to the 

government's intention to deal with the proliferation of squatter housing in major urban 

areas after independence in 1957. At that time, the federal government asked local 

authorities to be involved in constructing public housing as one of the measures to 

resettle squatter households, the majority of whom were from the low income group and 

were therefore unable to afford to buy houses in the market. At the beginning, however, 

state governments and local authorities only implemented these policies by providing 

public housing units which were rented out below market rates. Over time, the 

government shifted its strategies by developing measures to increase participation from 

the private sector. To achieve this objective, the government further arranged financial 

assistance to the private sector and to house buyers. However, housing for other income 

groups also continued to be a problem, with the middle income group also facing 

problems in buying houses in the open market. 

Up to the period covered by the Eight Malaysia Plan, housing problems still persisted 

though the government has introduced several strategies and measures to remedy the 

housing problem. The main objective of the housing policy in Malaysia, that is to 

provide adequate housing to all Malaysians, is still in place. Therefore, this chapter will 

172 



r 'h,,ptt•r 1 
I lousing Policies. Devclopm ·111 and I'roblems 

look at the housing policy, housing finance and housing problems before it clo cs with 

the summary and key issues. 

4.2.1 Housing policies in the Five Year Malaysia Plans 

Prior to independence, the government's (Malaya's) main concern was forpublic health 

and safety. To this end, a series of municipal and local council housing ordinances had 

been introduced. There was no overall official policy for housing and the private 

housing construction in town areas but the subject was entirely controlled by town 

planning ordinances. 

The Housing Trust was created in 1952 to carry out public housing for the low income 

group. The Housing Trust's role was to assist state governments to develop low cost 

housing by providing technical and supervisory services. However, its role in housing 

was limited because the implementation of housing programs was dependent on the 

request of state governments. When the Housing Trust was abolished in 1975, its role 

was taken over by the National Housing Department, which was established in 1976. 

The National Housing Department aimed to assist state governments in implementing 

public housing programs. These programs had been implemented through federal and 

state government co-operation where the federal government allocated state 

governments with loans at subsidized rates of interest on condition that infrastructures 

were developed on the project sites. This intervention of the public sector in the 

provision of housing, with modifications in financial and administrative arrangements, 

has remained and become more visible in all Malaysian development plans. 
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The 151Malaya Development Plan ( 1956-1960), which was also called < leneral 

Development Plan, was not meant to solve particular problems; it merely allocated 

RMI 7 million for government department projects such as opening up of land to 

construct government offices. Only in the 211dMalaya Plan (1961 - 1965) did the 

government pay special attention to solving economic problems such as unemployment 

and poverty. One of the main objectives of the plan was "to assist in largemeasure in the 

provision of housing and to provide more adequately for rural and urban utilities" 

(Malaya, 1961; p.16.). When the country's name changed, the name of the national 

development plan was also altered. The 1 "Malaysia Plan (1966 to 1970) emphasized the 

objectives of the 211dMalaya Plan and consequently the Ministry of Housing and Local 

Government was created. This Plan also adopted the principle of minimum standards for 

low cost quarters. 

In the 211dMalaysia Plan (1971 to 1975) the government considered the issue of squatter 

settlements for the first time. The policy was clearly stated as the following: 

Public housing constitutes a major element of the national housing program. 
Basically this program caters to the needs of the low income groups of all 
communities, irrespective of race. It is designed to eliminate slum dwellings 
and squatter living, as well as resolve other socio-economic problems 
associated with rapid growth urban centers in the country. The government 
will place emphasis on housing for low income groups as such ventures do 
not appeal to private developers whose activities cater mainly for the middle 
and higher income groups (Malaysia, 1971; p.257). 

The government used public housing as an instrument to eradicate slum dwelling and 

squatter housing. In addition, the Second Malaysia plan introduced the New Economic 

Policy (NEP), introduced in the aftermath of May l 31h 1969, to remain in force until the 
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year 1990. The government stance and NEP were reinforced by the 3rdMalaysiu Plan 

(1976- 1980). The main thrust of the plan was to eradicate poverty and restructure 

society while the NEP aimed to increase the Malay and indigenous group iBumiputrai 

participation in various enterprises. On this basis, the government felt that the provision 

of housing was an important component to increase Malay participation in urban .. 
economic activities. So, the government imposed stricter licensing laws for private 

developers, under which they were required to provide a quota of 30 per cent of all sales 

to Bumiputra purchasers. 

The 3rdMalaysia Plan (1976-1980) also emphasized the need to supply dwellings at 

reasonable standards and affordable prices to the low income group. This policy was 

followed by initiatives such as sites and services schemes, squatter 'settlement up- 

grading projects and joint ventures with private enterprises. Measures were established 

to reduce costs involved in housing construction. These measures include: attempts to 

reduce the cost of land; flexibility in application of infrastructure and building standards; 

rationalization of the supply and demand relationship for major building materials; the 

use of public agencies involved in housing and construction to influence the price of 

houses; and the streamlining of bureaucratic and administrative procedures involved in 

residential development. 

Revolving funds of $5 Millions for each state government was created to speed up the 

construction of low cost housing. State governments used these funds to pay in advance 

the land acquisition cost and contractors. For Federal Territory alone, the allocation for 
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public low cost housing was $156 million. For house buyers, the government allocated 

$400 million in the form of loans through the Malaysia Building Society Berhad 

(MBSB) to purchasers who bought houses up to the price of $20,000 at 5.5 per cent 

interest per annum. In addition, contributors to the Malaysian Employees Provident 

Funds (EPF) and those earning below $500 a month were eligible for this scheme. 

In the 41hMalaysia Plan (1981-1985), measures outlined in the 3rdMalaysia Plan were 

again re-emphasized with the aim of increasing housing stock. The revolving fund was 

increased from $5 million to $20 million. Jn addition, other measures were introduced in 

the plan. These measures included: 

a) Setting up monitoring committees in each state to monitor the low cost housing 

programs; 

b) Fixing the maximum house price of low cost housing for sale at $25,000; 

c) Controlling the sale of low cost houses in urban areas in that these houses had to 

be purchased by MBSB who would release them for rental; 

d) Imposing a condition on private developers to set aside 30 to 50 per cent of 

housing areas for low cost housing; 

e) Instructing all commercial banks through Central Bank (Bank Negara) to allocate 

I 0 per cent of total loans for housing with the rate of interest fixed at I 0 per cent 

rather than 12 and 14 per cent previously; 

f) Allowing contributors to the EPF to withdraw up to 45 per cent of their savings, 

or a maximum of $20,000, in order to reduce the burden on house buyers. 
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The 51hMalaysia Plan (1986-1990) incorporated policies and strategies of the previou 

five year plans but introduced some improvements. These improvements included: 

a) encouraging the development of a large number of low cost and medium co t 

houses in urban areas; 

b) greater participation of the private sector in construction of low cost houses by 

providing assistance where necessary to developers; 

c) more houses for rent in urban areas; 

d) the introduction of the concept 'decent and viable human settlement' which 

means the adequate provision of basic infrastructure and social facilities in 

housing areas. 

Within the 51hMalaysia Plan also, the government introduced the Special Low Cost 

Housing Program (SLCHP) which required the private sector to build 240,000 units of 

low cost housing within the period of 1986 to 1989. This program was put under the 

control of the Ministry of Housing and Local Government. However, the program failed 

to achieve the targeted number of units. 

The objectives of the 5th and 61hMalaysia Plans (1991-1995) encouraged. more low cost 

housing schemes to be developed through 'privatization' which aimed at greater 

involvement of the private sector. So, state governments were encouraged to identify 

possible projects for privatization within their area and select capable developers. 

Several other low-cost housing measures were introduced by the government such as 

joint-venture projects' between government and private developers and the launching of 

urban housing rental in 1994 for low income groups. 
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In the 7thMalaysia Plan ( 1996-2000), the government proposed 800,000 housing unit to 

be built. Of this, 35,000 units would be for the poor, 200,000 units of low cost hou es, 

350,000 units of low-medium cost houses, I 30,000 units of medium cost houses, and 

95,000 units of high cost houses. The private sector or developers were expected to play 

more significant role in this venture, by constructing 71 per cent of the total. 

Accordingly, the private sector would construct 140,000 units of low cost, 240,000 of 

low-medium cost, I I 0,000 of medium cost and 80,000 units of high cost housing 

(Malaysia, 1996). That is, the public sector would construct 230,000 units and the 

private sector would construct 570,000 units. 

In 1998, the Ministry of Housing and Local Government carried out a study to revise the 

price of low cost housing units; the price had been in use since I 982, and did not take 

into account the increasing costs of building construction. As a result of the revised 

study, four categories of low cost unit prices were proposed. 

Table 4.I 
Four Price Categories of Low Cost Units 

Price Category Location Land price/sq. Targeted Income Suitable types 
(RM) meter. Grou~ (monthly) of houses 
42 000 Cities and big 45 and more 1,200- 1,500 Flats of more 

towns than 5 storeys 
35 000 Big towns and 15 - 44 1,000- I,350 5 storey flat 

their fringes 
30 000 Small towns 10 - I4 850- I,200 Terraces and 

and their Clusters 
fringes 

25 000 Rural areas Less than IO 750- 1,000 Terraces and 
Clusters 

Source: MHLG, 1998 
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The government had observed that there was a problem in the distribution of low cost 

units, with non eligible buyers buying the low cost units. Therefore, the Department of 

National Housing under the Ministry of Housing and Local Government passed stricter 

guidelines for states and local authorities to follow when selecting buyers for low cost 

units. The steps to be taken in selecting eligible buyers include selecting applicants listed 

by District Offices and State Housing divisions. 

The 81hMalaysia Plan (2001-2005) stated the objective of the housing development 

program as to increase accessibility to adequate, affordable and quality houses for all 

income groups. Priority continues to be given to the development of low- and low- 

medium-cost houses. To meet this objective, it is expected that the public and private 

sectors will intensify their efforts to meet increasing demand. The categories of houses 

were further reviewed to focus on the low-medium category as shown by Table 4.2. 

Table 4.2 
Four Price Categories of Medium Low Cost Units 

(Effective from August 2000) 

Price Category Land Targeted Income Suitable types 

(RM) price/sq. Group (monthly) of houses 
meter. 

70,000 45 and more 1,700-2,600 Flats of more 
than 5 storeys 

60,000 15 - 44 1,500 - 2,500 5 storey flat 
without lift 

53,000 10 - 14 1,350-2,000 Terraces and 
Clusters 

48,000 Less than 10 1,200- 1,800 Terraces and 
Clusters 

Source: MHLG, 1998 
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From this overview of the various Malaysia Plans, it is apparent that the Federal 

Government is encouraging a free market and promoting conventional housing. It place 

emphasis on the role of the public sector to give necessary assistance to the private 

sector in achieving their objectives. The public sector only involves itself in housing 

construction by providing low cost housing for sales and for rental. The responsibility 
e 

was taken mostly by municipalities and state government agencies such as the State 

Economic Development Corporation (SEDC), and Urban Development Authority 

(UDA), which was abolished in September 1999. However, there is some degree of 

regulation as well as intervention involved in overall housing policies. 

4.2.2 Financial Assistance to developers and house buyers 

Financial institutions play an important role in the provision and occupation of housing. 

In Malaysia, there are various financial institutions which provide loans to finance 

housing development and housing loans for individuals. These financial institutions can 

be classified in 8 groups as shown in Table 4.3. Over the years, the commercial banks 

have played a major part in giving out housing loans to house buyers. They are followed 

by the Treasury Housing Loans Division (THLD). As Table 4.3 shows, all finance 

institutions have seen an increase in outstanding credit for housing over the years. 

The increase in the amount of outstanding housing credit can be interpreted in two ways: 

(I) the increase in number of units taken up by house buyers using loans, and (2) the 

increase in house prices, leading to an increase in the amount of loans taken by house 

buyers. However, as Table 4.4 shows, house prices declined from 1998 to 2001. Hence, 
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the former possibility is more likely; that is, the increase in the amount of outstanding 

credit can be related to the increase in number of housing units bought. Table 4.3 al o 

shows that financial institutions played a significant role in providing end-financing to 

house buyers. Their roles can be described under the following subheadings. 

Table 4.3 
Sources of Housing Credit and the amount of 

Outstanding Credit in RM millions. 

Financiers 2000 2001 2002 2003 2004 2005 2006 
Commercial 61,773.0 73,925 86246 l 01,829 125824 148,329 162,291 
Banks 
Finance 12,433.8 13,052 14042 14,645 7,009 795 N.A 
Companies 
Treasury 17,903.3 19,474 22172 24,754 25,051 25,395 25,709 
Housing 
Loans 
Division 
Malaysia 1,141.6 1,248 1236 1,206 1,874 487 779 
Building 
Society 
Berhad 
Borneo 609.4 625 650 680 705 713 721 
Mortgage 
Finance 
Berhad 
Sa bah 298.2 296 293 252 239 221 204 
Credit 
Corporation 
Bank 966.0 1,273 1, 108 1,371 2,519 3,592 4,741 
Rakyat 
Bank 1,174.7 1,283 1,133 1,058 1,059 1,372 2,207 
Simpanan 
Nasional 
Total 96,300.0 111,176 126,880 145,795 164,280 180,109 196,652 
Source: Central Bank (Bank Negara) Annual Reports 2000 - 2006 
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The developers would have maintained the selling prices even though house prices in the 

market dropped in the year 2001. They were willing to hold completed houses waiting 

for better prices. 

Table 4.4 
House Price Indicators (MHPI, 1990= l 00) 

1994 1995 1996 1997 1998 1999 2000 2001 
Annual 8.0 18.4 12.9 1.9 -9.4 -2.3 4.7 -0.6 
Change 
(%) 
By Type 
Terraced 8.7 13.1 10.2 10.0 -4.8 -3.5 11.2 0.3 
S-Detached 6.5 9.8 8.1 2.9 -8. l -4.4 10.6 1.6 
Detached 10.0 15.7 14.1 4.3 -13.6 -6.7 9.8 -0.6 
High-rise 6.1 4.2 -1.0 -4.8 -6.2 -3.7 10.6 -3.4 
By Region 
Klang 10.4 15.9 15.7 4.4 -14.5 -4.0 12.4 -0.3 
Valley 
J. Bahm 15.6 16.6 14.3 0.1 -25.3 3.7 2.8 -6.0 
Penang 8.8 11.2 4.3 4.3 -12.9 -3.7 8.3 -5.2 
Island 
Seremban- 3.1 11.4 18.6 7.8 -4.9 2.7 3.8 3.8 
Sepang 
Ipoh-Kinta 3.8 6.7 6.8 5.0 -4.2 8.4 1.2 3.4 
Source: Central Bank Annual Report 1994 - 2001. 
Note: From year 2002 to 2007, the reports do not show the raw figures. 

4.2.2. l Commercial Banks 

Commercial banks provide loans to finance housing development and individual house 

purchasers. For financing housing development, commercial banks provide short term 

loans in the form of 'bridging finance' and charge interest rates based on the market 

rates which subsequently affect house prices and types of houses in a housing project. 

For individual house purchasers, these banks also provide long terms loan which is 

called 'end financing'. 
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For end financing, commercial banks charge an interest rate of 9 per cent for loan to 

buyers who buy a house not exceeding RM 100,000. These banks have also maintained 

their interest rates at 5.5 per cent per annum for low cost housing since 1981, in 

accordance with the government's guidance. The housing repayment period wa 

extended from 15 to 20 years, to 30 years, based on the Central Bank guidelines in 1986. 

However, these measures do not indicate the amount of monthly repayments that should 

be paid by a house buyer. Therefore, the amount of monthly housing repayments 

depends upon a house buyer's choices and capability. For example, a house buyer could 

pay RM I 58 a month for the period of 20 years for a low cost unit of RM 25,000. The 

buyer also could pay smaller amounts if the period were extended to 30 years and could 

pay a bigger monthly amount if the period were shorter than 20 years. 

In addition, commercial banks impose eligibility criteria for individual housing loans. 

These banks follow basic government guidance: (a) an applicant must be at least 25 

years old and (b) neither the applicant nor spouse should have any previous mortgage. 

The additional criteria imposed by these banks are: (a) an applicant must have a stable 

income; and (b) the monthly repayment should not exceed 30 per cent of the monthly 

income (MHLG, 1987). Even with these criteria, the amount of individual housing loans 

increased greatly. The amount increased from $584 million in 1981 to RM 3,961 million 

in 199 l (Malaysia, 1981 and 1991 ). Though the country was hit by an economic 

recession, the amount of housing loans kept on increasing from RM24 billion in 1997 to 

RM74 billions in 2001 (Bank Negara Annual Reports 2002). This shows that there was a 

group of households who could comply with the requirements, leading to a steady 
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demand for housing. Conversely, there would have been a group of household who 

could not comply with the criteria. 

4.2.2.2 Malaysia Building Society Bhd. (MBSB) 

MBSB is the financial institution which is favored by the government to channel 

housing funds for state governments, local authorities and housing development 

agencies such as State Economic Development Corporation (SEDC) and Urban 

Development Authority (UDA). Besides the funds provided by the government via the 

Central Bank, the government directed the Employees Provident Funds (EPF) to channel 

some of its funds to MBSB in December 1976. This directive was to disburse housing 

loans of not exceeding RM20,000. Interest rates stand at 5.5 per cent per annum, with 

the Joan being payable within 20 years. Therefore individuals can also apply for housing 

loans from MBSB based on eligibility criteria similar to those used by commercial 

banks. 

For individual housing loans, the amount of loans declined from RM591.2 million in 

1980 to only RM403 million in 1991. This shows that many applicants chose 

commercial banks rather than MBSB. This is partly due to the unsatisfactory 

performance of MBSB. The performance of MBSB in the period of 1981 to 1991 was 

indicated by the small amount of Joans taken to finance low cost housing. The amount 

remained at RM275 million until 1991, since the launching of the low cost housing 

program in 1986. For loans to finance public low cost housing, only RM59 million was 

approved to finance 14 projects (Malaysia, 198lb and 199lc). Table 4.3 shows that the 
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amount of outstanding credit decreased slightly during the period from 1997 to 2003 and 

significantly decreased from 2004 to 2006. This reflects the lower number of new loans 

given out, as well as constant lapses on repayment. 

4.2.2.3 Treasury Housing Loans Division (THLD) 

THLD provides housing loans for low cost housing purchasers and for government 

employees. This financial institution plays a significant role in boosting housing demand 

among government employees as well as low cost housing purchasers. For low cost 

housing purchasers, the buyers are required to repay the loan over a period of 25 years at 

an interest rate of 5.5 per cent per annum. The basic requirement is that an applicant 

must be above 25 years old. For government employees, the amount of loan depends on 

grade and salary earned. An employee must also have served at least 5 years in the 

government service. The interest rate is charged at 4 per cent per annum with a 

maximum repayment period of 25 years (MHLG, 1987). 

In 1980, THLD gave out RM256.3 million for individual housing loans to government 

employees and the amount increased to RM 11,657 million in 1991. This shows that the 

government employees have partially boosted housing demand (Malaysia, 1981 b and 

1991 c ). The amount of outstanding credit increased from RM 15 billion in 1997 to RM 

25.7 billion in 2006. 
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4.2.2.4 Other financial institutions 

Other financial institutions comprise co-operative banks and finance companies. 'I he e 

institutions provide housing loans to their members and also to builders through building 

societies. The interest rate imposed by these institutions to housing loans below 

$100,000 and low cost housing units is similar to that imposed by THLD that is 4.0%. 

However, these institutions impose above 9 per cent interest rates for loans to finance 

other categories of housing, i.e., RM 100,000 and above. The amount of housing loans 

given by these institutions has increased. For example, Bank Rakyat, a cooperative bank, 

is a popular source of housing loans. lt has the amount of outstanding credit increased 

from RM 465 million in 1997 to RM 1.2 billion in 2001 and to 4.7 billion in 2006. This 

is shown by Table 4.3. The increases in outstanding credit show that many people have 

been using facilities from the co-operative banks and are subsequently able to convert 

their housing need to the housing demand. 

4.3 Housing Problems 

Even though the government has formulated housing policies from the beginning of the 

country's independence, as well as making arrangements for housing finance, housing 

problems still persist. These problems can be discussed by separating them into demand 

and supply factors. However, as the government's objective is to provide a decent house 

for every family, the housing problem can also be discussed under 'housing need' and 

'housing demand'. 'Housing need' refers to the belief that every family requires its own 

shelter. Since the need for housing not only concerns families but also individuals, the 

term 'family' is interchangeable with 'household'. Specifically, a household refers to 
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one or more persons living under one shelter and sharing the same food and livin , space 

(CHKL.1981; Murie et al, 1976). 

The housing need in the country has increased rapidly because of an increase in overall 

population, high urban growth rate, and changing trend of household formation 

(MHLG.1987). With availability of housing and accessible financial assistance, 

households may be able to transfer their housing need into effective demand more 

easily, resulting in great demand for all categories of houses. This will inevitably affect 

the land requirement for housing in most urban areas. 

4.3.1 Housing need 

Between 1970 and I 980, the population grew at 2.3 per cent; there was higher growth 

between 1980 and 1991 at a rate of 2.64 per cent, and a slight decrease between 1991 

and 2001 with a rate of2.60 per cent (Malaysia, 1991). An increase in population will be 

followed by an increase in number of households, which will lead to an increase in the 

demand for houses. The issue of satisfying the housing needs in Malaysia was more 

crucial in urban areas because the rate of urbanization rose from 27 per cent in 1970 to 

37 per cent in 1980 and 45 per cent in 1990. The level of urbanization is expected to 

increase to 74 per cent in the year 2020 (Kamal Salih, 1992). This rapid growth of urban 

population was due to three main factors: 56 per cent from natural increase; 39 per cent 

from re-classification of urban boundaries; and 5 per cent from net migration (Mohd. 

Yusof Kasim, 1991). 
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The increase in population was not followed by an increase in household size. 'I he 

household size gradually decreased from 5.2 in 1970 to 4.91 in 1991 (Malaysia, 1991) 

and dropped to 4.52 in 2000 (Malaysia 2000). These changes in household size arc 

related to changes in household formation. The traditional extended family pattern was 

changing in favor of nuclear families. There were also more singles migrating to urban 

areas and forming new households. For example, in 1980, 51 per cent of households in 

urban areas were nuclear families, and another 20 per cent were singles and couples 

without children (MHLG, 1987). As Table 4.5 shows, even though the number of 

households increased when the population increased, households per house have 

decreased from 1.3 in 1970 to 1.04 in 1991 and slightly increased to 1.1 in year 2000. 

This situation signifies that nearly every household lives in an individual dwelling. Thus, 

this trend had pushed up the need for housing in the past 30 years. 

Table 4.5: 
Population, Households and Dwellings in Malaysia 1970 to 2000 

[!acts I 1970(1) I 1980 I 1991 I 2000 I 
Population 10,811,547 13,745,241 17,566,982 22,202,614 
Population Growth 2.3% 2.64% 2.60% 
Number of Households 1,890,276 2,516,295 3,580,016 4,910,921 
Household Size 5.21 5.22 4.91 4.52 
Households Per House 1.3 1.1 1.04 1.1 
Number of Dwelling 1,626,230 2,632,561 4,091,790 5,662,680 
Occupied Dwellings n.a 2,363,451 3,447,597 n.a 
Occupied Dwellings 1,463,790 1,990,690 2,817,123 n.a 
(Peninsula) 

Source: Malaysia ( 1991 b ), Department of Statistics Malaysia, October 2000, Kuala 
Lumpur. Notes: (I) The 1970's census excludes Sabah and Sarawak 
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4.3.2 Housing demand 

The demand for housing of middle income groups increased in the 3rd Malaysia Plan and 

4thMalaysia Plan periods. This demand was stimulated by the facilities provided hy 

financial institutions. The facilities included easier mortgage Joans to house buyers with 

interest rate of 9 per cent a year for loans not exceeding $100,000. The interest rates arc 
e- 

further reduced in the following years as shown in Table 4.6. There was also increased 

demand from the lower income groups. Low income groups were given priority in 

housing loans by commercial banks with an interest rate of 5.5 per cent and minimum 

down payment of 1 O per cent and no down payment for Bumiputra (MHLG, 1987). In 

addition government servants who had served more than ten years and were aged more 

than 25 years received 4 per cent interest rates and 25 years for the repayment period. 

Government servants comprise the majority of the middle and low income groups. The 

above requirements still apply. 

In the 5th and 6th Malaysia Plans, the demand for housing was considered stable (Central 

Bank, 1998). When the economic recession hit the country in 1997 (7th Malaysia Plan), 

the signs of a slowdown were indicated by the property sector. A home ownership 

campaign was launched in December 1998 up to December 1999. During the campaign, 

housing developers provided 5 per cent discounts to non-Bumiputra purchasers and 1 O 

per cent discounts for Bumiputra- 

Some developers were willing to give subsidies for legal fees, reduce the deposit money 

to RMSOO, and provide assistance for housing loan arrangements. As a result of the 
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above benefits to home buyers, demand for housing was stimulated. The ( entral Bank 

reported that sales performance was 44 per cent during the first half of 2002 compared 

with 56 per cent in the first half of 2001 (Central Bank, 2002) as shown by 'I able 4.7. 

Between 1980 and 1989, the level of household income had improved. So, only 27 per 

cent of the overall population was below the poverty line (Robinson and Goodman, 

1996). Based on data provided by the-Department of Statistics recently, the average 

gross household monthly income had increased from RM 2,589 in 1995 to RM 3,357 in 

1997 and slightly dropped to RM 3,103 in 1999. Households in rural areas also 

experienced the increase as shown by Table 4.8. 

Although monthly household incomes have steadily increased, this has not resulted in a 

steady increase in house price. The house price indicators provided by the Valuation and 

Property Services Department shows fluctuation of prices within the period of the ?1h 

and gth Malaysia Plans (refer Table 4.4). The indicator also shows a drop in house price 

during the economic recession at end of 1997, with a slow recovery by 2001. House 

buyers were believed to be more cautious in buying properties. This factor led to the 

launching of the House Buying Campaign in 1999. The houses offered were, however, 

in the higher price categories, unreachable by low income groups. If one third of gross 

monthly income is allocated for house repayment (assuming a monthly repayment of 

RMl,000), low and middle income households in urban areas may only be able to 

purchase houses priced below RM 100,000. 
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Table: 4.6 
Lending Rate for New Housing Loans(% Per Annum) of prices above RM I 00,000 

According to Source of Financial Institutions and Years 

96 97 98 99 2000 01 02 03 - 04 
Commercial 14.0 14.3 14.8 10.5 8.3 7.8 4.4 - 4.5 3.1 
Bank 
Treasury 4.0 4.0 4.0 4.0 4.0 4.0 4.0 - 4.0 4.0 
Housing 
Loans 
Division 
Malaysia 9.3 9.3 10.4 I 0.8 9.0 8.8 8.5 8.5 8.5 
Building 
Society Bhd 
Borneo 10.0 10.0 13.0 9.3 9.0 8.9 8.9 8.5 8.5 
Housing 
Mortgage 
Finance 
Bhd 
Sa bah 10.5 10.5 11.0 10.5 10.5 10.5 10.5 10.5 10.5 
Credit 
Corporation 
Bank 10.1 10.1 11.0 10.8 9.6 8.4 7.1 7.4 7.3 
Rakyat 
Bank 10 10 9.5 8.1 6.6 6.3 4.7 6.5 4.8 
Simpanan 
Nasional 
Source: Central Bank (Bank Negara Malaysia) Annual Reports. 

Therefore, until 2001, the overhang units of the high price categories were still in large 

numbers (this is discussed in the supply side). As Table 4.6 shows, financial institutions 

have reduced the interest rate for housing loans of more than RMI00,000. For houses 

priced below RMI 00,000, Central Bank reports say that commercial banks are willing to 

give out loans with interest rates less than 4% (Central Bank, 2004). This effort would 

have been considered in relation to the lessening of the number 'overhang' units. 
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Table 4.7 
The Demand for Housing 2001-2005 

Subjects 2001 2002 2003 2004 2005 
Residential Property 
transactions 176308 162269 164,723 195,24 l 181,762 
Numbers 22.2 21.l 23.0 29.3 28.4 
Value (RMb) - 
Approval of developers licenses 227260 198970 203,372 - 174671 169,960 
New 1095 1170 1062 1071 1209 
Renewals 413 397 436 353 407 
Sales and Advertising permits 
New 1014 1134 1103 1038 1203 
Renewals 1461 1666 1707 1510 1726 
Loans by banking systems 
(RMb) 87.l 100.4 116.6 132.9 149.2 
Outstanding 27.0 29.2 30.0 35.7 36.6 
Approvals 

Source: Central Bank (Bank Negara Malaysia), 2002 - 2005. Note: Central Bank 
Report 2006 does not give these figures. 

Table 4.8 
Monthly Household Income by Areas 

Areas 1995 1997 1999 Average annual growth rate 
Urban -RM 2,589 3,357 3,103 4.6 
Rural -RM 1,326 1,704 1,718 6.7 

Source: Department of Statistics Malaysia, June 2002. 

Besides the demand for home ownership, there was also demand for rental properties by 

households in the process of buying a house. Since, the house prices had increased, 

landlords set the rent at the level of monthly housing repayments (CHKL. 1981 ). The 

burden of high rental in the existing housing areas would have been heavier to the lower 

income group. For example, in 1976 households earning less than RM400 a month, or 

some 70% of the urban population, could not afford to purchase or rent most housing 

units constructed by various housing agencies (3rdMP, p.339). Consequently, the 
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demand for public housing was very high between 1970 and 1980, based on level of 

income in the low income group. These households were actually in the poverty 

category that requires public housing rather than houses in the market. The public s ctor 

had to bear the burden of providing housing for the poor. This problem remains 

unsolved. 

Since! 995, the local authority has shifted the concept of' renting unit' in public housing 

to 'hire purchase unit'. The concept is easily translated as the monthly rents paid to the 

local authority are considered as the house deposit. After five years living in the unit, the 

tenant will be offered the opportunity to buy the house and continue to pay the house 

repayment on the balance of the price determined by the local authority. By 

implementing this concept, gradually the number of public housing units will decrease. 

Though this concept will reduce the burden of financial pressure and services on the 

local authority, it wiJI generate more pressure on the demand for rental of low cost units. 

4.3.3 The supply factor 

During the world economic recession, the housing industry in Malaysia was also 

affected; the signs began to show in the period of the 4th Malaysia Plan. The industry has 

slowly recovered, from the middle of the 51h Malaysia Plans until 1997 when the 

economic recession hit again. The housing problems still persist particularly in meeting 

the targeted quantity of houses at affordable house prices. 
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In the 4th Malaysia Plan, there was a great shortfall in the number of houses compared 

with the targeted figures. For all types of houses, only 43.98 per cent were completed 

out of the targeted figure of 923,300 units. For low cost housing, the public sector could 

only construct 40.4 per cent of the targeted 176,500 units while the private sector 

constructed 21.3 per cent of the targeted figure of 90,000 units (Malaysia 1986, p.522). 

In the 5th Malaysia Plan, although the public low cost housing program only achieved 

49.4 per cent of the targeted figure (Table 4.9), this rate of achievement was higher than 

the achievement in the 4th Malaysia Plan. 

Table4.9: 
Housing Completed in s" MP (1986 to 1990). 

ms Targeted Total completed Per cent of 
completed 

The Public Sector 
Low cost housing 42,880 21,172 49.4 

The Private Sector 
Low cost housing 370,000 88,877 24.0 

Medium cost housing 146,000 89,741 61.5 

High cost housing 23,600 17,701 75.0 

Total 582,480 217,491 37.33 

Source: Malaysia, (l 99la), p.365. 

The private sector achieved less than the public sector for low cost housing but had 

greater achievement in other types of houses especially high cost housing. Nevertheless, 

this sector had better performance than in the 4th Malaysia Plan for low cost housing. 

For all type of houses, the public and private sectors achieved 33.2 per cent of the 

targeted figure of 495,000 units in s'" Malaysia Plan, but this was lower than the rate in 

the 4th Malaysia Plan. The public sector had achieved 61.5 per cent of the targeted figure 
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of 120,900 units, including other type of houses, while the private sector had achieved 

58 per cent of the targeted figure of374,100 units (Malaysia, 199la; p.365). 

Based on these two Malaysia Plans (the 4th and the 5t11), the public and private sectors 

had improved their rate of completion for low cost housing. However, there were also .. 
quite large numbers of targeted houses that could not be constructed. Thus, this shortfall 

greatly affected housing needs. It also pushed up the demand for housing especially for 

low cost housing. 

This result reflects the effectiveness of the housing policies and measures introduced. 

The shortfall can be related to many factors such as: labor shortage, shortages of 

building materials imported from foreign countries, lack of buildable land in urban areas 

and cumbersome bureaucratic procedures (Hamzah and Tan, 1983). The labor shortage 

added costs in construction work and slowed down the completion of housing projects. 

Increasing the number of housing projects means that a larger number of workers is 

required. To overcome the shortage oflocal workers, the industry had to employ foreign 

workers in housing construction. The shortage of workers was due to the outflow of 

construction workers to Singapore between the 1970s and 1980s (Hamzah and Tan, 

1983). 

The shortage of building materials was due to the inability of local producers to increase 

production while the government had restricted the importation of materials partly to 

protect the local producers. The problem became more severe when there was higher 
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demand from commercial and industrial developments. These problems re ulted in 

higher prices of building materials and consequently increased the cost of production 

(Goh, 1997). 

In urban areas, some pieces of land for new housing development required additional 

construction costs because of existing uses such as squatters and physical constraints 

such as steep slopes, proneness to flooding, deep ex-mining ponds, and lack of 

infrastructures (CHKL, 1981 ). In addition, bureaucratic procedures caused projects to be 

delayed because housing developers had to go through over 40 separate technical and 

government departments when applying for approvals and licenses for plans. All these 

factors contributed to higher costs of production (Hamzah and Tan 1983, p.73). 

Factors that increased construction costs and caused difficulty in meeting the target price 

for low cost housing projects, as above, still persisted in the s" Malaysia Plan period. 

Those problems are articulated in the 6111 Malaysia Plan as follows: 

The slow progress in the implementation of housing programs, . .. was 
attributed to several factors. These included unsuitability of sites or 
locations, financial and management problems of developers, misuse of 
funds collected from house-buyers, incompetent contractors and delays in 
getting plan approvals" (Malaysia 1991, p.364). 

The 8111 Malaysia Plan (2001 - 2005) reported the achievement of the target number of 

units set out in the ih Malaysia Plan. 
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Table 4.10 
Ilousing Completed in Mid-ih MP ( 1996-2000) 

Programs Targeted Total % Expected to % 
completed be completed 

The Public Sector A B A+B 

Housing for the poor 35000 12592 36 
- -- 

17172 85 

Low Cost housing 60000 26774 45 58574 142 

Low Medium cost 110000 10780 10 7856 
-~-- 

17 

Medium Cost 20000 24017 120 "18146 210 

High Cost 5000 9245 184 6967 324 

Sub total 230000 83408 36 108715 83.5 

The Private Sector 
Low cost housing 140000 63258 45 45422 78 

Low Medium Cost 240000 33503 14 15574 20 

Medium Cost 110000 112186 102 90508 184 

High Cost 80000 110588 138 79281 237 

Sub total 570000 319535 56 234785 97.2 

Total 800000 402943 50.4 343500 93.3 

Source: Real Estate and Housing Developers Association (REHDA), 2001. 

As Table 4.1 O shows, both sectors concentrated on building medium and high cost 

houses though the targeted units have been clearly stated. The Public Sector would have 

been able to achieve the target of low-cost units if the expected units in the 'pipeline' 

were completed; the Private Sector, however, seemed unlikely to achieve the target for 

low cost housing. The Mid Term review of the 7111 Malaysia Plan has also shown that 

there would be more high-cost houses than expected. 

The above problems are reiterated by the 81h Malaysia Plan report as the report says that 

859,000 units of houses were completed (107.4 per cent achievement). This means that 

there were more units built than targeted. According to type or category of houses, the 

low cost housing was 95.3 per cent of the target and the low medium cost achieved 20.7 
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per cent of the target built by Public and Private Sectors. The private ector b rilt 

737,856 units or 129.4 per cent of the targeted 570,000 units but concentrated on 

medium and high cost units, of which 554,458 were medium cost units. It became 

obvious that there was a surplus in medium and high cost housing when there were 

93,000 units unsold until 1999, though the home ownership campaign ran from 

December 1998 to December 1999. However, the unsold houses in all price categories 

were still about 45,500 units up to June 2000 (BNM. 2001). 

Table 4.11 
Overhang Completed Houses 

Year Overhang House House 
prices RM prices RM 
below above 
100,000 100,000 

2004 15, 162 56.5 % 43.5 % 

2005 19,577 49% 51 % 

2006 28,827 42% 58 % 
Source: Central Bank (Bank Negara) Malaysia, 2004-2006 

The number of overhang units has decreased from 2002 to 2004. This can be related to 

the new definition of overhang unit. According to Central Bank (Bank Negara) Annual 

Report 2004, the property overhang was reclassified to cover only completed property 

with certificate of fitness for occupation (CFO) issued, but remaining unsold for more 

than nine months after it was launched for sale. Formerly, all properties were defined as 

overhang if it was launched and remained unsold for more than nine months irrespective 

of whether the CFO was issued (Central Bank, 2004, p.25). As Table 4.11 shows, total 

number of overhang houses is increasing and the share of high price category is 

increasing compared to the house prices below RM 100,000. 
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Table 4.12 
Achievement in 8th MP (2001-2005) 

Programs Targeted Total % 
completed 

The Public Sector 
Housing for the poor 16,000 10,016 62.2 
Low Cost housing 192,000 103,219 53.8 
Low Medium cost 37,300 22,826 61.2 
The Private Sector ~ 

Low cost housing 40,000 97,294 243.2 

Low Medium Cost 94,000 61,084 65 
Source: MHLG (KPKT) 2007: http://www.kpkt.gov.my/jpn/ access July 2007 

Table 4.13 
Public and Private Sector Housing Targets: 2006-20 IO 

Program For the Low Low Medium High No. of O/o of 

poor Cost Medium Cost Cost Units Total 
Cost 

Public Sector 20,000 85,000 37,005 27,100 28,700 197,805 27.9 

Low Cost - 67,000 - - - 67,000 9.5 

Hardcore 20,000 - - - - 20,000 2.8 

Poor (PPRT) 
Commercial - 13,500 31,005 8,200 4,700 57,405 8.1 

Agencies 
Land - 4,500 500 - - 5,000 0.7 

Schemes 
Institutional - - 5,500 18,900 24,000 48,400 6.8 

Staff 
Quarters 

Private - 80,400 48,500 183,600 199,095 511,595 72.1 

Sector 
Private - 77,700 42,400 178,000 194,495 492,595 69.4 

Developers 
Cooperative - 2,700 6,100 5,600 4,600 19,000 2.7 

Societies 
TOTAL 20,000 165,400 85,505 210,700 227,795 709,400 100 

% 2.8 23.3 12.1 29.7 32. l 100 
Source: KPKT (MHLG) 2007 - http://www.kpkt.gov.my/j12n/statistic5.htrn access July 

2007. 
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The Public sector achievement of the targeted number of units in gth Malaysia Plan was 

still less than 65%. For the Private sector, the achievement for the low cost catc rorie 

was far beyond the target. Yet, the low medium cost category was still below the target. 

Although there are many completed houses still unsold, the MHLG has put forward 

another target to be achieved in the 9th Malaysia Plan. As the table 4.13 shows, 709,000 

units still need to be developed by the Public and the Private sectors. The Private sector 

is entrusted to build 72% of the targeted units of which 15.71% of 511,595 will be low 

cost houses. 

4.4 Housing development issues 

Despite measures that had been outlined by the government in housing policies, housing 

problems still persisted even in the gth Malaysia Plan. It seems that the provision of low 

cost housing to remedy the problem of squatter housing is difficult to achieve. Squatter 

households in the whole country continue to increase especially in.major urban areas and 

the majority of them will remain in squatter areas for a long period. As Table 4.14 

shows, there are still large numbers of squatter families in the whole towns of Peninsular 

Malaysia in 2006 though the government has implemented the 'zero-squatter policy' 

starting from 2005 (MHLG, 2006). The 'zero-squatter policy' has resulted significant 

reduction in the number of squatter families especially in Federal Territory Kuala 

Lumpur, Labuan and Selangor. However, this achievement is actually as results of 

enforcement actions taken upon them and not as results of movement of squatter 

families naturally. 
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Table 4.14 

Squatter Housing in Malaysia, 2006 

States Number Number Differences Percent(%) or 
of of (2006- differences 
families - Families - 1999) 
1999 2006 

Federal 23,970 11,969 -12,001 -50 

Territory, K. L 
Federal 1,315 1,068 -247 -18.8 

Territory, 
Labuan 
Selanzor 35,355 2,811 -32,544 -92 

Joh or 7,280 11,411 4,131 56.7 

P. Pinang 1,803 5,835 4,032 223.6 

Perl is 1,002 2,266 1,264 126.1 

Kedah 2,824 3,443 619 21.9 

Perak 3,540 14,282 10,742 303.4 

Mel aka 42 52 10 23.8 

N.Sembilan 196 346 150 76.5 

Pahang 869 918 49 5.6 

Trenazanu 632 846 214 33.8 

Kelantan 1,654 1,793 139 8.4 

Sarawak 7,377 9,618 2,241 30.3 

Sabah 30,079 25,525 -4,554 -15. l 

Total 117 ,938 92,183 -25,755 -21.8 

Sources: www.kpkt.gov.my/jpn/setinggan.htm accessed .July 2007 

The arrangement of financial assistance to low income and middle income groups 

benefited only a part of households in needs. To those who can afford to buy a house, 

competition to obtain a house as well as to get loans from the banks is inevitable. Thus, 

the difficulty in obtaining a house in the market is not only to house buyers but will be 

experienced by those who wish to rent because of great competition, the high level of 

rents and the limited number of vacant units. 
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On the demand side, there was a high demand for housing due to the incr , e of 

household incomes when households were able to convert their housing needs to 

become effective demand. The effective demand seemed to increase due to th 

availability of housing loans from financial institutions which provided loans with lov 

interest rates and longer-term housing repayments. 

From the supply side, there were problems faced by the housing industry. The housing 

need to be fulfilled by the year 2020 is enormous. The traditional nuclear family will 

reduce, with the increase in the number of young couples with fewer children, bachelors, 

widows and single mothers. Among the problems in meeting future housing needs is the 

basic issue of availability of suitable land in terms of price, location and possibility of 

getting planning approvals (Lawrence, 1997; Mohd. Razali, 1986; Marbeck, 1997). 

These problems generate higher cost in housing production which will then lead to 

higher house prices in the market. The limited acreage of land will inevitably affect the 

number of units which can be built. The housing need as targeted by the government 

cannot be achieved. What has been shown by the short fall of completed houses as 

reported in all Malaysia Plans may be related to these land issues. The public sector has 

fewer problems in terms of land issues because it can acquire land through Land 

Acquisition Act 1960, yet the performance of the public sector was unsatisfactory 

because there were management problems, lack of co-ordination and misuse of budget 

and allocation. Thus, the Private sector was entrusted to play a bigger role in meeting the 

country's housing needs (61hMalaysia Plan). 

202 



hopter 1 
Housing Policies, T) 'V ilopm int and t'robtem» 

However, there arc many obstacles faced by the private sector in carrying out ho ising 

projects especially in providing low cost housing or in providing affordable housing. 

Lawrence (1997) argues that the private sector encountered various obstacles relating to 

urban planning control, which led to increase in production costs. from the literature 

review, it was seen that housing developers had to face various kinds of constraints, not 

least those imposed by urban planning rules and considerations. The identified 

constraints include the cumbersome process and the variety planning requirements, 

which result in delays in constructing a housing project (Ghani and Lee, 1997; Mohd. 

Razali, 2002). 

Developers may have put their programs in place very much earlier in order to pursue 

the high demand during boom periods. But if there is any obstruction during the 

development process, housing developers may not be able to catch the market because 

they can not respond promptly enough to the housing market (Guy and Henneberry, 

2000). The housing development has to follow the development process as described in 

Chapter 2. Thus, developers who plan to complete projects on schedule should not be 

delayed by the planning process if the government sector wishes to ensure reduction in 

numbers of unsold houses, to meet housing needs, and to provide adequate affordable 

housing. 

Based on the above discussions, it is doubtful that the government can solely rely upon 

the housing market to provide affordable housing for all Malaysians. This is because the 

demand for various types of houses according to affordability level has increased over 
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the years but the supply of housing does not meet the demand of the medium and low- 

costs categories. The government could acquire private land to increase land tock for 

housing development and subsequently develop this land to increase the supply of 

housing (Bramley, 2005). However, this approach will only be effective as a long-term 

measure because in the short-term, the level of house prices and rents of existing 

housing will increase as a result of limited amount of land for housing and low stock of 

housing. 

Alternatively, the government could also rely on the town planning system to achieve 

the national housing objectives especially by regulating and controlling housing 

development carried out by the private sectors; government agencies can play roles to 

reduce land price and other matters related to housing development costs (Goh, 1997; 

Salleh Buang, 1997; Healey, 1992). However, there are issues of housing development 

with regard to the planning system as discussed in Chapter 2. 

4.5 Players in housing development 

Housing development comprises various stages in a process. To make it simple, the 

process starts with the acquisition of land and then is followed by application for 

conversion, subdivision or amalgamation of land, applying for layout approval, applying 

for building plans approval, construction works, launching sales, applying for certificate 

of fitness for occupation and applying for strata titles for flats or multi-storey buildings 

(Lawrence 1997, REHO A 2001 ). In the development process as above, it is seen that 

there are many players involved in housing land development. The relationship between 
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developers and the other players involved may last for a period of time and b 

determined by contracts or by law. For this study, it is necessary to look at the 

relationship of housing developers with players, in relation to land transactions and 

development. 

First, it is important to look at the land owner and the developer. If the land owner is not 

the developer, it will likely sell the land to the developer. The developer then looks at 

the title and conditions imposed by land office. Then, the developer will examine the 

potential of the land and the possibilities of development with regards to the planning 

permissions. The higher the density allowed, the more attractive it will be to developers. 

Due to the Jack of transparency in planning, the developer may take a high risk if it buys 

land where allowable types of development will not be permitted. Though there is a 

town plan, the amendments made to the original plan are not disclosed to the public due 

to certain reasons such as to avoid land speculation and compensation (Lee et al 1990). 

The second stage is to look at the developer and the professionals. Many professionals 

are appointed by the developer to give advice and assistance in the development process. 

The land surveyor conducts a survey of land, the planner prepares layout plans, 

architects prepare building designs and plans, engineers prepare structural designs and 

earth-work drawings, landscape architects prepare beautification plans and estate 

professionals conduct feasibility reports for bridging finance. These professionals 

employed or engaged by developers carry heavy responsibilities and may increase 

construction costs. 
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The third stage concerns the Ministry of Housing and Local Government. [hie; Ministry 

controls developers' licenses in order to ensure that they are genuine developers, so as to 

ensure accountability of housing delivery and protection of unit purchaser . Ih 

purchaser may lodge complaints to the Ministry for any default made by developers. 

Among the common complaints are delays in delivering vacant possession and required 

compensations. 

Fourth, a developer and the local authority need to observe several elements. Besides the 

planning permissions as required by TCP 1976, the local authority may request a 

developer to provide adequate roads, drains, open areas, schools, religious use sites, and 

playing fields, that are to be surrendered to the local authority free of charge. Some of 

this surrendered land will be alienated to the respective agencies, such as schools for 

Education Department while the remaining land will be maintained as local authority 

properties. Upon completion of the housing project, a developer needs to apply for the 

certificate of fitness for occupation for each dwelling unit. At this stage, the local 

authority has to be satisfied that the developer has complied with all necessary 

requirements agreed at the planning permission and building approval stage. Additional 

requirements may delay the delivery of units and affect purchasers or breach the Sales 

and Purchase Agreements. 

Fifth, a developer and the state authority are seen to have relationship at the initial stage 

of the development because a developer needs to know the allowable land for 

conversion, amalgamation and subdivisions. The state authority may specify the number 
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of low cost dwelling units and the allocation of Bumiputra Units to be developed by u 

developer. Sometimes, a developer is asked to subsidize or contribute towards the 

building of certain social facilities. These are also social obligations specified by the 

state authority to be carried out by a developer before the land concerned can be 

considered for approval. These kinds of requirement are similar to the planning 

obligations and negotiations practiced in the UK (Cullingworth and Nadin, 1996). 

Sixth, a developer has to deal with the federal authority; thus a developer may be 

required to submit an Environmental Impact Assessment (EIA) report and get approval 

from the Ministry of Science, Technology and Environment. This exercise is only 

applicable when a developer proposes to develop 'sensitive areas' such as steep slopes, 

swamps, near air ports or near botanical gardens of more than 2 hectares sites. 

Seventh, a developer, if it is not a contractor, can select the contractor to build the 

buildings, construct roads and lay down infrastructures such as water, electricity and 

telecommunication lines. The contract will be awarded to the contractor with the lowest 

bid, though there might be implications for the output quality (Marbeck, 1997). 

Eighth is the relationship between the developer and the :financier. A developer can 

approach a single bank or a number of banks and finance companies to raise bridging 

finance for the development. This may include the money for acquiring land. Usually a 

developer may make arrangements with a number of financial institutions for housing 

loans to respective house buyers. The bankers require all necessary documents 
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especially the feasibility and viability reports. By having the financial institution zivc 

out loans to the house purchasers, a developer can ensure its cash flow. A developer can 

collect the progress payment based on the sales and purchase agreements. Usually, the 

architect will certify the status of development when the claim is submitted to the 

financiers. 

Ninth is the relationship between the developer and the lawyers. Lawyers are responsible 

to ensure that the rights of the developer are protected. Thus, lawyers may be involved in 

the acquisition of land, deal with financiers, draw up agreements, and hold the money 

paid by unit purchasers. 

4.6 Conclusion 

As mentioned in Chapter 2, the identification and determination of housing zones is 

clearly described as being under the purview of the local authorities activities; the local 

planning authorities were conferred the power to indicate housing land besides other 

uses, under TCP Act 172, 1976. Thus, the activity to indicate housing zones has been 

incorporated in the preparation of a local plan. If the local plan is adopted, it becomes a 

statutory document that must be taken into consideration in planning decisions. 

Knowing the important role played by town planning, especially in local authorities, it is 

important to understand the underlying factors used by local authorities to determine the 

housing zones in a particular land area. Consequently, national housing policies and 

housing problems would serve as the main guide for local planning decisions. In all the 

Five-year Malaysia Plans, housing problems have been clearly emphasized and 
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measures to remedy the problems have been outlined but the problem still persi ts p to 

the Eight Malaysia Plan (8thMP). In all Malaysia Plans, squatter housing in urban areas 

is a fundamental concern. However, there is no sign that this problem can be ca ily 

solved; while there are surplus housing units (28,827 units), there are still large numbers 

of squatter families (92, 183). Clearly, past and current approaches used by local 
-, 

authorities do not satisfactorily deal with this problem, since they are concerned with 

land requirements to fulfill housing needs. The squatters remain in large numbers 

because of high house prices, caused by expensive land. 

The availability of the financial assistance, based on the lending rates to the house 

buyers, is presumed to boost housing demand. However, the number of houses sold 

actually dropped in all states in year 2001. Central Bank reported that housing loans vary 

among commercial banks. Monthly household incomes have shown an increase, but 

effective demand is actually based on the families' disposable incomes. The disposable 

income also varies among families, depending on the basic needs of the family. In the 

event of recession, fewer families will able to buy a house in the market. 

Specific government actions to reduce conflicts between incompatible land uses, 

coordinate private development and public infrastructure, preserve open spaces and 

historic buildings, and examine the long-range impacts of current actions can similarly 

be justified as needed to correct market failures revealed in the physical development of 

the city, and have been carried through the urban planning legislations formulated from 

the early 1920s up to 2005. The government is also able to play a role in determining 
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housing development to meet the objective to provide all Malaysians with decent 

housing as well as to satisfy households' housing needs. l lowever, the persistent hou ing 

problems from the 1960s until Eight Malaysia Plan (2000 - 2005) is related to the 

unsatisfactory performance of the necessary players and agencies involved in housing 

land development. 

Primarily, town planning system and tools as practiced by all levels of planning 

authorities, particularly the local planning authorities, are seen to have imposed 

constraints and problems on housing developers. Consequently, the desired types and 

categories of housing as targeted by the government could not be met, despite passing 

more of the responsibility to meet national housing needs to private housing developers. 

The core subject of the current research, therefore, is an analysis of the problems and 

difficulties faced by private developers in dealing with the planning authorities in 

Peninsular Malaysia to depict the effects of the implementation of the town planning 

system. Chapter 5 will discuss the method used for the extraction of empirical evidence 

and Chapter 6, 7 and 8 will discuss inferences and findings from the data analysis. 
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CHAPTERS 

RESEARCH METHODOLOGY 

5.1 Introduction 

Discussions on the relation between town planning and land development, as discussed 

in the literature review, demonstrated that town planning has had various effects on 

housing development. Besides political, economic, social and cultural factors, many 

researchers acknowledge that the implementation of the town planning system has partly 

contributed to the occurrence of housing problems (Monk and Whitehead, 1996; Evans, 

2004; Harvey, 2000). In order to explore the nature of relations between town planning 

and housing land development practices specifically in Malaysia, it is necessary to 

determine the most relevant research approach; this approach will then be used as a basis 

for identifying the required data, ascertaining the appropriateness of research techniques 

and deciding on the form of analysis. This study was organised according to a number of 

stages and engaged a series of research methods. As has been briefly discussed m 

Chapter 1, this chapter will discuss the research methodology in more detail. 
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According to Nachmias and Nachmias (2000, p.13), the research methodolo 'Y is: 

a system of explicit rules and procedures upon which a researcher i. 
based and against which claims for knowledge are evaluated. Rather the 
rules and procedures are constantly being improved; scientists look for 
new means of observation, analysis, logical inference, and generalisation. 

Due to the complexity of the research methodology, this chapter starts with an overview 

of the research theories. This overview includes types of research approach, the rationale 

behind the research method selection, and the research process. The discussion continues 

with the research design, that is, types of data, methods used for data and information 

gathering, sampling method and sample size, questionnaire design and selection of 

respondents, and data analysis method. 

5.2 Overviews of the research theory 

Collis & Hussey (2003) have denoted that research is a process of enquiry with 

systematic and methodical investigation to increase knowledge. Similarly, Sekaran 

(2003) explains that research refers to an organised scientific inquiry or investigation 

into a specific problem that is undertaken with the purpose of finding answers or 

solutions. 

The term 'scientific investigation' implies that the research approach normally begins 

with an investigation of a theory that summarises and organises knowledge by proposing 

a general relationship between events (Robson, 2001). The investigation must undergo 

thorough and rigorous methodology stages defined by logical ru Jes and procedures 

(Collis & Hussey, 2003; Neumann, 1997). 
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According to Collis & I lussey (2003), there are four main classification 1f typ s ot 

research. The relation between the classification and types of researches are hown in 

Table5.l. 

Table 5.1 
Classification and main types of research 

Basis of classification Types of research · 
Purpose of the research Exploratory, explanatory (analytical) , descriptive 
Research approach Qualitative or quantitative research 
Research Logic Deductive or inductive 
Research Outcome Applied or basic research 
Source: Adapted from Collis & Hussey (2003) 

5.2. l Purpose of research 

The purpose of research can be classified into three types: exploratory; explanatory 

(analytical); and descriptive. 

Exploratory research is conducted to find out what is happening or to seek new insights 

(Robson, 1993). This purpose occurs when there have only been limited research 

tackling particular issues or problems (Sarantakos 2005; Collis & Hussey 2003). 

Sekaran (2003) also describes this type of research as a correlation study. The research 

techniques used in exploratory research include case studies, using quantitative data, and 

observation or historical analysis, using qualitative data. However, most of the data 

collected is usually qualitative, such as through case studies or expert consultation 

(Sarantakos 2005). Quantitative data gathered through questionnaire surveys can also be 

useful (Robson, 1993). Sekaran (2003) emphasizes that a prior exploratory study needs 

to be undertaken to gain familiarity with the phenomena in the situation under study, 
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before the real research begins. However, the main weakness of this type of re earch i 

that the results are rarely 'conclusive' in answering the issues or problems; generally, 

they only provide suggestions, or guidance for future research (Sarantakos 2005; Colli 

& Hussey 2003). Explanatory or analytical research is conducted to analyse and explain 

why or how a particular situation exists or to explain the situation or problem by 

examining the causal relationships between variables (Collis & Hussey 2003; Robson 

1993; Sarantakos 2005). Sekaran (2003) has noted that this type of research usually 

engages hypothesis testing to explain the nature of causal relationships. Most of the data 

analysed to explain a particular situation is quantitative, usually obtained through 

questionnaire surveys. Respondents are selected using the sampling theory, to best 

represent the whole population (Chua, 2006). 

Table 5.2 
Example of the application of research types 

Types of research Example 
Exploratory research An interview with companies to find out 

what might motivate them to select their 
staff in job interviews 

Explanatory research An analysis of the relationship between 
academic qualifications and success in 
job interviews 

Descriptive A description of how the job candidates 
are assessed and what measures are used 
to select successful candidates 

Sources: Adapted from Sarantakos 2005. 

The main purpose of descriptive research is to provide an accurate profile of persons, 

events or a situation which requires knowledge prior to the beginning of the 

investigation. This type of research often uses quantitative and statistical techniques to 

describe certain situations (Collis & Hussey 2003). Sarantakos (2005) describes 

214 



descriptive research as a preliminary study to provide a background to certain ituation . 

Respondents are drawn from the total population (Chua, 2006). Descriptive research 

might result in a list of criteria fulfilled by successful job applicants in an interview. 

These findings might be used as a guideline for future recruitment by the company 

involved. 

5.2.2 Research approaches 

There are two types of research approach commonly used in social science as described 

by King (1996). They are shown in Table 5.3. 

Table 5.3 
The two schools ofresearch approach in the social sciences 

Methods Approach Concepts 
Quantitative Positivism Social structures 
(Hypothesis testing) Social facts 

Qualitative Interpretive social science Social construction 
(Hypothesis generation) (phenomenological) Meanings 

Sources: Adapted from King, 1996. 

The main objective of quantitative research is to test a theory or specific hypothesis, or 

to explain a situation or problem. Sarantakos (2005) describes the theory as a set of 

systematically tested and logical propositions that have been developed through research 

and explained social phenomena. The hypothesis is a proposition that may take the form 

of asserting a causal relationship (Sarantakos 2005). The primary data used in the 

quantitative approach are obtained by the survey method either through postal 

questionnaires, face-to-face interviews, and telephone interviews or combinations of 

these methods. Probabilistic samples are drawn from a proportion of the population; this 
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constitutes a large sample size based on sampling theory (Chua, 2006). 1 he common 

computer software providing statistical tools and techniques used to analyse quantitative 

data are: Statistical Package for the Social Sciences (SPSS), Minitab and Micro. oft 

Excel. The data can be presented in the forms of tables, bar charts, histograms, scatter 

plots, line graphs, and pie charts. Qualitative research places more emphasis on insight 

into and understanding of human and social activities than on generalisation. It is more 

subjective in nature. Sarantakos (2005) compares and contrasts the essential features of 

quantitative and qualitative studies, as shown by Table 5.4. 

Table 5.4 
Comparison between 

Quantitative and Qualitative research 

Quantitative research Qualitative research 

To explain social life To understand social life 
Theory testing Theory building 
Objective approach Subjective approach 
Closed and strictly planned Open and flexible 
Research process is pre-determined Research process is influenced by the 

respondents 
Researcher is distant from respondents Researcher is close to the respondents 
Uses a static and rigid approach Uses a dynamic approach 
Employs a deductive approach Employs an inductive approach 
Employs high levels of measurement Employs low levels of measurement 
(Source: Sarantakos 2005) 

The difference between quantitative and qualitative research is not clear because there is 

no consensus among researchers about the meaning of qualitative research (Mason 

2002) and methods of qualitative data analysis. Collis & Hussey (2003) state that there is 

no accepted set of conventions for analysis corresponding to those observed with 
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quantitative data. Chua (2006) explains that the purpose of qualitative re arch 1 to 

elaborate facts and to state natural events. The primary data are elicited from non 

probabilistic small sample sizes drawn from the population. The instruments used for the 

interviews are informal and unstructured. There are several qualitative research 

techniques in the social sciences (Sarantakos 2005). Among the qualitative research 

techniques mostly used in the social sciences are: case study, ethnography, grounded 

theory, and action research. 

A case study is an empirical inquiry that investigates a contemporary phenomenon 

within its real-life context, especially when the boundaries between phenomenon and 

context are not clearly evident. Case studies involve in-depth and contextual analysis 

and often relate to exploratory studies (Collis & Hussey 2003; Yin 2003; Sekaran 2003). 

An ethnographic method requires a researcher to be involved with the group under study 

for long period of time. Ethnography implies the application of multiple sources of 

evidence such as interviews, observation, document review, detailed notes, etc (Remenyi 

et al. 1998; Collis & Hussey 2003). The grounded theory approach develops theory from 

data. This means that the researcher needs to collect a substantial amount of evidence 

prior to constructing and establishing the theory (variables, concepts and relationships) 

which is then expressed in terms of hypothesis, and tested in survey. The process moves 

from the specific to the more general (Dencombe 2003; Collis & Hussey 2003; Remenyi 

et al 1998). The main aim of grounded theory is not to focus on the amount of data 

collected, but more on the insight, thought, understanding and experience of the 

researcher during the period of study (Sarantakos 2005). The action research method 

217 



requires a researcher to be actively involved in the situation under investigati in. 'I he 

main advantage of action research is that it addresses practical problems and direct 

solutions in the workplace within a continuous cycle of development. I lowcvcr, it 

limitation lies in the applicability of the solutions derived, since they might be relevant 

only for the particular organisation under study (Aguinis 1993; Remcnyi et al 1998, 

Dencombe 2003). 

5.2.3 Research logic 

The logic of research, as shown by Table 5.1, can be broken down into two types of 

research: deductive and inductive. The difference between these two approaches can be 

seen from the steps taken by researchers from the beginning to the end of the research 

process. Mason (2002) states that a research can be carried out in three ways as follows: 

i) Theory comes first, before empirical research and analysis, and is tested 

or measured against data. 

ii) Theory comes last and is developed from or through data generation and 

analysis 

iii) Theory, data generation and data analysis are developed simultaneously 

in a dialectical process. 

In the first case, the process begins with the researcher reviewing a range of literature 

such as journals, books, manuscript etc., and seeking the experts' opinions and ideas 

about the topic of interest. Findings are extrapolated from the combination of literature 

and expert opinion analysed, and then the theory is generated. In other words, the 

process moves from the general to the specific (Collis & Hussey 2003). This process is 
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called 'deductive' research. ln the second case, the theory appears last, as it i generated 

from the data, experiences or phenomena that might be encountered in the preliminary 

study. The process moves from specific to general (Coilis & Hussey 2003 ). T he la t 

approach is called 'inductive' research; data is generated and analysed at the same time 

as the theory is generated, in a combination of deductive and inductive research 

(Sekaran 2003). 

5.2.4 Research outcome 

Research to seek a solution to a specific problem for one situation or organisation is 

known as applied research. For example, a laboratory experiment to find a specific 

vaccine for a disease is considered as applied research. If the aim of research is to make 

a contribution to theory and knowledge, it is known as basic research. Thus, the terms 

'applied' and 'basic' research refer to the outcome or aim of the research (Collis & 

Hussey 2003). 

5.3 Research Process 

The process of scientific research can be divided into two distinct stages: first, the 

process of developing the conceptual framework and the research question; and second, 

research design, which involves the planning of the actual study, dealing with location of 

the study, the selection of samples, data collection and analysis (Sekaran 2003; Leedy 

2001; Ahmad Mahzan 2002). 
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Figure 5.1: The Research Process Map 
(source: Nachmias & Nachmias 2000). 

Nachmias and Nachmias (2000) provide a broad overview of how quantitative research 

is undertaken. The process comprises seven major steps. Each step is affected by the 

theory and the theory also affects the step in the process. The research is portrayed as a 

cyclical process because the generalisation drawn from a particular research wil 1 be re- 

evaluated by another research and the generalisation will be rethought. This process is 

shown in Figure 5.1. 

For this study, this quantitative type of research approach is the most suitable, for 

reasons which will be discussed in part 5.4. Thus, all research activities in this study are 

carried out according to the steps in the quantitative research process. In addition, some 

of appropriate methods or techniques used to collect and analyse the information and 
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data are further considered in relation to the part they play in achieving the re earch Him 

and objectives. 

5.4 The research design 

How the research is designed will guide the investigator as he or she collects, analyses 

and interprets observations. It is a logical model of proof that allows a researcher to 

draw inferences concerning causal relations among the variables under investigation. 

The research design also defines the domain of whether the obtained interpretation can 

be generalised to a larger population or to a different situation (Nachmias and Nachmias 

2000). Based on the brief overviews of research theories, as discussed above, this study 

adopts the explanatory and descriptive types of research purpose, the quantitative type of 

research approach, deductive type of research logic and basic type of research outcome. 

These research types are selected on the basis of the nature of data required and 

technique of analysis used to achieve the research objectives (Nachmias and Nachmias 

2000; Chua 2006; Leedy 2001 ). 

5.4.1 Required data 

Housing development is carried out to meet housing needs and demand resulting from 

urban growth, where the increasing number of people results in an increase in number of 

buildings, economic activities, community facilities, public utilities and length of roads. 

Examples of community facilities are schools, community halls, playing fields and 

religious premises. Examples of public utilities are premises or landed spaces to provide 

routes, water and power supplies, drains and sewerage plants. In order to meet the 
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housing need, more land is acquired either by redeveloping existing buil up ar as 

(brown field) or by developing agricultural land or undeveloped areas (green field). 

Housing development within the 'brown field' is considered urban regeneration or 

renewal and is also known as 'infill development'. This type of development docs not 

increase the amount of housing land available, and does not require the development of a 

significant number of community facilities or public utilities. The opening up of new 

housing areas in the 'green field', however, requires additional community facilities and 

public utilities to be created. This type of development is influenced by political, 

economic, social and cultural factors, and particularly by the roles of institutions , 

agencies and players as discussed in Chapter 2. Any attempt to examine the involvement 

of institutions, agencies and players in land and housing development requires data and 

information about the population; quantity, category and types of existing and future 

housing; roles and functions of government agencies; legislative provisions and statutory 

requirements for land development; property market and economic environments. Most 

of these types of data and information are available in documented forms such as 

reports, journals, books, pamphlets, magazines, government gazettes and newspapers. 

Focussing on factors affecting housing development resulting from the implementation 

of the planning system, as discussed in Chapter 1 and 2, information and data are 

required about how planning authorities prepare development plans, evaluate planning 

applications and consider planning matters. New housing locations are affected by the 

town planning system through policies of forward planning and development control. 

The planning authorities may determine desirable types of urban land uses, such as for 
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new housing zones, together with policies and guidelines. The housing zone ru d 

development policies are partly determined through the development plan system, and 

disseminated in the respective development plan documents. Some policies and 

guidelines are partly implemented or enforced through development control (Monk et 

al 1999; Bramley 1999, 2005; Healey 1991, 1992; Guy and Henneberry 2000; Adams 

and Watkins 2002; Evan 2004). The information that can be elicited from these 

documents, such as national policies, socio-economic profiles, and economic base study 

components, are all relevant planning matters. In relation to development control, the 

central issues are delays in approval planning process; density control, that is, number 

of persons or residential units per hectare (acre); allocations for commercial and 

industrial land within a housing scheme; quantity and land area for community facilities 

and public utilities; fees, charges and procedures. 

In Peninsular Malaysia, as discussed in Chapter 3, the implementation of the planning 

system is divided by three phases: before 1976, between 1976 and 2005, and after 2005 

to present. Due to the TCP Act 1976 (Act 172) came into force in 1976, the 

implementation period of the planning system to be examined by this study is between 

1976 and 2005, that is before the adoption of the National Physical Plan 2005. Thus, all 

the required data are limited to be within the time frame of 1976 to 2005. However, the 

quantitative types of data that relate the above factors and to the process of housing 

development are difficult to retrieve. This problem became apparent during preliminary 

investigations with relevant government departments i.e., state planning department, 

local planning authorities and land offices. These departments do have the data but it is 
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poorly kept; no information management system is in place. In addition, file containin ' 

relevant required data are inaccessible to public or students due to their classification a 

'restricted documents'. Where planning decisions are made to give out approvals or 

impose extra conditions upon approval, there are likely to be underlying planning 

reasons. Matters underlying planning decisions on proposed housing layouts and 

development are normally recorded in the respective planning application files. 

However, the public as well as students are unable to access the files concerned. 

Table 5.5: 
Information required from private housing developers. 

Development plans Development control Planning 
decision 

Structure Plan Local Plan Administrative Technical Planning 
procedures and comments policies 
Planning 
evaluations 

Development Local policies, Procedures, Requirements, Duration, 
strategies, Local Processing fees, Comments, Conditions 

Development infrastructures, Processing Conditions imposed, 

policies Land use zone, time, imposed, Consistency, , 
Major densities, and Planning Correspondence Appeals 

infrastructures intensities, standards, of technical 
outlined Road Rules, departments. 

' New improvements Guidelines, 
infrastructures Other matters, 
New residenti~I Assistances, 
areas Correspondence 

Due to the unavailability of quantitative data from secondary sources, this study sought 

the data from the primary source, that is, directly from the private housing developers. 

The information requested from the private housing developers is shown in Table 5.5. 

All this information was gathered through a questionnaire survey which involved 
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sampling methods to select the respondents, questionnaire design, data procc in , and 

analysis method. However, the researcher also faced difficulties in interpreting these 

primary data. For example, where respondents gave reasons such as 'unreasonahlc gro 

and net density in a housing scheme', the researcher had difficulty grasping the precise 

meaning, because the calculated residential density area may include roads, playing 

fields and other uses. For this purpose, the researcher had to consult several senior 

planning officers in state and local planning authorities for further clarification and 

explanations. This consultation was carried out after all matters that required further 

clarification from the local planning authority were assembled. 

5.4.2 The study area 

This study was carried out in Peninsular Malaysia, which consists of 12 states. As 

discussed in Chapter 3, eleven states have adopted the Town and Country Planning Act 

1976 (Act 172), while the Federal Territory Kuala Lumpur adopted the Federal Territory 

(Planning) Act 1982 (Act 267). Although the two Planning Acts have different names 

and prerogative of making planning decisions lies with different authorities in each case, 

they are homogeneous in terms of the planning system, particularly before year 2001, 

and the planning approval process (Lee et al 1990; Goh 1997). As also mentioned in 

Chapter 3, the Town and Country Planning Act 1976 (Act 172) was amended in 2001 to 

include the National Physical Plan and Regional Plan in the planning system, but Act 

267 remained unchanged. 
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This study does not cover the planning system in East Malaysia because the two ates 

use different regulation . Sarawak uses the Town and Country Planning Ordinance AP 

87, 1952 which empowers the municipal council to exercise development control, while 

land matters are dealt with under Land (Control of Subdivision) Ordinance CAP 82, 

1954. Sabah uses Land Ordinance (Sabah CAP 68) 1930, and Land Rules 1910. 'I he 

local authority also functions as the local planning authority within its administrative 

boundary, which can be of various sizes. The distribution of local planning authorities 

and private housing developers in Peninsular Malaysia is shown by Table 5.6. In 

Peninsular Malaysia, there are 99 local planning authorities and about 1009 registered 

private housing developers. 

Table 5.6 
Number of local planning authorities and 

Private housing developers by states 

State Local Registered Private 
planning Housing Developers 
authorities 

Perl is 1 }- 
Kedah 11 93 

Penang 2 86 

Perak 14 122 

Selangor 13 343 

W.P 2 89 

N. Sembilan 8 63 

Mel aka 3 83 

Johor 15 119 

Pahang 11 62 

Trengganu 7 13 

Kelantan 12 25 

Total 99 1,009 

Source: FDTCP, 2004 and REHDA, 2004/2005 
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5.4.3. The questionnaire construction 

This sub topic discusses the construction of the questionnaire as the main survey 

instrument, using factual and attitude scale of measurements for some questions. 'I akin , 

into consideration that this survey involves large numbers of respondents from many 

locations, the questions tend to be fairly straightforward. The survey was also conducted 

within an environment of good social relations, and respondents were given ample time 

to understand the objective of the survey and to answer the questions. Based on the main 

variables derived from the literature, the questions were drafted and arranged according 

to events of planning approval and development process. 

The final set of questionnaires used in this study was tested in two pilot surveys; pilot 

surveys assist researchers to improve their questionnaires for better analysis (Nachmias 

and Nachmias 2000; Ahmad Mahzan 2002; Chua 2006). For this study, the main 

purposes of the pilot survey are to evaluate: 

a) suitability of questions to elicit the expected answers without confusing wording 

and sensitive questions that may embarrass respondent, 

b) smooth flow of delivering the questions to respondent, 

c) time taken for each interview, to estimate total time for the whole survey, and 

d) the ability to analyse answers to the questions. 

In the first pilot survey, the questionnaire was tested on nine respondents from private 

housing developers. In this questionnaire, all questions were 'open-ended' questions 

according to the variables discussed in 5.4.2. The main expectation was to obtain as 

many answers as possible from the respondents, on various items of town planning 
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control that affect housing development l lowevcr, several questions did no elici 

answers as expected. For example, the question 'what are the problems faced in 

submitting applications for planning permission?' elicited a wide array of answer 

encompassing the respondents' problems, right from filling up the forms to the 

completion of the housing project. For the question 'in which housing projects was the 

problem experienced?', respondents answered that they are involved in several types of 

housing projects, including condominiums, terraced houses, town houses, apartments, 

country-homes and others. Some of the projects involved less than 2 hectares land. Thus, 

some of their answers were not relevant to the purpose of this study, since the researcher 

is actually concerned with problems faced by housing developers in obtaining planning 

approvals for the development of a housing scheme comprising various types of houses 

and various types of community facilities and public utilities. 

Results from the first pilot survey helped the_researcher to design a better questionnaire. 

For the second pilot survey, except for factual questions, some questions had to be 

answered using the Likert scale, Respondents were asked to check seven scales of 

attitude from the lowest to the highest (Nil, lowest, lower, low, high, higher, highest), 

The sequence of questions was based on the event sequence of the planning approval 

and development process, Variables in the planning approval process at the stage of 

application for planning approval were included, The results from the second pilot 

survey revealed several problems related to wording of questions, time taken to fill up 

the questionnaire, interrupted sequence of questions, unchecked scales in most 

investigated questions and uncertainty as to the reasons for the given answers, For 
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example, the researcher could not grasp why, in certain cases, the respondent ch > the 

'higher' or 'highest' scales, which imply the greatest number of problems in getting 

planning permissions. Nevertheless, the data obtained by using the Likert scale is ea ily 

tabulated and analysed. 

After two pilot surveys, the questionnaire was amended and revised to make it 

understandable and more focused on answers related to the research questions. 

Amendments were also made to English grammar, wording and syntax. The final 

version was designed as a semi-structured questionnaire that contains several types of 

questions. The first part comprised factual questions to obtain background information 

of the respondents, experience, position in their organization, characteristics of their 

organization, and experience in carrying out housing development. The data in this part 

is of the 'nominal' type. The second part comprised questions relating to the 

development plan, development control, planning decisions and other factors. These 

questions were designed to measure 'attitude' or 'opinion' by providing the 'Likert' 

scale from 1 to 5, that is, from the least to the most (least, less, moderate, more, most). 

The respondents could use their experience to indicate appropriate scale. and to give 

reasons for their selection of scales. It is found that the range of scales used by this study 

is the easiest way for respondents to make reasonable judgements. The data obtained 

here is 'ordinal'. In addition, the semi-structured questionnaires allow the researcher to 

obtain more information from a particular item especially about underlying reasons for 

the chosen scale. An example of the questionnaire can be found in Appendix A. 
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Besides helping the researcher to do necessary amendments to the questi nnaire, the 

pilot interview helps to foresee possible problems that might be encountered in carrying 

out actual interviews. Several respondents of the pilot surveys mentioned that ome 

housing developers have ceased operation, changed address and shifted to different 

types of property development. This information is very important to the determination 

of sampling size and to the carrying out of actual interviews. 

5.4.4 Sampling design 

Due to the limited time, financial resources and manpower, this study employs the 

'inference research design' under the quantitative research method, which does not 

require a census survey but relies instead on statistical analysis of the primary data from 

the sample; from this analysis, the findings can still be generalised to the 'population' 

(Chua 2006. p.8). However, the sample must be drawn according to the sampling theory. 

Based on the sampling theory, the accuracy of the sample to represent the whole 

population is determined by the values of standard deviation and the standard error 

(Chua 2008; Nachmias and Nachmias 2000; Leedy 2001). The bigger the sample size, 

the more accurate the results will be (Ahmad Mahzan 2002; Rahman 2000). The formula 

to estimate the sample size is: 

S.E. = s I,/ n therefore n == s2 I (S.E.)2 

where S.E. is the standard error, 

's' is standard deviation, 

'ri' is the sample size. 
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A sample size of more than 30 (n >30) is considered large, where the arithmetic mean of 

the sample will be closed to a mean of the whole population, as long as the population 

size is at least twice the sample size (Spiegel et al 2000; McClave and Sincich 2006 . 

After determining the sample size, Leedy (2001) states that the actual sample can be 

drawn from the population by simple random sampling method. The most frequently 

used method for the random selection of samples is 'the table of random numbers 

method' (refer to Appendix B). The table shows horizontal and vertical numbering. The 

researcher needs to select the number starting from any horizontal or vertical column ' 

selected purely by chance - for example, by opening a text book and then looking at the 

page number; the two digits of the page number depict the point of intersection between 

the horizontal and vertical columns. Jn a case to select 10 samples from a population of 

100, the researcher has to look at the two digits of a series of numbers below 100. For 

example, the researcher can choose number 61, 20, 07, 31, 22 and so on until the 

required total sample size is achieved. 

However, the sample to be drawn from the 'population' can be based on any other 

sampling technique chosen by the researcher. Leedy (2001) summarises the sampling 

techniques appropriate for each population characteristic as shown in Table 5.7. For 

'simple random sampling', the sample is derived by means of a simple randomization 

process. In 'stratified random sampling', the population is composed of layers (strata) of 

different types of individual units. The samples need to be drawn from each of the strata 

randomly. With respect to 'proportional stratified sampling', a random sample is 

selected proportionately from the numerical strength of each of the components within 
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the entire population structures. For example, the population comprises three rclt ,j iu 

groups and the numerical strength of each group is in the proportion of 3:2:1. If the 

population comprises 30 Muslims, 20 Buddhists and 10 Hindus, the sample would he 

Muslims, 2 Buddhists and 1 Hindu. For 'cluster sampling', each cluster should he as 

similar to the other cluster as possible and yet within the clusters the individuals should 

be heterogeneous. A 'cluster' can be a state, city, area, building block or precinct. The 

samples are drawn from each cluster using the proportional stratified sampling technique 

(Ahmad Mahzan 2002· Nachmias and Nachmias 2000; Leedy 2001). 
' 

~n=~~~~~~~~~~-F"--~~=;;-~:=='.~~~~~- 
'-- Pop u I at ion Characteristics Appropriate Sampling Techniques 

Table 5.7: 
Population Characteristics and Sampling Techniques 

Cluster sampling 

Population rs generally a homogeneous Simple random sampling 
mass of individual units Simple stratified sampling Population consists of definite strata, each 
0~ which is distinctly different, but the unit 
Within the stratum is as homogeneous as 
,_eossible 
P?ptilation contains definite strata with 
differing characteristics and each strata has 
a proportionate ratio in terms of numbers 

_Q.f members to every other strata 
Population consists of clusters whose 
cluster characteristics are similar yet 
:hose unit characteristics are as 
"=-eterogeneous as possible 
Source: Leedy, 2001, p.101. 

Proportional stratified sampling 

Based on the above discussions, the selection of the most appropriate sampling 

technique for this study is dependent upon characteristics of the sampling population and 

th · h ' I' 1 . ' . h' e area where the population is established. T e samp mg popu anon in t is case is 

Private housing developers; in general, housing developers are homogeneous because 
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they hold licences under the Housing Developers Act 1966, they are directly involved in 

housing development, and they have dealt with the planning approval process. 'I heir 

organizations are located in all states in Peninsular Malaysia. Based on individual 

characteristics, they have differences in terms of their organization size, capabilities, 

experience and location (REHDA, 2004/2005). 

All states in Peninsular Malaysia are considered as homogeneous subjects in terms of 

public administration and town planning systems. Though there are differences in the 

implementation of town planning systems that are related to different planning policies 

and decisions, the functions of the planning authorities are homogeneous (Bruton, 2007; 

Lee et al 1990). Therefore, the most appropriate sampling technique used in this study is 

'cluster sampling'; the sample is drawn from each state (stratum) according to the 

proportional stratified sampling by using the Table of Random Numbers. Consideration 

was also given to the requirement that the sample size to represent each 'stratum' should 

not be less than Jo samples for satisfactory statistical analysis (Nachmias and Nachmias 

2000). 

According to the identified sampling technique, the sample should be drawn as a number 

proportionate to the total population of each stratum. Here, each state in Peninsular 

Malaysia can be considered one stratum. Thus, all registered housing developers in each 

state, as recorded by REHDA 2004/2005, are given a number; then the sample from 

each state is drawn according to the Table of Random Numbers. By applying the cluster 

sampling technique, a total of J 10 samples was drawn from each stratum, constituting 
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approximately 10 per cent of total population. Due to the possibility of non-resp mse , 

an allowance of 30% was made. This finally led to an adopted sample size of 160. 'I he 

selected housing developers were then traced by their addresses, based on the names of 

their establishments recorded by REHDA 2004/2005. The sample drawn from each 

stratum is shown in Table 5.8. 

Table 5.8 
Number of Registered Housing Developers and Sample drawn 

State Registered 10% Adjusted 
Housing Sample Sample 
Developers 

Kedah/Perlis 93 9 JO 

Penang 86 9 12 

Perak 122 13 15 

Selangor 343 34 45 

W.P 89 9 12 

N. Sembilan 63 6 10 

Mel aka 83 8 12 

Johor 119 12 14 

Pa hang 62 6 JO 

Trenzaanu 13 I 10 

Kelantan 25 3 IO 

Total J,099 (N) JI 0 160 (n) 

Source: REHDA, 2004/2005. Note: (N) = population; (n) - samples 

S.4.5 Data and information collection 

There are two categories of data used in this study - secondary and primary data, as 

mentioned in Chapter 1. Secondary data was gathered through documents as discussed 

111 5.3, in tandem with the writing up of Chapters 1, 2, 3 and 4. When new data was 

found, it was included in the respective chapter. Non-published documents that provided 

Valuable information were acknowledged whenever relevant. 
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The · pnmary data was gathered by 'face-to-face interviews' using semi-structured 

questionn · aire, The interviews were carried out by the researcher personally durinu 

Working d ays and hours and in the English language. llowcvcr, Malay Inn iun it' \\:lS 

used oc . casionally in some cases when respondents could not co11111111n icntc "t'll in 

English and . required further explanation or the questions in the Mnlny lnn°ungt'. l'he 

selected respondents were contacted through telephone and electronic mail befor the 

Visits. The selcctio f d h. I I d' . . . . d 1 l . I n o respon ents was rg 1 y rscnmmatmg, rcstricte on y to 11g 1 

I eve] managers or professionals in housing developers' organization . They were 

assumed to have sufficient knowledge of housing development and the planning 

approval r . . . . P ocess. The important factor in choosing which private housing developers to 

be surveyed · . is that they must have experience in developing housing schemes 

irrespective of . project sizes and have a valid developers' license. Although large 

housing sch . . ernes have been imposed with many plannmg requirements and rules 

compared to h . t e development of an individual house (detached), an apartment, or a 

housing sci . . . ierne of less than 50 acres, the experience in deal mg with plannmg approval 

Would b . e similar. The referred housing scheme includes commercial and industrial 

Uses but the . . proportion of housing land must be larger than that of both the commercral 

and· 
111dustrial land. 

'fhis study ad I · ) b it I opts the personal interview (face to face tee 1111que ecause 1 ias some 

actv antages. I . Most importantly, the personal interview technique will ensure iigher 

resp onse rat · I · I bl . e than sending questionnaires through the mail. This tee 1111que a so ena es 

interv· iewcrs to explain the objective and the purpose of the survey verbally, and to 
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clarify un I . c ear questions. Jn addition, interviewers are able to probe for addition:il 

inform ti a ion or det ·1 a1 s, to ensure that the respondent answers the questions as the nrc 

put in sequence, and II to co ect supplementary information, i C any (Nnd1rn ins and 

Nachmias 2000· , ' Chua 2006). The time spent for an intcrvi ·w was about JO h) tO 

minutes. All fi I 1 led up questionnaires were processed to extract th' datn n, lis .usscd in 

Chapter 6. 

Rowever, the personal . . . h . d. d . f . c interview technique as its isa vantages in terms o costs, 

inter · viewer bi tas and lack of anonymity. There arc costs involved in the travel and time 

required to conduct interviews (Nachmias and Nachmias 2000; Ahmad Mahzan 2002). 

For th' is stud y, the researcher incurred extra costs for lodging and travelling when 

resp ondents were not available on the date and time of appointments. Interviewer's bias 

Was expected to be minimised because respondents fully understood all questions and 

Were ha Ppy to spc k b · I I · h · · Th . a a out their unsatisfactory relations wit 1 p annmg aut onucs. ere 

IS a Po · ssibility of bias in the way the researcher records verbal responses given by 

resp ondents . ' and 111 tran lations from Malay to English. The lack of anonymity was not 
an · issue 111 th. is study because the interviewer was the only person who kept all 

resp ondents' and promised to 
particulars (names addresses and telephone numbers) 

ma· ' intain ti . 1e 111 for · mauon as strictly confidential. 

sA.6 D 
ata Pree . T . essing and cleaning 

his stud y Use S . . S t: W. d . 

13 
s tatistical Package for the Social Sciences (SPS ) tor m ows version 

for the d ata analy is. Thu , the data obtained from the questionnaire survey had to be 
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prepared according to the requirements of the SPSS. All sets or completed 

questionnaires . . . were examined m terms of their contents and responses to questions, 

Since the . questionnaire was semi-structured, there were answers in l.ikcrt scales and 

answer . sin verbal forms. All answers had to be given field numb erinu or codin l to m;lkl' 

it e · as1er to kc . . Y rn data into the SPSS Spreadsheet. Data on respond int pnrticul:lrs an i the 

expe · nenee of th . err organisation was classified as 'nominal measurement'. For x mplc 

Code 1 . is for director, code 2 managing director, code 3 for project manager and so on. 

Answers to th . e liken scale questions were easily coded because they w re ba ed on the 

scale used · . ' i.e., 1,2,3,4 and 5. Reasons given by respondents for choosing particular 

scales encompassed many categories of answers. Thus, the identification of relevant 

catego . ries took a long time. The researcher's time was spent on searching for 

appropriat , e categories based on the purpose of the study. These answers are known as 
St . rings' . 111 the SPSS spreadsheet. The code for the string data was based on the 

idenr fi 1 ied cate i • I 4 h 1 · gones. For example, if the respondent checked sea e on t e ikert scale 

for Procedur . . . . . . . cs 111 submitting an application for planning perrrnss1on and the reason given 

Was ' tnany particulars required', the category for this reason would be 'information 
req · U1re111ent' . . , ·If the reasons did not fit any particular categones, they were categorised as 

Others'. 

Even th ough all data was successfully keyed-in into the SPSS spreadsheet, the 

research It er had to do data editing (Nachmias and Nachmias 2000, Ahmad Mahzan 2002). 

Was fi ound that the scores for all scales still required data cleaning, including 

Correct. ions to wr ng entries, omis ions, missing values and errors in the SPSS 
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spreadsheet The . . · rmssing values were given the code '99'. The researcher needed to 

refer to th . . e questionnaire concerned in doing this editing work on the data spn::1dshl'l'l 

This exe . rcise was helped by having the questionnaire serial number which wus then 

replaced by 'ID' . in the SPSS spreadsheet. 

5.4.7 D ata analysis method 

This st d u Y explores statistical tools to analyse, represent, and interpret relationship 

betw .. een variables of the data. Data that has been coded and prepared for SPSS 

Processin . g IS ready for analysis. This study uses three types of analysis techniques: 

descripr ive, non-parametric correlation, and analytical. 

a) D escri t. P rve analysis 

In Ord . er lo analyse the data according to techniques of descriptive analysis, the first task 

IS to construct the frequency and percentage distribution to examine the pattern of 

resp onse to . . each of the variables and to make comparisons between variables. These 

corn . Pan sons can be displayed in bar charts and pie charts. The most important 

rnea surement after observing the percentage distribution is the 'measure of central 

tend ency' T . . . · here are three measurements commonly used tn social sciences: the mode, 

the rn edian and the arithmetic mean. The mode indicates to point in the distribution with 

the hi ighest d · · · · d I · I · · cnsrty, the median is the distribut10n's m1clpoint, an t re ant rrneuc mean is 

an a veragc f . . · · N h · d N h · o all the values in the distnbut1on. Jlowevet, ac 1111as an ac rruas 

(2000) state h I · d t · d ·d· I s t at the median is more suitable for ana ysmg a a measure at 01 111a 

level. The . . . . ' mean and the median will indicate the location ot the rn<1Jonty of respondents 
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attitudes S. - · ince five likert scales were used for investigated variables, the mean 01 the 

tnedian of mo . . . re than 3 depicts the existence of 'problems' to that rcspccuvc variable, 

Fo r cases wh ere the mean and median arc Jess than 3, the probkms to the respect h 1. 

variable s are relatively fewer. 

Prior to detail analysis, the data arc tested for 'internal reliability' whi h will detcrrnin 

the robustn ess of the results. for this purpose 'Cronbach's Alpha' is used after n uring 

al] corn ponent variables are coded in the same direction. SPSS for Windows provides a 

tool~ ror reli bili a 1 tty analysis. The value of Alpha ranges from 0 to 1. The value of 0.7 and 

111ore for e . . ach variable is considered acceptable for further analysis (Jackson and 

Watkins 200 . . 5, Chua 2008, Nachmias and Nachmias 2000). 

b) Non-pa . rametnc correlation 
Fo ' r ordinal' data, the measure of relationships among variables is meant to examine 

Wheth er the ki · · id · I · ·1 diff ran mg of observations on each variable ts 1 enticat, sum ar or 1 crcnt 

(Nachrnia s and Nachmias 2000; Chua 2008). for this purpose, the 'spearman rho' 

correJar '011 technique is used to examine the magnitude of relations between variables. 

this correJaf · I · hi h h · ton technique is commonly used in non-parametric ana ysis w re as us 

cou ntcrpart in the parametric analysis known as 'pearson correlation'. The non 

Pararn . ctnc analysis is carried out on data measured in nominal and ordinal levels. The 

Pararnet . nc analysis is carried out on data measured in intervals and ratios (Leedy 200 I; 

Spie U geJ et al 2000; Chua, 2008). The result from spcarinan rho' correlation will exhibit 

ie e . Xtstc nee of agrccm nt among respondents to two or more variables. The spcarrnan 
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rho' correlaf h . ion tee rnque can be carried out using SPSS for Windows. Strong relations 

With 0 05 . · and 0.0 l significant values indicate confidence intervals or 90% and 9911 o 

respective! T y. he category of correlation coefficient values is shown in Table :-i.q. 

Corrclatio I n va ues close to 1.0 indicate the strong agreement or r'sporuknts to the rnnks 

or scale · given Lo those variables or interest. If the variabl s arc riven lower ranks or 

scales th . ' e magnitude of relationships also shows that respondents have strong! similar 

attitudes . to the lower ranks or scales. To draw these conclusions, the researcher must 

refer back to the mean and the median of each variable. IL is expected that a higher 

degree r 0 problems (in planning components) is indicated by strong correlation 

coefflcien . . t values (0.71 - 0.99) among variables of interests that have the median and 

the rnean I va ues at 3.0 and above (3.0 - 5.0). 

Table 5.9 
Categories of correlation coefficient values 

Category Correlation coefficient value 

Very strong 0.9 J - I.00 

Strong 0.71 -0.90 

Moderate 0.51 -0.70 

Weak 0.31 - 0.50 

Verv weak 0.01 -0.30 

No relation 0.00 

Source: Chua, 2008. p.246 

In Order to . , . . exarn111e the differences among respondents attitudes, the One-way ANOVA 

statist. ical technique is used in this study. This technique is also provided in the SPSS for 

\Vind 0ws . ·11 . d' d'ffi package. The results from this technique of analysis wt m icate 1 erences 

bctw cen var· bl . ta es of mterests. 
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The · significant T k ' . . u ey s comparison values are determined at 0.05 and 0.01 with the 

confidence . interval of 90% and 99% respectively (Chua 2008; McClavc and Sincich 

2006; Zulk , . . amain Zakaria and J lishamuddin Md. Som 2001). 

c) Anal · vucat analysis 

An anal f . . Y ical statistical technique to extract he dominant factors and compon nt: i th" 

Factor A . . nalys1s or is known a PF A (Principal factor Analysis). The use of PFA is w 11 

established . in property and planning studies (Watkins, 1999; Bramley, 1998; Malpezzi, 

1996; Jackson and Watkins, 2005). Therefore, this study employs the PFA technique to 

extract the . . dommant factors and components of the town planning system that affect 

housing development. The factor analysis is able to classify a large number of 

interrelated . . . . . variables into a limited number of d1mens1ons or factors (Nachmias and 

Nachrn· . ias, 2000). The researcher can simplify the measurement of dependent variables 

(plannin) . . . . . g cons1dcrat1ons) by identifying a number of underlymg dimensions. In this 

stucty, the cq . uauons used in PF A are as follows: 

The planning factors affecting == development plan + development 

hous· d ing evelopment 
control + planning decision + other 

planning factors. 

the correlation between an item and a factor is represented by a factor loading which is 

sirni1 . ar to correlation coefficient; it varies between zero and one and can be interpreted 

In th . e same way. Loading items with values of OJ and below are considered weak 
1nct· 

tea tors of the factor. The technique assumes that items representing a single 
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dimension · 11 . wi be highly correlated with that dimension (Nachmias and Nachmias ?000, 

Ahmad Mahzan 2002). The extent to which the factor is explained by the items' load in 1 

is reflected . . . . . 
111 the percentage of exp lamed vanance. Most 11nportnnt ly, the [actur« with 

the hi h zg est percentage of explained variance provide the most parsimonious 

representation of the items (Nachmias and Nachmias 2000.p.117?.). Therefore, the f'n -tor 

With the h' ighest percentage of the explained variance is the dominant fa tor. Ilo e er, 

the wok' r mg of PF A depends on the speci fie procedure. 

Ahmad M . . . ahzan (2002. p.266) outlines the steps that need to be taken m this technique 

as follows· 

a) P repare correlation matrix of all the variables to be analyzed under FACTOR 

that w·11 b 1 e done by a computer (SPSS package) 

b) The computer will give output of initial factors 

c) The computer will process all the initial factors to obtain the final factors for 

interp t · re anon by the researcher. 

d) The researcher gives names to the factors comprising variables that have 

coeffi · d' ) tcient correlation of more than 0.3 (factor Joa mg · 

s.s 
Conclusion 

n, 0vervi . · · b · k I d c. cws of the re carch theories provide the most 1mp01 tant asic now e ge ior 

the researcl . · · h h d d · 
1e1 to rationalise and idcnti f y the appropriate reseat c approac an esign. 

Based on research theory, this study adopts the quantitative research approach for 

lilethod s of data gathering and techniques of data analysis. The data lo be collected and 
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analysed are p rt · · · I · 1· e ammg to components of the three mam town p anrung actors that 

constitute th I e Panning system: development plan, development control, and plannin i 

decision I . s. t is expected that the results of the analyses will be able to c: plain on Ill)\\ 

the· unplementation of the planning system affect housing development. There fort, the 

next tw 0 chapters will discuss the dcscriplivc and nnalytical nnnlyscs or the primnr. 

data foll ' owed by discussions on the research findings. 

243 



Chapter 6 
Data JI nalysis 

CllAPTl!:R 6 

DAT A ANALYSTS 

6.J I ntroduction 

lhe hou . sing development issues in Peninsular Malaysia, as discussed in Chapter 4, are 

telated to land suitable for housing, higher production costs and a large number of 

Unsold h ouscs in the market which indicates the mismatched between the housing supply 

and th e demand 1·1 · · d · I h · I · · rose issues arc assumed to be associate wit 1 t e imp ementation of 

the I P annin g system. Since the government have given 72.1 percent share to the private 

hou · sing d evelopers to meet the targeted 709,400 units from 2006 to 2010, the burning 

questio . n 15 which town planning components are affecting private housing development. 

Ash as been hi . . . ighlighted in Chapter 3, town planning components can be 1dent1fied based 

On 111 • aJor planning ti · · · · · I t ti f th I · t 'I' ac rviues involved in the imp ernen a 10n o e p annmg sys em. o 

ans11. •ver th . e question, the data gathered by questionnaire survey are analysed based on the 

desc . ripr ivc analysis techniques as discu sed in Chapter 5 that include the arithmetic 

tnean , the m d 0 
e and the m dian that arc used to indicate the central tendency of data 
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distribution (N . achrnias and Nachmias, 2000). By presenting attitudes of the problems 

based 0 h , . n t e likert scale' from 1 to 5 levels in percentages form, housinu developers 

Prob le rns related to the respective planning components are dist in iuishahlc. lllti111:1td), 

results of th e analyses in this chapter will reveal the town plaunin > components thnt 

have been . partly contributed to the housing development issu 'Sin Peninsular Mal 1 si 1. 

The discu . . ssions m this chapter follow closely the steps in the Event Sequence Mod I, as 

highlighted . In Chapter 2, whereby the relation between town planning components and 

activities . in the development process can be analysed starting from the land acquisition 

stage until th . . . e planning approval stage. Prior to the analyses, the data are examined of 
th . ' 
eir Validity a d 1· bili I · · f th d d ·1 I · n re ra 1 ity and followed by c 1aractenst1cs o e ata, eta: ana ysis 

for each tow . . . n planning components and ends with the conclusion. 

6.2 
Characteristics of the Data 

13asect on 1· . . rsts of registered housing developers rn the REHDA Annual Report 2004- 

2005 ' housin d · 1 h d f: · · 1 T g evelopers were contacted through E-ma1 , p one an acsirru cs. he 

sue cessfu1 . contacts were followed by personal visits purposely made to get appointments 

for the inte . . . . h t: • . • 
1 views using semi-structured quest10nnaJres. T ererore, it is important to 

POrtr ay the I I · b · d c 1aracteristics of the data before further ana ysis can e came out. The 

char acterist · · · f h ics of the data can be portrayed through the exam111at1on o t c rates of 

resp onses h .. .t e respondents' particulars, and the reliability and validity of the data. 
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6·2 1 Re · sponse rates 

The numb er of samples dawn from each state is shown by Table 6.1. Althou 1h the 

design d e sample from all housing developers through the random tnhlc is I ()0 out of 

1,009 th ' e actual sample is only 137 or 85.6 per cent. Th oth 'r I ·l.·l per 'Ult is 

co . ns1dcred , as non-response' even though after fourth attempts mndc. The respective 

respond ents could not be interviewed because of various reasons such as reason. of their 

Priority w orks. However, this sample size is more than the expected respons s of 70 p r 

cent (refer Ch . apter 5). The small percentage of non-responses ( 14.4 %) rs b yond the 

researcher control because usually the businessmen do not welcome the non-money 

nieetin . g or discussions. 

Table 6.1: 
Total Sample for Questionnaire Survey 

States Design Actual 
Sa mole Sa mole 

Kcdah/Perlis 10 10 

Penang 12 10 

Perak 15 15 

Selangor 45 40 

W.PKL 12 JO 

N. Sernbilan 10 10 

Mel aka 12 10 

Joh or 14 14 

Pahang 10 10 

Trengganu JO 3 

Kelantan 10 5 

Total 160 137 

Bact ex.per· d ·1 bl Ienccs are unavoidable especially when the respon ents were not avat a e at 

th e app . ointment date and times. Thus, after fourth attempts, they are considered as no 

res Ponse. E , . . Ven for the successful interviews, there were cases when the respondents for 
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the inte · rviews were suddenly changed from the 'contacted respondent' to a new 

respond t h en w o was selected by the company while the researcher was under wu . For 

this natu f . . . re o occasion, the researcher was taking cautious step to .nsurc thnt th1.. 

replaced respondents had also ever handled housing project dcvclopm 'nt. Fortunate! • m 

this stud h Y, t e replaced respondents' were among mana icrial levels and able to m~m er 

all questions · f' · · b d I · · · I saus actorily. All answers given were ase on t terr cxpcncn t:, 111 t re 

field of h . . ousmg development. Their positions in housing developer ' comparue ar as 

shown b p· . . . Y igurc 6.1. Of all respondents, 47 percent of them arc project managers who 

normally b · · I d · h eing recognized as persons who have actually invo ve m t e process of 

housin d g evelopment (Ratcliffe and Stubbs, 2003). The other 53 percent of respondents 

are not . . . . project managers but they are managers who involve in housing development. 

Perhaps th · · · · f · ' bl' h ' err posruons depend on types and categones o compames esta is ment 

Wh' ich are not usually called project managers. 

% 

18% 17% 
Director 

•Mang Director 

18% o Project Manager 

o Manager 

rigure 6.1: Respondents Positions in Respective Developers Companies 
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The sa I mp e size of 137 . id is cons: ered more than adequate for the analysis because it is 

co . ns1dered as a , I . . . arge sample' that will be able to display the normal curve distribution 

(Spiegel 2000 'Mc Clave and Sincich 2006). In addition, the ample siz · that .ousists of 

more th an JO responses for each variable fulfilled the rcquircm~nl for :ntisfnchw 

statistical an I . a ysis (Nachmias and Nachmias, 2000). 

6.2.2 D ata Validity and Reliability 

Data validity and 1· bili . d d h I'd' h . re ra 1 uy can be d1scusse un er t c content va 1 ity t at includes 

'face validity' and ' 1· . . t: I'd' . t bi . I . samp mg validity'. The race va 1 ity rs me su ~ect1ve eva uauon of a 

rneasurin . g instrument. The concern of sampling validity is whether a given population is 

adequ t I a e Y sampled by the measuring instrument in question. The 'reliability' refers to 

~~t ' ent to wl · J · ' • bl ' (N h · 11c 1 a measuring instrument contains varia e errors ac mias and 

Nach . m1as, 2000). 

For ti . 11S St d · · · · u y, besides the high rate of responses, it rs unavoidable that there are also 

Problems . . . of bias, unreliable, and un~representat1ve of the data that arc called errors. J\ II 

these problems require cautious interpretations and inferences. The bias of the data may 

Occu r due to the face to face method of interviews adopted in this study. In this respect, 

lhe · tntervie ' d ' Th' I wer s might unconsciously influence respon ent s answers. is may a so 

Occ ur When some housing developers (the respondents) who did not answer the 

questions . . as expected possibly due to secrecy, reluctant to answer, and misunderstanding 

Of the research 

inferc nces of a mall ample size (less than JO) were drawn from analyses which 

purposes. The results of analyses may also introduce 'bias' when 
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employed a large sample . t . . I h . S . . II h . size s atistrca tee mque. tat1st1ca y, t e bias of the data is 

Portrayed as errors (Ahmad Mahzan, 2002; Leedy 200 I, Nachmias and Nachmias 

2000). 

In this stud . . Y, the bias rs unavoidable even though the sample size is onsid red ndcquntc 

for exploring the large sample statistical analysis technique. l Iowcvcr, th bi , i 

minimised b ecause the sample drawn from each stratum is strictly carried out according 

to the stati f . s ical probability theory that is using 'the Table of Random Numbers'. There 

is also . unavoidable bias to appear in the data since the interviewer or the researcher 

explained ti . . . . ie questions and giving an example to the answer. This s1tuat1on occurred 

because respondents do not fully understand about types of development plans, local and 

national .. policies, planning matters, non-planning matters, and planning conditions and 

req · U1ren1ents. Thus, the researcher had to give explanations towards answering the 

question . s Without embarrassing the respondents with the intention to get further 

corp orations and favour. However, the researcher was fully cautious about the 

Possibir tty of the bias. Therefore, it is learnt that the wording of the question in the 

questionna. . . . . . . . . lie JS very important in order to obtam the nght answer to the quesuon written 

1]1 th e que r s ionnaire. Fortunately, in this study, the researcher conducted the interviews 

Personal! . . . Y through which the misunderstood wording could be explained immediately- 

Based on th d · · bl · d c ata, the po sibi I ity of analyzing the rclattons among vana es is tcste by 

Usin g the 'C . ronbach's Alpha' technique. Out of 36 variables tested, the total Alpha value 
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for 30 . variables . 0 95 . . . . is · which rs within the acceptable range of between 0.7 and 0.99. 

This is sh own by Table 6.2. 

Table 6.2 
Reliability Statistics 

-bacb's 
I ha - 95_Q__..__ 

N of Items 
30 

Accordin t g °Chua (2008), the acceptable Alpha value for reliable analysis should not b 

rnore than 0 9 . . . . . · 5 because the value at above this level will indicate the overlapping scale 

leading to errors in . t . h' . II 30 . bl b m erpretauon. Based on t rs view, a varia es can e analyzed 

Using the F actor Analysis, Spearman Rho correlation coefficient and One-Way ANOV A 

tech · n1ques. 

6.2J c ate · genes and Characteristics of Housing Developers 

I\ p . rivate h . . ousing developer is the main player in housmg development (Goodchild and 

Munton, 198 . . . . 8). Developers can be divided into several groups based on their intenuons 

in hou . sing de I . . vc opment. The majority of developers fall under two main groups: build 

for th . e1row . . . n uses and build for sales (Millington 2000). However, irrespective of which 

group ti . 1ey are in, they need to deal with planning permissions because all types of land 

deve1 0Ptnent h . . ave to apply for planning perm1ss1ons except the exempted development 

(Act 172 a . . . nd Act 267). This study finds that private housing developers who involved rn 

hou · sing d cvclopment arc focused on 'build and sell for profit' and do have sometimes 

'build fi or their own uses' but the later is seldom. In Malaysia, developers can be 

divided . ' into a subsidiary and a sole proprietor company (Johnstone, 1979). A subsidiary 

250 



Chapter fi 
Data Analysis 

company h as less authority in dealing with housing land development in many ways 

such as . in choosing housing location and proposed housing lay out. The cute iory of 

establish ments may affect the capability of a developer in pcrrormin) housing 

develo pment such as sufficient financial capital to run the pro] ''IS as wc!l as tn acquire 

housing land . 'to provide expertise and manpower, and to cnua 1 with related consult. nts 

(Johnstone 1979) E h · · · I 1 · 1· · · I · · ven t ough the subsidiary compantes rave t icrr irmt uons t 11s 

study con . . . . siders all information delivered by the respondents in full confident that th y 

are also re . presentmg the parent companies. 

Based on the b' . . r. . . d f o jecnves of this study, the most important 1111ormat1on require rom the 

Private I . 10us111g developers are about the factors derived from the implementation of the 

Plannin . g system that affect housing development. Therefore, the representatives from 

eith er subs'd· . . 1 iary companies or sole proprietor are considered as the reliable respondents 

Who c ou)d provide all required in formation on conditions that they had ever involved in 

'build an d sell' houses. 

Table 6.3: 
I lousing Developers Experiences 
in Housing Development by years 

- 
~years of experiences N Percent Cumulative percentage 

_Below 3 years 18 13. l 13.I 

-..±..§..years 83 60.6 73.7 

J_-9 vears 18 13. I 86.9 

JO and more years 18 13. l 100.0 

iota! 137 100.0 

In ti . 1JS St d . u Y, the data are delivered by 56.2 per cent out of 137 respondents representing 

Sole Proprietors companies and the rest arc from subsidiary companies. In addition, the 
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information d. . . isclosed m this survey is also delivered by the experienced developers. As 

Table 6.3 sho . . ws, there is high percentage of housing developers that have experienced 

of more than 4 years in housing development. Since respondents who deliver. .. d 

information · . in this study has ever experienced and involved in housin 1 tkwlnpml'llt or 

Projects all . . ' informatior, arc considered reliable. 

6,3 II ousing Developers Problems with Town Planning Components 

The ho . usrng developers may encounter problems in dealing with planning approval 

Startin fi g rorn acquiring land until obtaining planning approvals. The problems can be 

analy sed under components of development plans, of development control and of 

Plannin g decision Consequently, the results of the 
(see Chapter 2 and Chapter 5). 

anal Yses are di iscussed under the following subtopics. 

6.3.1 Comp onents of the development plans 
the d evelopment plan refers to Structure Plan and Local Plan (see Chapter 3). These 

both ty pes of development plans contain policies for controlling and encouraging 

deve1 oprnent together with maps showing categories of land uses, density and related 

deve1 0Prnent · · · · h · d l gu1del111es. With regard to land for housmg, the private ousing eve opers 

could earrn . . . ark land within the alienated residential zone for their projects but faced 

Prob le rn at the land acquisition stage. As I Iarvcy (2002) has argued, the problems 

Occurred When they could not find land suitable for housing development to meet their 

Ob' ~ect' 'ves A • I · d l · l\S Table 6.4 shows there are 52.6 percent of prrvate rousing eve opers 
\Ith ' 0 Prefer · h I I d agriculture land (green field). Thi means that t ey try to get c reaper an 
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prices to d re uce development costs as argued by Adams and Watkins, 2002. Another 

47 3 . percent of d I . eve opers are looking for vacant or redcvelop-abk land. This group 

sought h . ousing development on ex-mining land and within cxistin l built up nrcns such 

as und d er- eveloped areas or squatter areas. Both the above •roups cnn choose Inn l 

With" in or out id SI ea development plan boundary (structure or local plan). 

Table 6.4 
Private developers prcfered 

land for housing development 

- 
Pref erred Land Within Outside Percent 

Development Development 

........___ Plan Boundary Plan Boundary 

.._bgriculture Land 31 21.6 52.6 

Vacant and 34 13.4 47.3 

Redevelop-able 
J,and 
J>ercentage Total 65 35 100 

llow ever ti . ' ie percentage of private developers who prefer land outside the development 

Plan b oundary is 35 percent. These developers are willing to take risks; if they are 

Unsucccssfl . . . ul to secure planning permissions, they will keep the land in their land bank 

(Evans 20 , 04). 

\Vithin a . . . . development plan boundary, an agriculture land IS either zoned for residential 

Ort o rem . ain as agriculture or for other uses. Outside the development plan boundary, an 

agricu ltur . . . . e land is definitely not identified for res1dent1al development and to remain as 

ag. ricu!tu re unless the area is identified for new growth centres. However, development 

Plans c ouJd not always identify agriculture land for housing development because not all 
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urban areas . p . m enmsular Malaysia have ample agriculture land within local authority 

boundary and some agriculture land outside local authority boundary have to he.' 

preserved . as agricultural areas (NPP. 2005; CI IKL, 2000). Private housin i dl' clopcrs 

mentioned th . at their problems to acquire land can encompass many nspccts. As the 

Table 6 5 . shows, the higher percentage (56.2%) goes to the prob! 'Ill or 'mmnsonnhk 

lanct . Price' h w ile only 17.5 percent goes to the 'uncertainty of tt ing planning 

approvals' and 8.8 percent for 

lanowner s refused to sell (17.7 percents) renccts the landownership constraints on 

housin d . . . g evlopment that will affect the targeted number of houses w1th111 the respective 

areas as ar gued by Goodchild and Munton, 1985. 

the 'insufficient infrastructures'. The land that the 

Table 6.5 
Private developers problems in acquiring 

land for housing development 
r---_ 

Problem Subjects Within Outside 
development development Total(%) 

t--- 
plan boundary plan boundary 

owner d ' 15 (10.9) 9 (6.6) 24 (17.5) 
i---:-:.::::..: on t want to sc II 
Unrea b 62(45.3) 15(10.9) 77 (56.2) 
~na le land price 
Uncert · . . amty of getting planning 5 (3.6) 19 (13.9) 24 (17.5) 

~als 
1nsuffi · . 7 (5.2) 5 (3.6) 12 (8.8) 
~cient infrastructures 
Total 89 (65%) 48 (35%) 137 (100%) 

the ' Unreasonable land price' is the problem related to the willingnes of respective land 

owners t 0 release their land which requires negotiations between developers and land 

owner s (Harvey, 2002). There are also 45.3 percent (out of 56.2 percent) of these 

Probl e1n · h 1 1 · s involved land within the development plan boundary. Event oug 1, t icre rs a 
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suggestion for th e government to acquire these such land (Lawrence, l 997), the planning 

authorit Y would only acquire land under the Land Acquisition Act 1960 if the local 

authority felt h t at the land acquisition was deemed necessary to serve th public interests 

such as to d . . . . evelop public housing or schools. Otherwise, the d 'wlopml..'nt pl 111 "ill 

Indicate th e area for housing development and let the nornrnl process tnkcs its ov, n 

course (Sall h e Buang, 1997). During the booming economy, developers ore obi t offer 

higher pric b . es ut will not be the case during economic recession because high r land 

Prices w · 11 . 1 result higher house prices (Evans, 2004). Therefore, the local planning 

authority . in preparing development plan is urged to identify land suitable for housing as 

PreferabJ . . . e to housing developers with the intention to achieve the objectives of meeting 

the targeted number of housing categories in all National Development Plans (Lawrence, 

1997). 

l'he uncertai t · ffi · · f . n Y of getting planning approvals and insu icient in rastructures are, 

Indeed 'problems related to town planning (Adams and Watkins, 2002). This problem is 

related to the I . h . h b id . f ocation factor that the land chosen for housmg as eu er een 1 cnu icd 

for h 0usin g or not been identified for housing. As Table 6.5 shows, out of 17.5 percent, 

13 9 . Percent of the problems are due to the land located outside the development plan 

area (b . oundary). The insufficient infrastructures problem is related to the 

Itn I p e111ent · · ·ri d c. d I ation of the development plan and the boundary identi re ror a eve opment 

Plan. By tak. h . . di . ing 5.2 percent out of 8.8 percent for this problem, t ere is an 111 ication that 

the r especti · b id · I ve development plan has not considered the area to ecome rest enua zone. 

l'he re fore ' the responsible agencic did not provide the area with necessary 
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infrast ructures such d . as roa s, sewerage, water and power supplies. These agencies me 

the Pub!' re Work De rt c. · • pa ment ror roads, lndah Water Consortium (or sewcrag • system, 

p· CJabat Urus A. ir Selangor (PUAS) for water supply and Tenaga National Bcrhad ( J'NH) 

for elect · · ncity power supply. 

The hou . sing developers' problems as shown by these data arc associated with matters 

arising fi rom the way of the planning authority prepared and implement d the 

deve]o Pment plans. The conflict of interests may appear between the planning authority 

anct the . Private developers; when developers identified the land as a potential land for 

housing developm t h I . . did 'd if . it bl I d en , t e p anrnng authonty 1 not 1 enti y it as a sut a e an for 

housing. 111 the development plan (Monk et al 1996). Moreover, if land embraces with all 

kinds of . . Itm1tat' h · I h · · · · I ions, t e developers would have left with ess c oice 111 acqumng and for 

hou · sing (B ramley et al 1995). Therefore, housing developers may be left with land of 

h' 1gher p · rices a d I. n iighcr development costs. 

Por the problems concerning housing land as indicated by development plan, 43 percent 

Of p · nvate d . . . evelopers have problems to meet their objectives because of insufficient land 

acrea . ge identified for housing within urban areas and being left with land of high prices 

Or high d . d cvelopment costs. In addition, the land identified to be future housing by the 

evelopm em plan cannot ensure the reduction in the development costs due to the land 

explicit and implicit attributes. The explicit attributes are related to physical 

char acteris . . . tics of the land that are: hilly with steep slope, water bodies with deep ponds, 

sw a1npy and hard rock , locality and accessibility (location of land plot and the 
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availability of access roads). The implicit attributes arc: the land owners, the restrictions 

imposed on grants, land tenures (freehold or leasehold) and undcruround laid dm n 

infrast ructurcs such as water supply and sewerage system. Thcr efor \ housin 1 

developers may have limited choices in choosing land if they intend to d ivclop the I)\\ 

price category housing within an urban area (Bramley el al 1995; Marbc ck, 1997). 

The problem with land characteristics, as shown by Figure 6.2, is also related to the 

locatio n and existing land uses. In terms of location, the respondents revealed that the 

site loc t d . . . a e far from existing towns and from ex1stmg housing estates make the land to 

be rnor dif . e 1 ficult to develop because either the access road must be widened or new road 

must be c . r. . . onstructed (73 percent). ) Jenee, the longer the distance irorn existmg roads, the 

h' igher costs will be born by developers in constructing necessary access to their projects 

(B. Uttelaar, 2004). 
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p· igure 6.2: Problems in choosing housing land 
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As Figure 6 2 . . . . . · shows, there rs a large proportion of private developers incl med towards 

' problem' and ' more problems' levels (scale 3 and 4) in respect to the land physical 

characterist. . ics; 52 percent for scale 3 and 40 percent for scale 4. Comp:m.'d with !ht 

existing . fl in rastructure components, they arc divided by 50 per cnt for -Icss nnd 1L-.1st' 

Problems scale while a balance of 50 percent go for 'problem and mor prob km' s .alc. 

Based on , h t e mean, the mode and the median', as shown by Table 6.6, the mean for the 

Physical h c aractcristic is 3.3, the mode is 3 and the median is 3. The mean for th 

Problems . . . . . . . with the existing infrastructure is 2.2 and the median is 2 while the mode rs 3. 

This show . s that developers have faced higher level of problems relating to land physical 

characteri . . . . sties than the problems relating to ex1stmg mfrastructures. However, these 

result s are related to the respondents' answers that they normally proceed with the 

Proposal s and provide all required infrastructure even though the development costs 

Would be hi tgh. 

Table 6.6: 
Developers' Problems by Development Plan Components 

r--- 

~ncnts N Mean Mode Median Std. Error 

Ph · 3.3504 3 3 .05138 
~al characteristics 137 
Identified A. 

3 .07093 
h rea- 137 2.3650 2 
~land location 
~g Infrastructure. 137 2.2263 3 2 .07958 

~c 137 2.5839 3 2 .07798 

~Ownership 137 3.2117 3 3 .05621 

eed New 
3 3 .06597 

~ctures. 
137 3.1460 

n frastructu re 
3 3 .06749 

~ 
137 3.2117 

verncnt 
Land use Zone 137 3.1679 3 3 .06434 

~scdcnsity 137 3.1679 3 3 .06434 

Development Guideline 137 3.2263 3 3 .06129 
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The compan ' . Y s marn concern is to make profits while having good market sentiments 

Where total I sa es exceed the production costs. Therefore, the costs related to physical 

charact · · enstics and infrastructure requirements arc normally in eluded in totnl 

deveJopme nt costs. Consequently, all costs will be trnnsforrcd to cons11nwrs throu ih 

higher selli . ng prices (Evans, 2004). The respondents who answered at I sscr problems 

!eve\ to th c : • e identified housing land' were referring to sites of ex-mining lnnds x hich 

they ap I" P ied to the respective state government to alienate the land to them. Problems 

Withe · . xi sting land uses with in the 'identi tied housing land' arc referring to the exi tence 

of sq uatter housing and illegal structures or illegal industries. The developers always 

face . . Problems either to negotiate with existing illegal land occupiers to vacate the land 

or to deter . mme the reasonable value for compensation. 

Besides th . e land physical characteristics, the developers also have problems m respect of 

land ownersh · · · · I d U ip especially when the developers had to acquire pnvate an . sually, a 

Piece of I . . .... 
and with multiple land owners may involve cumbersome series of negotiations 

that caused more problems to make the land available for development including time 

con suming and project delays. Jn addition, this matter was difficult to be solved 

especiall . . Y to satisfy individual land owners' interests unless referred to the High Court 

for th e decisions. The interests could be in the form of proportion, caveat and ownership 

clairns by . third parties i.e., ft na ncia I i nsti tu tions ( Salleh B uang, 1997). U ndcr th is 

instance . 'the private developers will need to bear the related costs. Under the NLC 1965 

(Act 56 . . · ), few numbers of land owners on a piece of land may appear on vanous land 

Size. 
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Figure 6.3: Problems of land size, ownerships and infrastructures 

With re d gar s to the land size for housing projects, as the figure 6.3 shows, developers 

inclined towards the lesser problem levels compared to the other three components: 

'Land owner' ' · r. · h · · · fi , new infrastructure' and 'improvement tot e exisung m rastructure' that 

are u d n er the 'problem' and 'more problems' levels. By referring to Table 6.6, the mean, 

the rn ode and the median for the land size problems is 2.5, 3 and 2 respectively, while 

the rn ean, the mode and the median for the problem with 'land ownerships' is 3.2, 3 and 

3 re spectively. The mean, the mode and the median for the problem with 'new 

infra structu ' · d I di f re is 3.1, 3 and 3 respectively. The mean, the mode an t ie me ran or the 

Problern . '. ' . . with the improve infrastructure component rs 3.2, 3 and 3 respectively. 

l'hou I g1 these three items have differences in terms of the mean and the median, private 

dcv I c Opcr d . . s o have problems with regards to these three items because all items have 

lllodc 3 · l'hc private developers who revealed that they have lesser problems with the 
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'I - 
and size' ~ component can be related to their answers that they cou Id solve the land size 

problems b . . . Y improving their designs and their project scale (quantum). 

Prob! ems rel t d a e to the component of' land owner' encompass th' multiple m nerships 

(64 percent) t . . ' res ncuon under the land title (56 per ent), land 'ntcgorilS m :I tenure 

status (7 1 percent). These problems arc 'aggregated and exaggcrat d' in hous ing 

deve] 0Pment. As discussed in Chapter 4, the aggregated problems related to land 

ownershi . P include the number of ownership claims on a piece of land. The exaggerated 

Problems e . xist when the demand price for the land cannot be met (Marbcck, I 997). 

lhe · infrastr t - . . uc ure issues are related to the works need to be earned out by the housing 

developers . such as for sewerage (83 percent), water supply (54 percent) and drainage 

systems (7 . . . 6 percent). These kinds of works might involve with high development costs 

'f I these . infrastructures have not been laid down by the government. Jn addition, the 

distance fro . . rn the connection point would also contribute to high development costs (84 

Percent) . · In the case where existing infrastructures are found on the site, the 

1111Prov ement · · bl di · I is unavoidable if the existing infrastructure rs una e to a JU St to cope wit 1 

thq uture c . - apac1ty. As argued earlier in this study, the development plan can be used as 

the . rna1n . . . guidance for all technical agencies to arrange their program; except in areas 

that d 0 not h ave any development plan. Therefore, this information is indicating the 

lack of coo d' · · · · · F h r 111at1on between planning authorities and technical agencies. urt ermore, 

this shows that the development plan documents are not fully used as relevant guidance. 
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The possibility of carrying out the infrastructure improvement depends on the 

corpo · ration from the government agencies and the responsible suppliers (i. '., lnduh 

Water Consortium for sewerage and PUJ\S for water supply). The dilf 'tilti s oc -urr d 

When such k . I . . . 11 . . wor s rnvo ved private properties especia y to get pcrnussrons, igrccmcnts 

or acq ... uisit1on, to improve and to lay down new infrastructures (73 per cnt). Therefore 

the inte f r erences of local planning authority arc deemed necessary to solv the probl 'Ill 

(Goh, 1997). 

The id · entified housing development areas by development plans (Structure and local 

Plans) are assigned with some planning policies (Chapter 3). These policies are either 

Written on the maps or coded. Various problems faced by housing developers with 

respect t . . .. 
0 these written policies. Developers are aware about land use zoning, densities 

and guid I' e mes or policies. Respondents revealed that all these three components have 

caused problems to housing developers. 
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Figure <>.4: Problems related to the development plans 
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Asp· tgure 6.4 shows th th bi . . , e ree su jects are identical. The mean for the three items an .. ' 

more than 3 hi I .. w 1 e the mode rs 3 and the median is 3. Reasons given on how these three 

item s caused bl . , pro ems vanes. I'he summary of all reasons riven rclutcd to the 

develo m p ent plans is as shown by Table 6.7. 

- Development plan Problems faced 
freque % 

~onents 
ncies 

Zoning Unclear boundary 89 65 

Limited land usage 92 67 

Contradicting with the 107 78 

~ potential sites 
Density Limited number of units 105 77 

G· 
Less potential profits 104 76 

Uidelines Difficult design 
I 01 74 

Increase production costs 103 75 

Table 6.7 
Development Plans' Components and Developers Problem 

N 137 

the respondents' answers, as shown by Table 6.7, are based on their own 

inte rpretar ions. The 'unclear boundary' refers to the zoning plan that shows yellow 

Colours on the old land lot boundary. Whereas, the land plots shown by yellow colours 

are n 0 longer · id if d I d · existed or the actual boundary cannot be 1 entt ie on tne groun without 

assistance . s of land surveyors. The 'limited land usage' refers to land size, topography 

and surround· d' · · h · I · mg development. The problem of 'contra 1ctmg wit potentla sites' 

Occ Urred b ecause the zoning plan did not take into account the present approved 

developm .. ent at the neighbouring lots. For example, two plots land divided by a I 3 meter 

Wide road where the left side was approved for high rise residential which attracted 

deve1 Opers to build another high rise residential tower on the plot on the right hand side, 

but the land use zoning was shown as 'institution'. 'Less potential profit' refers to the 
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perceived ot . P ential profits based on the developers' project appraisals. 'Difficult dcsi '11' 

refers to . . pnonty given to all necessary requirements to be provided such as sin and 

alignment f 0 the storm drains. The 'increase in production costs' r if rs 10 the costs 

involved. . in implementing the necessary requirements under the 1uid ilin cmwt'l'lll'tl. 

Table 6 7 · also shows that all reasons given are at 65 percent and above. This datn reflect 

that the m . . ajonty of private developers had faced problems with the land use zoning 

density control and development guidelines. Thus, these three components are emed to 

be the do . minant components. Ilowcver, these components arc part of the important 

Planni ng tools applied in a development plan to achieve overall planning objectives. 

Perha ps, changes in times and technology, in social and cultural environments reflect the 

Weaknesses f h . . id f>- . . o t e respective development plans in place to prov: e e recuve guidance 

for hou . sing development (Almendinger and Tewdr-Jones, 2000). 

6.3.2 Aspects of development control 

A.spects of h t e development control can be divided into planning administration (for 

appJicatio ) . . . · . n ' planning evaluation, techmcal requirement and plannmg recommendation. 

6.3 2 I 
. · Planning administration 

Some hoc . . . . h . . . smg developers do have problems in dealmg with plannmg aut ontics starting 

fro rn subm·t · · 1 (S 9 
1 
ltng planning application up to planning approva en, 1 91; Mahesan, 

1990). T he planning approval process, inter-alia, includes submission procedures, 

Corr espondence, consultations, preparing agenda for technical and council meeting, 
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tabling in the technical meeting, and tabling in the Council Meeting or for the case of 

City Hall Kuala Lumpur is Town Planning Committee Meeting for rnakin 1 decisions. 

As discussed in Chapter 3, the procedure at the submission stage includ cs: the number of 

plans, correct plan title and scales, complete fill up application forms b usinc the 

correct for d f b . . 1· ms an payment o su rmssron ccs. In this respect, th er arc variou 

Problems faced by developers even at this early stage. These problems can be related to 

the way the local planning authorities entertain application for planning permission. As 

Figure 6.5 shows, the respondents gave higher scales to the application procedure 

indicating 'problem and more problems' (scale 3 and 4) and listed out many reasons 

related to the planning application procedure. For site location, the respondents pointed 

out that the project site should be located within residential zone or areas identified as 

housing b h · 1 , 1 I · Y t e structure and local plans. If there rs no structure or oca p ans, the project 

site should be located within the area identified by the development guideline. 
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Figure 6.5: Application procedures, correspondence and discussion. 
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The ap r . p icant will be notified promptly while submitting planning application especially 

on how to fill-up the necessary documents and comply with the guidclin~s or the 

development I Pan. Unfortunately, the application forms were 

difficult to gauge the 

too 'Omplknkd nnd 

required types of information for a particulnr local pl innin i 

authority (73 percent). Jn addition, the number of plans that should b ~ attached with in 

application 1 . a so vanes in scales, formats and paper sizes as case by case ha, is ( 

Percent) S · ome of the plans should be prepared with different paper sizes and printing 

materials f . 0 which all sketches and drawings hould also be compiled according to the 

Plannin . . g subm1ss1on guideline (54 percent). Site photographs should also be in different 

sizes and angles ( 43 percent). However, these requirements are varied among local 

Plannin a . . . . g uthonttes. Since respondents were able to give more than one reason for a 

question . 'as discussed in Chapter 5, the percentages of each reason are based on the total 

sarnpte (N- -137). The Development Proposal Report (DPR) should also be submitted 

together . . . . . . with planning applications. The local plannmg authority may specify this 

req · U1reme . nt for certain categories of development (Act 172, 1976). This report should 

be Prepared by qualified persons who must also be registered with the state town 

Plannin . . g department as in the case in Selangor state. Whether the later requirement is 

als o ap 1· . p ied 111 other state, it is unable to mention here because of no comments from 

resp 0ndent · d · I s about the other states. The qualified persons as mentwne m t re Town 

Piannin g Act 172, 1976 can be referred to Architects and Town Planners. llowever, 47 

Percent of reasons given by respondents are under this matter. Interestingly, all these 

reasons 
are seemed 

Procect 
urcs raised by 

to support the arguments of cumbersome planning application 

en ( 1991 ), Lawrence ( 1997) and oh ( 1997). 
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Th · e Interestin · · g point is that the application which contravenes the land use zone was not 

rejected at h . . t e submission stage but only reminded of the implication. If th' applicant 

still insisted to submit and to take risks, the application was processed utter nil 

procedur ti es or submissions were fulfilled. Although the plannin' npplicntinns nrc 

successfully submitt d h . d I h . I . 1· . l e , ousmg eve opcrs ave to monitor t 1 tr npp 1cnt1ons re ~utnrl). 

The problems raised by respondents al this stage are about the di u c ion and 

correspondence bi T . d h 'di . , b. . . su jects. he attitude of problems un er t e 1scuss1on su ject incline 

towards, problems' and 'more problems' (scale 3 and 4) that arc chosen by 82 percent of 

respond . . ents. The reasons given are difficulties to meet and discuss with the officer in- 

charge ( 51 percent) and difficult to make appointment (63 percent). Moreover, their 

appointm ents do not guarantee that they can meet the officer concerned. 

Forti 1e corr ' · · 1 · d espondence subject, 88 percent of respondents views are me me towards 

'problem' ' . . and more problems'. Reasons given to this subject are related to the late of 

Posting or delivery of the feedback to developers (41 percent), less friendly 

conirnun · · d tcat1on (34 percent), no answers to telephone calls (23 percent) an no reply to 

e-111 • 1 ar and facsimiles (15 percent). This information indicates that the transparency of 

the Planning procedures in the planning department is still Jacking as well as the 

Corr espondence attitudes. Moreover, these reasons reflect the delays in the application 

Process th . . Th h . . . . at are on the part of the planning authorities. us t e time consuming rs 

involv ed cost (Buitclaar, 2004). Undoubtedly, the developers' problems in 

~~ . Pondence and discussions subjects are seemed to support the argument raised by 

Mohd R azali (2002). 
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6.3.2 2 Pl · · annmg evaluation 

After the planning application was successfully submitted to the planning authority, the 

overall problems faced by housing developers at the evaluation stage are shown b 

Table 6 8 · · All components arc given with the mean or more than 3, th' mode or ~ nnd 
the med· ran or 3. These data show that all respondents have faced 'probl ms' nnd 'more 

Problems' to the components of interests. For the problems or town planning . tandards 

anct la v out plan design, 82 percent of respondents inclined towards 'problem' and 'more 

Problems' I I eves. 

r--- 
~onents N Mean Mode Median Std. Error 

~ocedure 137 3.2482 3 3 .06110 

~ondence 137 3.2555 3 3 .06219 

onsultar . . 137 3.1460 3 3 .06597 
~ ion and Discusston 

an. Standard 137 3.1387 3 3 .06057 

~csign 137 3.2117 3 3 .05990 

Du rat' 3.2336 3 3 .06409 
~n Process 137 
Plan · 3.1460 3 3 .06515 
T ning require 137 
~require 137 3.2482 3 3 .06197 

~pe 137 3.1825 3 3 .06061 

~e 137 3.1971 3 3 .06373 

~Upply 137 3.1878 3 3 .06366 

~ity 137 3.2190 3 3 .06611 

~design 137 3.2336 3 3 .06239 

nv1ronment 137 3.2555 3 3 .05582 

Table 6.8 
Developers' Problems with Aspects of Development Control 

Asp· 'igurc 6.6 shows, the category of 'problem' related to 'town planning standards' 

corn Pone t · bl ' F ti I t d · n is 52 percent and 30 percent for the 'more pro ems . or re ay ou esign 

coniponent s, the 'problem' is 50 percent and 30 percent to 'more problem'. Reasons 
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given for the problems related to town planning standard arc in terms or the applicability 
of the standard when al I land in urban areas is of high prices ( 44 percent). R .spondcnts 

felt that th . e requirement to provide a few number of school sites with hectares (. 

acres) each have caused insufficient land left for residential development (JJ percent). 

Th ey also faced problems with the requirement of community faciliti 'S thnt iltcrn 1th cly 

should be considered based on the demand and possibly be located within th" buildings 

rather th f i an o its own sites (43 percent). 

2 3 

Scale 

Planning Std• Layout O Processing time) 

Figure 6.6: Problems with Planning Standard, lay out designs 
and time consuming in approval process. 

Moreover th id · I b ildi ki I ' c parking requirement in high rise rest enua ut mgs were ta mg arge 

spac es or hi ) I · · h h 11· w ich sometimes over provisions (34 percent ; comp ymg wit t e icrarchy 

of roads . caused more than 30 percent of land to road reserves (45 percent); and sites for 

Pl~~ou . nd had been excessive (25 percent). Reasons given to problems of the lay out 

dcsi . gn arc mostly related to the planning standards and the most problem to developers 

IS Co nccrnin) the location or community facilities (67 percent) and public utilities (58 
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percent) F · or example, the primary school site was requested to be far away from 

shop · ping centres and major roads of more than 20 meters wide. These reasons nrc 

seemed t . 0 support the claim made by Monk et al (1996) that the town pl:lnnin) iffcct 

housing development by limiting the amount of land available for bousi» i. 1 lowc er thl' 

good residential des· . . d . d . r. 1· ·1· . igns comprising a equate community an 1111rnstru turc n 1 1tH.'$ re 

arnong the . public interest items that the town planning attempts to safe-guard (Blow rs 

et al, 198 . . . 2). The disputes here arc concerned about the quantity, location and size of 

those facil' . rues that involve development costs (Goh, 1997; Lawrence, 1997). Moreover, 

the d' lSput . . e is on the question of what is considered as good neighbourhood environment 

(Reade, 1987) 

With re gard to the approval process, as shown by Figure 6.6, there are 83 percent of 

resp Ondents who incline to the 'problem' and 'more problems' scales. Respondents 

revealed that the delays in the approval process have caused them to hold up the 

Proposed housing scheme for more than three years (66 percent), have made difficulties 

to act· Just wi I · d · h · it 1 the housing market (55 percent), have mcrease in t e service costs (45 

Percent) . ' 
111 

the management costs (67 percent), and in the maintenance costs (35 

Percent) · Hence, the high percentage of the problems and coupled with significant 

Percent ages of each reason the results are seemed to suggest that the delays in planning 
' 

approval . . . process have partly contributed to the increase in production costs as argued by 

tvans 2 ( 004), I Iarvcy (2002), Guy and I lcnneberry (2000). 
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For the problems relating to planning conditions, traffic requirement and landscapin '· 

respond t . 1 · en s me med towards 'problem' and 'more problems' levels, as shown h Fi 'lit , 

6·7· Reasons given for their scale chosen to planning condition componcnl arc rclutcd ll) 

the · implementation problems. With regards to planning conditions, 8J percent of 

responde t . . n s 111cl111ed towards 'problems' and 'more problems'. Rcspon lcnts reveal thut 

some of h . t e imposed conditions require special isl or expert scrvic su h as ·g "O- 

technique study' (45 percent), ambiguous requirements such as 'minimum cutting of 

niatu red t , (3 1 o recs 6 percent) and strictly control of development on steep s ope 20 - 30° 

(33 percent). 
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rigure 6.7: Problems of planning conditions, traffic circulation 
and road requirements, landscaping requirements 

For the . plann111g conditions related to traffic circulations, 86 percent of respondents 

inclined towards 'problem' and 'more problems'. Reasons given are that the imposed 

condir ions have caused problems in terms or road hierarchy (36 percent), entrance and 

exit . Points (45 percent), direction of traffic flows (38 percent) and road intersections (47 
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Percent). For the requirements · I d · 85 t f' I concerning an scapmg, pcrccn o rcsponc cuts 

inclined t d ' owar s problem' and 'more problems'. Respondents reveal that these impos 'd 

re · quiremcnts have caused problems in terms or species or trees and flowers (·l·I percent), 

lay out (23 percent), spaces and locations (15 percent). This information is indicatinu 

that the decisi k · l · I . . f ti 1· .. ion ma crs rn p an11111g aut ioriucs arc aware o ic cxtcrnn ti cl le .ts 

0 larvey 2002) d ki t: r· · I . . . I fl' . ' an ta mg advice irorn pro cssrona s to m1111m1se t ic c c ts ( ood hild 

and Munton, 1985) but arc unavoidable to impose additional costs to developer (Taylor 

2004). 
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Figure 6.8: Problems of technical requirements 

Priv ate ho · · h h · I · us111g developers have been facing problems wit tee nrca requirements from 

the ut·1· . I It . d . I •es agencies. These technical requirements are incorporate rn t te planning 

approval · d ' process as discussed in Chapter 3. In this respect, rcspon ents answers are 

signir icanuy identical. They arc inclined towards 'problem' and 'more problems' levels. 

Asp· igurc 6.8 shows, 82 percent of respondents foci that the sewerage requirements have 
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caused proble . ms to housing development. Reasons given to the scale of the problems arc 

related to th . . e installation and connection works between the new and the c: istin 1 system 

(43 percent) t · . ' o enginccnng report preparations (34 percent) and to fully comply with 

the pro« d e ures (26 percent). 

With r egards to the electricity power supply requirements, as Figure 6.8 also . hows, 

there are 8 4 percent of respondents inclined towards 'problem' and 'more problems' 

scale R · easons to the problems are related to building site chosen for the power 

exchan e . g station' ( 43 percent), to provide adequate reserves for the high voltage 

transrn. . tssion line which should be 40 meters wide (37 percent) and to fully comply with 

the Procedures ( 14 percent). For the water supply requirements, 85 percent of 

responcte . . , nts are inclined towards 'problem' and 'more problems scale. Reasons given to 

the Problems are related to difficulties in finding suitable site for the main distributor 

Water t anks (63 percent) and to comply with the application procedures (23 percent). 

ro r the en . . . vironment control measures, 89 percent of respondents are inclined towards 

' ProbJern' and 'more problems' scale. Reasons given to the problems are related to the 

control! i . ng noise level ( 43 percent) and to prevent land erosions ( 42 percent) during the 

construct' . . . . ion period. All these technical requirements, though imposed by technical 

agen . eies, have imposed additional costs to developers and reduced land for buildings. In 

add it' ion th F I G ' ere arc arguments of their needs and relevance. -or exarnp e, oh (1997) 

sug gests t f I · · b · · o recon idering the need of several numbers o e cctnc1ty power su stations in 

a hou . sing estate; and Lee el al (I 990) uggcst to reconsidering the legality of the 'private 
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sector' . requirements in planning considerations because electricity and power supply as 

Well as sew .. erage provisrons are no longer part of the Public Agency. 

6.3.2.3 Planning Recommendation 

Based on th d e ata shown by I· igure 6.5 to Figure 6.8, there arc less than 30 percent or 
respond ents who chose the 'least and lesser' problems scale to component related to th" 

deveJo rn P ent control. Thus, there arc more than 70 percents of respondents who in Jin d 

towards ' problems' and 'more problems' levels with respect to the development control 

comp onents. As discussed in Chapter 3, planning officer's report and recommendations 

Illa · y influent the decision maker in granting planning approvals. However, the lacking of 

Skilled among planning officers in evaluating the planning proposals might cause more 

Problems . . to housing developers; as argued by Mohd. Razali (2002). Moreover, these 

Unskilled . . . officers may simply adopt technical reqmrements as suggested by technical 

agencies o 1 · . . • 1 r may allow planning decisions to be made by po 1t1cians entire y; as argued 

by Guy a d n 1 lenneberry (2002) and Taylor (2004). 

6.3J Pl . annmg Decision 

As d' 1scus d · · d · · · h I · se m Chapter 3, there are two stages of plannmg ecrsions m t e p anmng 

approval f · · Process. Pertaining housing scheme development, the irst stage rs the process 

to grant lay out approval and the second stage is the process to grant planning 

Permis . sion or development order. At both stages, the planning authority may approve 

Vi Ith COnd· . tttons or without conditions. 
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The problems fa d b . ce Y housmg developers pertaining to planning decisions arc reflected 

by the me an, the mode and the median for each component. As Table 6.9 shows, the 

mean 1 va ues for all components arc more than 3.0. These data show that housinu 

developers d 0 have problems with respect to planning decisions mndc h 1 pl.mnin,' 

authorities. I Iowever ' 
Problems' I sea es. 

not all respondents arc inclined townrds 'problem' und 'rnore 

- 
~omponents N Mean Mode Median Std. Error 

Extra 
condition 137 3.0730 2 3 .08457 

Specific - -- - 
1~ndition 137 3.2336 3 3 .05410 

Improve - 
l~out 

137 3.1825 3 3 .07044 

Reduce - - - - 

~ 
137 3.] 971 3 3 .07015 

Additional 
land use 137 3.2190 3 3 .06363 

com onent 
Extra - - - 

l~irement 
137 3.2920 3 3 .05595 

~peal 
- - - 3 .06552 

137 3.2263 3 

Table 6.9: 
Developers Problems Relating to Planning Decisions 

Asp· igure 6.9 shows, about 83 percent of respondents are inclined towards 'least and 

lesser Problems' to the component of 'extra condition'. The extra condition refers to the 

conditio . n imposed in the later planning approval that differs from the previous 

approval . . . s. For example, the condition states "the applicant rs required to carry out the 

Project . 111 accordance with the new urban storm water management manual" which 

Previo Usly stated "the applicant is required to conform to the necessary requirement of 

the s~rn1 d 1 Water management". Rea ons given to calc arc ue to t 1c changes of 
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infrastru t · c ure requirements (67 percent), improvement needed to meet the up-to-date 

technology (65 percent), negligible differences in terms or costs (43 percent) and 

' manageability' (25 percent). In contrast, reasons given by respond »us who in -lincd 

towards 'problem' and 'more problems' with regards to 'extra conditions' nrc dill' to th, 

increase in production costs (46 percent), dif'liculties to comply with the conditions (-3 

Percent) d . , an time consuming (35 percent). 
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Vigurc 6.9: Problems of extra condition; lay out improvement; and amendment. 

For ho . . . usmg lay out, the extra conditions arc related to traffics design, planning standard, 

building d · , ff" · I · I di · es1gns and technical requirements. For tra re circu auon, t ie extra con iuons 

include . . . . any matters of road widening, type of intersection and pedestrian reserves. For 

Plan · ning standards, the extra conditions encompass the types of facilities such as sport 

complex · d d r. • I es, mcreasc number of religious uses, play grow1 s an tuncuona green spaces. 

For b . . . Uild1ng design, the extra conditions include any matters ot the type or roof design, 

facade bu' Id. . . . ' 1 mg floors or basement, and buildmg onentat1on. 
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The pla . nnmg decisions with regards to the 'improvement to layout' encompass the 

requests to improve road circulation system and pedestrian network; the request to 

propose ne . w sites for playgrounds and recreational facilities. I Iowcvcr, 6. per .cnt of 

respondent . 1· s me med towards 'less problem' and 'least prob! m' s ·nl .s. This iroup of 

respondent r s felt that the requested i mprovemcnts could be ful Ii 11 d by rcdc: i ming the 

Proposed I ay out (65 percent) and they were necessary but overlook d by d . igners (--"' 

Percent) I · ndeed, there are 35 percent of respondents inclined towards problems scale. 

The re asons given to the problems refers to the time consuming (37 percent), the 

increase . in development costs ( 42 percent) and the reduction of potential profits (34 

Percent). 

The 's . Pecific condition' refers to 'the special request' such as to provide bus stop shelter 

anct overhead d · I · I Th. . pe estrian crossing which imposed in the p anmng approvai. rs request 

IS Often i . . . . mposed to housing development in maJOf urban areas like Ipoh, Penang, Shah 

Alam and K I . 1 · d d ' ua a Lumpur. In this respect, respondents arc me me towar s problem' 

anct ' more bl I d d · h I pro ems'. Reasons given are that the deve oper nee store esign t e ay out 

Plan (34 percent), must recalculate the potential profits (29 percent) and have to 

reap . Point rel evant consultants (32 percent). 

The co d' . n Ilion of 'additional land use component' refers to the request made by the 

Plannin . . . g department for example "low cost housing units should be provided m the 

hou. sing p · I · h . roJect". Reasons given to this problem are re aung to t e project management 
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(36 percent) · . ' redesigning the scheme (24 percent), potential profits (26 percent) and 

financial i · · mplication ( 42 percent). 

Devel opers faced several problems due to planning decisions with re inrd tn reduce th, 

Proposed residential density. As Figure 6.10 shows, re. pond mts inclined tm nr is 

' Problem' and 'more problems'. The reasons to the problems of 'r du dcnsit ' 

Include· · redesigning the project (27 percent); project feasibility and viability (32 

Percent) a d . n time consuming ( 41 percent). In many occasions, the planning decisions to 

reduce th . e density are applied to the proposed multi-storey flats because the intensive 

~Ve~ m . . p ent will accumulate side effects such as overuse community and educational 

facilities and existing infrastructures. More often than not, the applicant or developer 

Was not a . . greemg with these requirements. 

Planning d . . . . ecrsions sometimes imposed additional technical requirements that refer to 

the re ui . . q trement specifically for the project concern besides the normal requirements 

outlined . in the guidelines. For example, the developer was asked to upgrade the entrance 

and exit . . points and main drains adjacent to the proposed development site. 

Asp· igure 6.1 O shows, respondents' answers inclined towards 'problem' and 'more 

Problem , s · Reasons for their answers are: increase development costs (28 percent), 

req · Uire ad 1· · ) d.ffi 1 h c c uional professional services (32 percent , 1 icu t to get t e 

111aterials (2 . . 7 percent) and difficult to get skilled laboure1s (35 percent). 

required 
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Figure 6.10: Problems of reduce density; additional component; extra technical 
re · qu1rcment; and planning appeals 

Applicant wh · d · · d · · I · ht t b ·t o aggrieve with planning cc1s1ons tas a rig o su mt an appeal to the 

Appeal Board by reasons of refusal to grant or conditional grant of planning permission 

(Act 267, 1982; Act 172, 1976). Respondents felt that the process and procedures of 

Plann· ing appeal arc not yet apparent. As Figure 6.10 shows, respondents' answers 

inclined towards 'problem' and 'more problems'. 

After the pl · d · · h 1· ·11 b · anning committee meeting has made a ecrsion, t e app icant wt e given a 

notice f 0 the refusal or grant of approval. Mostly, reasons for refusals are related to the 

devetopme t I . 1· . d id 1· . n Pan (structure and local plan), planning po rcies an gut c mes including 

Plan · ning standards. The structure plan policies include the identified growth area, new 

deveto . Pmcnt area or potential sites for housing. The local plan policies include the 

Intensity or . . . . ' I d . uses such as density and the mlrastructurc prov1s1ons, t re csign of the 
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proposed de I . ve opment includes the height, building types and space arrangement, the 

unsuitable usage refers to the incorporation of non residential use, such as Ii iht 

industries . or commercial complexes. The unsatisfactory planning standard applied in the 

proposal is normally referred to the requirement' for community tucilltics, basic 

amen it' res, recreational and educational facilities. If there was no local plan to the area 

the plan . nmg standard used was provided by the state planning offices. 

With respect to planning decisions, there are 76 percent of respondents complaining on 

the inc . onsistencies of planning conditions, requirements and policies. Thus, this 

inform . ation reflects some possibilities of misinterpretations of the development plan 

Obje t' c Ives and policies; or the decisions are influenced by politicians. 

6.4 c onclusion 
lhc primary data collection through the quantitative method makes the analysis using 

statist' real techniques easier. The data in this study are reliable for analysis because the 

Cronbach' . . . Alpha value is within the acceptable range. By employ111g SPSS for W indows 

the Al Pha value is 0.95 for all 30 variables of interests. The validity of the data is 

con · vineed b d d 1 Y applying the cluster sampling method to raw represente samp e to each 

Populati . on 111 the stratum. In addition, the respondent was chosen by the probability 

techn· ique using the 'Table of Random Numbers method'. Since the question is the 

effect s of town planning system on housing developers, the respondent is a 

represent · · · · I · d I ative of housing developers and has wide experiences 111 rousing eve oprnent. 

liowcver h . . b d . h ' t e primary data gathered through quest1onna1rc survey must c treate wit 
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full c · autious of errors and bias. Errors would occur in sampling design, questionnaire 

design, meth d . . o of interviews and responses (Leedy, 200 I). Based on the sump le site ol 

137thee. . stirnated errors m this study arc likely to be below 10 percent. Table 6.8 sho\\ s 

evidence f h 0 t e Standard Errors ranged between 0.6 to 0.8 that d pi ·t the l'tTMS of the 

data by 6 percent and 8 percent rcspccti vcly. 

Since th' . . . is study measures the attitude of problems faced by private housing data using 

Likert s caie, the data arc of ordinal scale and best to be displayed by bar charts and table 

of th e mean and the median. Based on the descriptive analysis, the majority of 

investi . gated components reveal positive results that town planning system affects private 

housin d g evclopment. Out of 30 components (variables), only 4 components (identified 

re · S1denf I .. ta area, existing infrastructure, land size and extra cond1t1ons) are found to be in 

the 'I east and lesser problem' levels. Various reasons were given by respondents to 

sup Port their chosen 'Likert scale' as an answer to a particular question. Ilowever, the 

research . . . e1 has summarized and categorized their reasons based on matters relevant to 

town I panning only. 

\Vith respect to development plan factor, seven components are found to affect private 

housin g development. The components are: land ownership; need new infrastructure; 

tnfr astructure improvement; land use zone, density zone; and development guidelines. 

1herefi ore, these evidences -eflcct the way of the development plan was prepared which 

lack of · · · · I · I · d · fi d cons1clcration given to land ownership constramts wit 1111 t re 1 enn re area for 

housing development, the obstructions of new and proposed improvement to 
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infrastruct 1• · . . ures, mutations related to land use and density zoning and restrictions of the 

develo pment guide! ines. 

Under th d e evelopment control factor, fourteen components arc round to iffect prh .11, 

housin d g evelopment. The components arc: npplicat ion pro cdur for plnnning 

Penniss· . ion, correspondence of planning departments or local planning authoriti ... _ · 

consultation d ct· ff I · d an iscussions with planning o iccrs; p annmg stan ards; propo ed 

housing lay out design, duration of approval process (time consuming), planning 

reg · uirements; traffic engineering requirement; landscaping requirements; water supply, 

electric it Y (power) supply and sewerage system; building designs; and environmental 

control Of . . · all the components that affect private housing development, three sub-factors 

can be id 1 entified based on the values of the mean that are: planning administration· ' 

Plannin . . . g evaluation process; and requirements of external technical agencies. Therefore, 

the o •. ccurrence of planning delays, as the issue raised by several researchers, especially 

from subm· · · I d · bl b ission planning application until getting approva s are un erna e ased on 

the · information given by respondents. Jn addition, additional costs have been indirectly 

'rnposed · h . · · I · in ousmg development through vanous techn1ca requirements. 

With regard to the planning decision factor, six components are found to affect private 

housin d . g evelopment. The components are: amendment to the proposal; 11nprovemcnt to 

the lay · · d ddi · I out plan; asking to reduce the proposed density; impose a iuona land use 

com Ponent, extra technical requirement; and appeal. Except for the appeal, the 

corn Ponents are indirectly imposed additional costs to housing development on top of 
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the requi rements that have been determined at the technical department level. ·1 his also 

reflects the pla · h · · h b · 1· I · I · nrnng aut onty prerogative powers t at are emg app ice. in t 1' plannin i 

system. 

From this d · · I 1'1' I . I escnpuve analysis, town planning components t mt a 'Ct t 1' pn nrc iousinc 

develop . . . . ment have been identified but the main component is not apparent. imilarl the 

three pl . . annmg factors are found to have affected private housing development but th 

do · rninant factor is unable to be identified by this level of analy is. Therefore, further 

analy · . sis m Chapter 7 will reveal the main planning components and the dominant 

Plannin [; g actors affecting private housing development. 
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CHAPTER 7 

PLANN ING FACTORS AND COMPONENTS AFFECTING HOUSlNG 

DEVELOPMENT 

7.1 
Introduction 

the resu Its fl rom the descriptive analysis in Chapter 6 show that 26 out of 30 town planning 
~ M 

Ponents I . . rave affected private housing development. Smee the main components and the 

dorn· inant t . own planning factors could not be identified the analysis in hapter 6, the 

anal Yses in th' is chapter are focused on the objective of the study that is to identify the main 

to% planning components and the dominant planning factor affecting housing development. 

Cons cquentiy I I · I · id d · ' t re analysis employing the factor ana ysis tee rn1que provi e 111 SPSS for 

\\rind ows is . I . c. P . hi earned out to extract the dominant town p anrung lactor. nor to t is analysis, 

several . important procedures and steps have been followed based on the requirements of 

SPss for w· indows and Factor Analysis technique. 
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The factor I · . . . . ana ysis technique reveals the correlat10n coefficient values for oil 30 independent 

VariabJ es and displays the factors. Even though results from the factor analysis can hl 

interpreted · · in various ways, this study merely interprets the results toward nnswcrinu th, 

research questio d hi bi . A • I . ('I n an to ac icvc the study o .1cctive. /\S mcntJone( rn rnptcr '.' (Pt's ',m'h 

Method 1 0 ogy), the answers to the question can be elicited by analy ing th" relationship 

between c omponents of the planning factors that can be expressed as follow : 

Planning factors affecting housing development = P (development plan ) + P 
(development control)+ p (planning decisions)+ P (other planning factor). 
Where P = problems 

Nachm· tas and Nachmias (2000) and Ahmad Mahzan (2002) mention that the most important 

Work for non-statistician is to interpret the outputs of the factor analysis rather than to worry 

about . its formula. Consequently, the results from the factor analysis are further analyzed to 

exam· 1ne th · 1 f · ·1 · e interrelated components (variables) based on t re occurrence o sirm anty views 

arno ng respondents by employing the spcarman rho correlation technique. The differences of 

View s among respondents to the identified factors are analysed by employing the One-Way 

A Nov A technique. 

7.2 1\1 . 
ain output of the factor analysis 

1'he v . anables comprise town planning components and other components that have 

Cro rnbach's Alpha values of more than o.7 are used as the data input into the process. Out- 

Put fr om the principal factor analysis (Pf A) as shown by Table 7. I is the result from the 

rotar ton of' .. mitial component factors. 
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fPJ- anning Items or Factors 
components -- 
rr-- Fl fl_ F3 Fil F5 Fo 

~ng-dp 
-- 

.888 .177 .126 .I <) -.0.17 .0 /9 

Application procedure -dc .885 .20'1 .151 .057 -. I)<) -.017 

~p~~ls for planning .015 .072 -.093 .Oto 
ec1s1ons - od .863 .0'17 

~nditions -pd .859 .147 .131 .074 -.180 .0-IQ 

Impose ~component -pd .840 .195 -.008 .045 .074 .08_ 

Corres ~dcnces-de .839 .192 .142 .017 .095 .003 

Planning Standard 
~-de .830 .064 .010 -.050 .032 -.069 

Traffi . ~u1remcnt - de .824 .051 .249 -.031 .092 -.016 

Amend evalu rnenr, during .822 .129 .081 .005 . 147 -.027 

~-de 
Duratio f ~o approval -pd .815 .191 .103 .088 .046 .077 

Plannin · ~1delines - de .810 .158 .032 .247 -.064 .142 

E)(tra la . 
~ng requirements .800 .196 .152 .014 -.227 -.028 

Elcctncit 
~pply .782 .102 .096 -.130 .039 -.172 

l + dc 
~n-dc .773 .190 .302 -.120 .063 -.007 

Discu · 
~withLPA-de .698 .099 .389 -.048 .161 .068 

I lannin . I g requirement -pd .691 .081 .335 -.049 .196 -.007 

nfrastruct . dp urc improvement - .681 .017 -.046 .294 -.121 -.296 

~ ~1e-dp .674 .107 .162 .331 -.151 -.245 

Arnendm, t 
layout l en lo proposed .658 -.115 -.204 .024 .359 .074 

~de 
Lan ct 
~ne-d .650 -. 174 -.142 .331 .069 .341 

Den· P 
s1ty reduction -pd .633 -.015 .316 .009 -.072 .134 

New1 
~ructure -dp .610 -.072 -.104 .316 -. l 16 .170 

nv1ron1 requ· ncnt control -.086 .025 -.098 -.092 -. 14 I 

~-d .610 
Ph c 

~ 
-.051 .025 -.050 .045 

l aractcristic -dp .147 .878 
anctsca . Re . ping .112 .162 .035 -.037 

~I-of .426 .467 

ater su 
require pply & lndah Water .236 -.022 .818 .126 .017 -.010 

~S-dc 
txtra c . .238 .686 .066 

t . Ond1tions - pd -.139 -.138 .119 

Xistin · . -.195 .637 -.398 

~'lStrueture - de .120 .193 -.083 

andstbct· .008 -.038 -.075 .857 
~ision-of .028 .060 
Lige nv:iluc t.56 t.32 1.21 1.13 1.04 

• s 14.58 

~ 
4.95 4.89 4.72 4.42 4.40 

C led variance 46.19 
111llul· · 

60.75 65.17 69.57 
·'live% 46.19 51.14 56.03 

Table 7.1 
Pf A Rotated Components 
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Note· F _ Fact· - factor loading 
or I :::: d 1 Factor 

2:::: 
e ev~ opment plan (structure and local plans) 

Factor 
3 
_ nvir~nmental control under other planning factors 

Factor 4: techn~cal requirements 
Factor 

5:::: 
plann~ng evaluation under development control, 

Fact planning guidelines 
or 6:::: land d .. a ministration (Land J .aw), 

The PFA o utput shown in the Table 7.1 can be interpreted in many ways. Th bold figure m 

italic sh ow the high factor loading where the relationship between the item and th factor is 

co . ns1dered . . , strong because the coefficient or called 'loading are more than 0.3 (Nachmias 

anct Nach . . rmas 2000; Ahmad Mahzan 2002; Jackson and Watkms 2005). The rest of item 

loadings a . . . re weak to be considered as good md1cators of the factor. Therefore, the most 

Parsirno . mous factor is Factor I because the percentage of explained variance is 46 percent 

compared t . . 
0 
other factors that is the dominant factor. The 23 items that have high factor 

loactj ng can be considered as the items of having strong relation with Factor 1. These items 

const· itute I . . tie assigned factors: development plan (Structure and Local Plan); development 

control· I . . 'P anrnng administration; technical requirements and other planning factors. 

ihe · sign to each item helps to identify the items under which factor such 'dp' depicts 

deveJopme t I c. I . d . . d ' f' n P an, 'de' for development control, 'pd' ror p annmg ec1s1ons an o for 

Other Pia . . . . nning factors. Interpretations to the relations of these items with the factors (FI to 

P6) are d' iscussed in the following sub-headings. 

7.2.1 D evelopment Plan (Structure and Local Plans) factor 
Majority . . . . of housing developers are aware about the existence of development plans 111 their 

Chose n area for hou ing projects. I lowcvcr, their an wers toward the requirements and 
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Policies of th e structure and local plans are indistinguishable. Thus, this study has to combiru .. • 

all answers rt .. pe aimng to the structure and local plan requirements and policies under n term 

'd eveJopment plan'. As Table 7.1 above shows, private housin 1 developers have C\ ·1.d 

Problems 1 • re atmg to policies and development concepts outlined by resp cct iv .. de clopm --nt 

Plans s: · rnce the main function of development plans is to guide dcvclopm nt c ntrol nd 

Plannin d . . . . g ecisions, the development plan emerges as the dominant foctor m h u ing 

develo m . . . P ent. There are 23 planning components constitute the dommant factor. To explain 

the rel . ationships of these components with the factor, it is important to discuss the functions 

of the d evelopment plan in housing development. 

\Vith re . gard to the location of new housing estate, the development plan policy states that the 

locaf ion of housing sites chosen must be within the proposed new growth areas and within 

re · S1denr 1 ia zones. Housing developers' attempts to develop other areas than identified by the 

develo I . . P nent plan are very risky even though they have chosen the potential development 

~~ . . . ere the availability of land, low construction costs and high demand exist. The 

Sticcessn . ul housing estates outside the identified growth areas were the lucky groups when 

the I 0catio d h · 1 · n chosen had merits for housing and also those un er t e specia projects such as 

to Provide h h d ouses for the hard-core poor group, resettlement sc emes an government 

quarters. 

Based on the descriptive data analysis in Chapter 6, there are problems faced by the 

developer . . Th it id ti fi d t: h . . h s with re peel to housing location and sites. e st cs 1 en 1 re tor ousmg m t e 

develo . . Pmcnt plan to them do not guarantee the housing development will be able to meet the 
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demand T · he demand for housing as referred by housing developers is the capability ol 

household s to pay for housing that are built in that particular area. 0th r problems urc till 

site distances from th . . I d . .bl I . . . . e existing access roar s an 111acccss1 c tot ic 'x1st1111 infrnstructurc I,\\' 
~ . 

such as electricity, water supply and sewerage line. Without th' c: istin 1 basic 

infrastruct . ures laid down in the area, the housing developers have to provide th em for their 

housing d evelopment. [n this situation, developers have sometime engaged with th pr blems 

of dealing with the private land owners. This occasion appeared when there was no 

alternar ive route to connect the new with the existing infrastructures. Therefore, when asked 

abo mJand · preferred for development in these areas, they said that they preferred the road 

frontage 1 ands to be developed first before they approached the following inner land (second 

lot fro rn the road side). 

l'he · Prtvatc housing developers have ever experienced that there were sites suitable for 

housing d . evelopment but the access roads had to be erected through private lands. In some 

cases, th . . c access roads had to be erected wide enough according to hierarchy of roads. By 

cornp1 . Y1t1g this requirement, constructing main collector 66 feet wide roads for example, 

leaves th . . e balance of that such private land with smaller plot. In such circumstances, the 

respecr ive land owner refused to negotiate either for sale or for rent and rejected the 

discus . . sion about possible compensation. This problem usually makes prospective developers 

hav e to abandon the project although they have obtained planning permissions. There is also 

similar problem for the case of land use zoning. Although the development plan has shown a 

hou · sing · if I . fi zone, the land is not actually easily to become housmg 1 t re in rastructures have not 

bee n laid d own by the authority concerned. 
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Besides th e new roads needed, there was also a case where the prospective housine 

devel opers have to negotiate with the frontage land owners for the sharin 1 provision of 

comm . unity facilities and utilities. Therefore, the land zone for housing is seemed to be l':lsil. 

coloured on papers but actually land matters were not sorted out at the plnnnin 1 st 1,'l'. This 

shows that the pla . 1· . . d . ~ .. nrung po icies concerning access an 1111rastructure provrsi ns can not b 

simpJ . y implemented. The highest factor loading for land holding as shown by T bl 7.1 

above . ' is clearly shown that the land ownership should be the main component of planning 

consid . erations in identifying a potential new housing area within a development plan. 

\Vith regards to the development plan policies particularly to housing development, miss 

Understand. mg occurred between housing developers and local planning authorities 

Particularly about objectives, strategies and status of development plans. The developers 

thought ti . . . . mt the new structure plan strategics to reduce housmg density m a particular area 

opened up 
0 

· · · I I Th · 1· pportunitics for them to develop housing m agncu tura areas. err app ications 

for I P anni · h · · ' ng permissions were rejected based on the planning aut onues reasons that the 

Proposed h · J • id tif d b h · · ousmg development was not within the 1ous111g zone as 1 en 1 re y t e exrstmg 

locaJ Pia . n. The developers intended to develop agriculture land based on the new structure 

Plan ob·e . . . . ~ ctivcs without referring to the status of ex1st111g local plans. 

l'he tech · d bl · n1cal terms used in development control have cause pro ems to developing a 

hou . Sing h · f' d . ' d ' . ' sc crne. The allowable housing density in terms o net ensny an gross density 

for a housing scheme as stated in the development plans arc confusing. Local planning 

authorir res have used different formula in calculatin 1 residential density. Some local 
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planning autho . . . . . rrties include major roads and local play grounds 111 the gross housin 1 dcnsit , 

calculation wh ereas some local planning authorities exclude either one of the items in th 

calculatio n. 

In attempts to h ac ieve the development plan objectives, most local planning authoriti s 

employ th ' . e planning standards' in evaluating proposals for housing development. Th s 

Plann· mg standards arc mostly provided by the federal Town and Country Planning 

Dep artment (H d . . ea quarter) m Kuala Lumpur. The problems to comply with these planning 

standards . . . . . are highlighted by private housing developers especially in applying for layout plan 

approvals T . . . . · he main problems are related to the quantity and size of cornrnurnty facilities 

required The I 1 . . c. ·1· . . di · arge and acreage required to provide commumty raci mes is irectly limiting 

the qua . ntity of houses that can be built. Moreover, the land allocated for community facilities 

must be s . urrendered for free of charge to the government or local authority concerned. 

Be· sides th . . . e community facilities, the problems also occurred 111 complying road designs and 

road . Widths. The road design depends upon the location, shape and size of neighbourhood 

ltnit to be c . f'.f': . I . . I . reated. However, the policies to ensure an efficient tra 11c circu anon 111t1e area 111 

question . . . . Will defeat the objective of residents to secure their safety residential area. In terms 

of road wi idths, the developers' problem is concerned on a large percentage of land to be 

au ocated D or road reserves compared to a percentage of land left for housing in a housing 

Sthe l11e. In addition, the land costs involved in providing wider roads become the developers' 

ltiafor . issues. The other problem is about environmental control measures. The main 

techn· 1ca1 · I d agency for ensuring the compliance of these measures is t re cpartment of 
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en · v1ronment. B ased on the descriptive analysis in Chapter 6, most of private housinu 

developers . raise higher level of problems with this subject. I lowcvcr, most of the lkt.1il 

req · u1rements f h or t csc measures arc imposed in construction period. In plnnnin ' nppro .11 

Process th . ' e main concern is on the proposed housing lay-out plan wh 're en ironmcnt 

aspects are hibi ex 1 ited by the land and building uses, arrangement of building., th n ccss to 

build in . • gs, the distance between buildings, building heights, green areas and landscaping. 

1" une consu . . ming m planning approval process starting from the date of application until the 

State Pl . annmg Committee meeting and decision made either approve or disapprove. The time 

consu · ming in the approval process also depends upon the individual applications attributes. 

l'he com 1 P ex types of proposed development may take longer time than the simple type of 

develop ment. The charter advocated in the planning department is merely for the average 

cases. Vario t: · h · 1 d .h · us iactors arc as ociated with the time consuming t at me u et e time spent by 

an ap 1· P team to t k · · 1 d t b d' · · · a e action such as to resubmit t ie amen mens, Y correspon mg activiues, 

by the pro , cess of preparing development concept or lay out plan to the area concerned, by the 

Process of d f b . . . hb . a opting the development plan, by the process o o tammg ne1g ounng owners' 

Obie t' J c tons f · · and by administrative actions. The shortage o man power m local planning 

authorir . . ies that refers lo the ; nadequate number of technical and prof ess1ona I staff lo do site 

insp ections · · t k h · , to scrutinize the application and to give wntten commen s, ma e t e time 

consum· . tng causing serious financial implications to housmg developers. 

Por I . panning decisions the approval without 'subject to fulfillment' is commonly referring to 

th ' 
e sma11 scale housing development such as less than 5 acres sites. The major types of 
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develo pment have been imposed with several conditions. The standard condition used hy th 

local 1 . p annmg authority is foreseen by housing developers. Majority of them said th:ll the 

COnditi ens to be satisfied in getting planning permission have hccn estimated in the proposed 

develo Pment. However, there arc still rooms for them to appeals if there is n condition that 

hardly ca . used the increase in construction costs. The appeal for the planning permission 

granted · is normally taking another 3-6 months. Among the local planning authorities, a 

experienced by h . . r. di . . d ousmg developers, there were unsat1s1actory con nions impose to hou ing 

deveJ opment. To them, the same types of housing development should have a similar 

condition H · owever, they found that there were some other matters need to be satisfied such 

as siz e of play ground, road width and number of community facilities. Consequently, the 

co111 rnents from the housing developers are well explained by looking at the year of the 

Projects . earned out. The different year of the application may not be the same nature in 

decisi on making process. The great possibility is that there are changes in the planning 

stand . ards used, changes in the administration of the local planning authorities and changes in 

Planning policies. Therefore, various problems in housing development process arc 

asso . ciated · h I · ~ h id 'fi · wit the implementation of the development pans starting rrorn t e 1 enti icauon 

ofhou . sing land until the planning decision and appeal stages. 

7.2.2 E . nvironmental consideration as other planning factors 

Phy . s1ea1 I . . c raracteristics of land and landscaping requirements are two components or items of 

hav· Ing h' igher factor loading to constitute factor 2 as shown by Table 7.1. The physical 

charact . . . . enst1cs of land as rcf'crrcd by private hous111g developers include the shape of land 

area and topography. F r the shape of land area, the developers' problems are related to lay- 
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out pla d . n esigns to meet the planning and technical requirements. For example, land of 

hexagon or rectang I h d dilfi I . . d . . . . u ar s apes cause 1 icu ties m esigrung to max11111s' th' land usu ac 

Where som . ctimes the developer has to negotiate with other private landowner 10 pt'l)\ idc 

better road . . .. circulation system. With respect to the topography, the probl 'ms arc 1\ luted to 

earth Work s, development on slope of just above 30%, embankment works to rcaliun deep 

examinin g ponds, development on higher land of 400 meter above average m an of sc lev l, 

reaJig nment of existing river bank or drainage system, and fill-up small ex-mining ponds. 

Som e of these subjects are strictly controlled by planning authorities or by other responsible 

agencies such as Public Work Engineering department and the department of environment. 

A.II re · quirements to protect or safeguard the environment are incorporated in the 

requirem . ents of the planning permission. With regard to landscape requirements, the 

developers f: · 'd if · · bl · ace problems in landscape designs and in 1 enti ymg suita e species of trees, 

shrubs and flowers. The planning requirement for landscaping is pertaining to the space 

allocati . . . . on and site location. The space for landscaping is related to the plinth area control 

such as 60% plinth area imposed to high rise residential development such as for apartments 

and Oats T . · he location for landscaping sites depends on the site lay-out plan as long as the 

site is I ocatcd within the proposed land plot. 

7.2.3 Tc . ebnicat requirement factor 

'I'he · site c I · s ror sewerage treatment plant and electrical power supp y station are among the 

Problem r · d ti bl' ·1· . . s raced by housing developers. The land require to erect icse pu re uti iues JS the 

11) • ain i bl' ·1· · d sue concerned because the quantity and size of these pu re uu rues epend on the 

req . U1re111ent of the private companie and yet, these requirements have been included in the 
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Plann· ing standard. This issue arises due to the current position of these both responsible 

bodies as . . . . . pnvate companies established under the government 'pnvattzation concept'. l'hus, 

their pr . erogat1ve powers arc continued to he in force. The incorporation of their requirements 

into th e planning standard was made when these private componi . ' ere bcinu the 

responsibl e government technical department agencies. However, a propos cd housing 

scheme might n t b · I · · · b :h I · h · ·r bl' · o e given a p annmg pcrm1ss1on y t e p annmg aut onty 1 pu re utiliti 

anct th . err requirements are insufficiently fulfilled. Unfortunately, the developers have to 

surrender th . . . e sites to these technical bodies after the housmg scheme rs completed. 

7.2.4 De 1 ve opment control factor 

l'he h ousing developers' problems associated with density, housing zone and new 

infrastru . . . cture development occur in the planning evaluation process where detail planning 

requirern . ems and policies arc applied. The problems related to density zone are the 

lirnitaf ions faced by housing developers to raise their profit margins and to meet housing 

choices D . . . · evclopcrs' profit margin is limited due to high land pnces in urban areas that cause 

higher production costs within the stable housing market environment. In addition, 

re · S1dent· 1 . . ra density is aff ccted by the erection of new embassy premises, new flight paths and 

new army camps. The problems with regard to residential zone are related to the delineation 

of re . side · Id b · d nt1al zone boundaries where the developers wou not e perm1tte to amalgamate 

Plots of I . . . . and m agriculture category with land plot in residential zones. 

l'h e application for the land use conversion from 'agriculture' to 'building' has little chance 

to b e recommended by planning authorities in order to avoid precedent case. Industrial 
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premise · · s within residential zones even to provide more employment opportunities and to 

subsid' ise low-cost housing projects are prohibited. The proposed petrol lilting station in 

reside ti n ial zones must be in accordance with the guideline controllin) the distance lwt\ ccn 

the station and resid ti I b 'Id' d . . . . fi . 1 en ia u: mgs an service act1v1t1cs meant as rrc prcv muon ind s.1f't. 

measures Th . . . . · e problems with new infrastructure development include new drains, se' 1:1' ge 

Pipes ' sewerage treatment plants, bypass roads, tunnels, bridges, pedestrian overh ad 

Crossin s . . . . g and viaducts. These new mfrastructure requirements are dependmg upon the merits 

of an . individual housing scheme because, normally, the local planning authority will not 

simply spend it ti . . . h . . .,. 1 s inancial allocation solely to assist the private ousmg projects. 

7.2.5 Pl . annmg guideline factor 
Planning . . . . . gu1del111es are prepared to supplement the local plan policies or to provide details 

for itn 1 . . . P ementing local plan policies and development control. Some of these guidelines 

include the non-statutory documents such as non-gazetted development plans. In simple 

Word th . . ' ey arc call 'development guidelines'. For examples, there are guidelines for safe city, 

city centre · · d 1 ti t · · 'd · conservation, and small works for add1t1on an a tera ion o existing rest ential 

buildings Th . h iti 1 . . . · e extra conditions imposed by planning aut on res upon p annmg perrmssions 

\Viii i nvolve in additional costs above the initial estimated costs by developers. The problems 

assoc· iated with the existing infrastructures and planning guidelines include the design of 

Pedestri a . ('. · 1 · . n networks, residential buildings and commu111ty tact tties. 

l'he re arc problems in submitting planning application even though the planning authorities 

have Prepared ' zuidclincs for planning application'. The submission for an application for 
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Planning . permission has to be submitted by a registered town planner or the allowable 

Professionals. This requirement is however left to the discretion or the local plnnnin l 

authority s· · ince year 2000, most or local planning authority in pcninsulnr Main si 1 ndo] red 

this re . quirement in the opinion that a professional like town planners will take into H.' -ount 

the effect of the development on the surrounding physical environment. In addition to the 

above re ui q irements, housing developers have to prepare cumbersome of plan and number 

Of D evelopment Proposal Reports just for planning application alone left aside for other 

application S . . s. orneumes the application is rejected because of technical errors such as typing 

error or overlooked figures in technical calculations. 

7.2.6 Land ad . . . 
c rmrnstrauon factor 

The · . Private developers highlighted that they have problems with land subdivision that 

inc]ud e problems or obtaining individual titles for housing schemes and problems with land 

surveys. The problems in obtaining individual titles, the developers have to deal with the land 

Office co . ncerned if the problem is related to the procedures. However, the approval of 

individual ti I . . h it es depends on the consent from planning authont1cs to t e proposed lay out 

Plan T · he d d b . I . eveloper also must prepare a surveyed plan an su rnit to p annmg office for 

endorsem ff c. • di id 1 · I em and followed by the submission to the land o ice 10r 111 1v1 ua tit cs. There are 

cases of . . . . . . diss1milanties between the lay out plan approved by the plannmg authority and the 

surv eyed plan prepared by land surveyors. Therefore, the problems encountered in this factor 

are r 11nc c . d onsummg, tedious works and cumbersome proce ures, 
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7.3 I nterrelated planning components 

Th · e interrelated components can be extracted by employing the Spearman 's rho correlation 

statistical t . echnique for the nonparametric analysis. The spearnwn's rho correlation is .\IS~) 

known as , rank correlation' (Spiegel et al 2000) and has its counter port in the parametric 

analysis t h . ec ruque known as 'Pearson correlation'. The relation between two or m re 
v . . 
ariables · · . is indicated by the significant values of 0.05 and 0.0 I (refer Chapter 5: Tubl 5.9). 

The coefficient correlation values will indicate the degree of the relation between two or 

more v · anables either weak or strong (Zulkarnain dan Hishamuddin 200 l; Chua 2008). For 

this stud Y, the strong values between 0.71 - 0.90 and very strong values between 0.91 - l .00 

of c orrelation coefficients will depict the similarity of respondents' views toward the 

Plannin g components in question. Thus, if the developer faced problem to a component, it 

rn· ight faced · · · d a similar degree of problems in an associate component. 

7.3.1 Dev I e oprnent plan components 

Variable . . s that have significant correlation coeffiCJCnts are: land holding (ownership); new 

'nfrastruct · d · d d ure; infrastructure improvement; land use zone; ensny zones; an evelopment 

guideii . . . . nes. As Table 7.2 shows, the level of s1gmficant value and correlation coefficients 

Values bet . . if I ween variables under the development plan factors vanes s1g111 icant y. Although 

Sotn e of the correlation values among variables are significant at 0.05 and 0.0 I, the strong 

relar ton is only noticed between land holding and development guidelines (r = 0.85, p< 0.0 I) 

anct th e rest are considered moderate and weak. The 'development guideline' here includes 'a 

non 'Statuto d d d I t Ian' ry ocumcnt including non~gazette eve opmen P · 
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By referring to h t e central tendency measures (Likert scale: 1-5, from least to the most), the 

mean and the . . . . median for land holding is 3.2 and 3 (n=137) respectively while the mean nnd 

the med' ran for development guideline is 3.2 and 3 (n=137) respectively. Th mean nnd th 

rnect· ran valu · 1· es me me towards 'problems' and 'more problems' in housing de clopmcnt, 

Table 7.2 
Spearman Rho' correlation coefficient Values 
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• 
*•Correlation i . . Corrclatio .5 s~gn~ficant at the 0.05 level (2-tailcd)- 95% confidence 

11 15 sigru ficant at the 0.0 I level (2-tailcd) - 99% confidence 

l'hc c re1ore ' respondents strongly share similar views that land holding and development 

guidelines a . bl . re among the town planning components causmg pro ems to private housing 

develo Pment. The underlying reasons for the strong relation between land holding and 

develo Pmcnt guidelines can be elicited from respondents' answers. Respondents explained 

that th ey have faced problems in constructing access roads according to development 

guid I' e incs due to resistances from landowners especially in the existing built up areas. This 

Prob! crn also 'hared by re pendents who have to comply with road widening requirements 
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Under the I . ocal planning authority's development guidelines. For example, the respondent 

answer is " . very difficult to negotiate with the adjoining land owners in road wid mine work" 

7.3.2 Dev I e opment control components 

The de r . g ee of relations between components under the development control In tor L . hown 

by correl ti a ion coefficients values as in Table 7.3. The relation between correspond nee and 

applicati on procedures is within the strong category (r = 0.78, p< 0.01). By u ing the imilar 

l'k 1 en seal e (1-5, from least to the most), the correspondence component holds the mean 3.2 

~~ . . median 3. The application procedure holds the mean 3.2 and the median 3. 

Therefore ' all respondents share similar opinions that correspondence and application 

Proc d e ures are among the main planning components causing problems to housing 

develo Pment under the development control factor. These both components can be classified 

as the 1 . . P annmg communication and administrative procedures. If developers have problems 

\Vith Corre 1 · · d spondence component, the effect is on the app ication proce ure component. From 

the . questionnaire survey, for examples, respondents mentioned that the information is 

insufficie · diff l l h nt and to get access to the responsible officers rs 1 icu t. n anot er case, the 

number of I · · c. · I 30 it 1 b · 1· P ans required as stated in the apphcat10n rorrn is on Y sr e pans ut m rea ity 

the Plan · ning authority needs 42 copies. 
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Table 7.3 
Spearman Rho' correlation coefficient values 

by development control components 
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Cor 

* ** ** .... •• •• ** •• *"' ** ** 7•• 

'•Co relation is significant al the 0.05 level (2-taiied)- 95% confidence 
rrelation is significant at the 0.0 J level (2-tailed) - 99% confidence 

l'he Plannin · · h 1· · g standards component has strong relat10n wit app ication procedures and 

correspon . dence components (r=0.71, r=0.71 respectively, p<0.01 ). All of these components 

~llie . mean and the median as shown by Table 7.4 where the mean is between 3.1 and 

3.25 and th e median 3 for all components. Respondents have similar views that these three 

corn Ponent 'fh r h h s caused problems to housing developers. ere1ore, t ese t ree components 

caused Problems to h using development. Housing developers have problems with various 
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Planning standards used b I . h . . V . . c. . Y p anmng aut orities. anous information and numbers of plans 

are re . . quired in submitting their application for planning permissions. Moreover, 

commu . . nicat1on and r · · . · f: esponscs to 1 nqu mes arc unsaus actory. 

Table 7.4: 
Mean and Median of Development Control Components 

Development Mean Median Sample = 
control components 

n 

Application 3.24 3 137 

procedure 
Correspon- 3.25 3 137 

dence 
Discussion 3.14 3 137 

Planning standards 3.14 3 137 

Layout design 3.21 3 137 

Duration of 3.23 3 137 

approval 
Amendments 3.23 3 137 

Planning conditions 3.14 3 137 

Traffic circulation 3.24 3 137 

requirement 
Env i ronmenta 1 3.25 3 137 

control 
Landscape 3.18 3 137 

requirement 
Water supply 3.19 3 137 

requirement 
Electricity 3.21 3 137 

requirements 

l'he duraf I · · h 1· · ion of planning approval process has strong re anon wit app ication procedure, 

Corres Pondence and planning standard (r=0.74, r=0.74, r==0.72 respectively, p<O.O I). The 

arncndmc t . . h 1· . d n to the proposal has strong relat1on wit app 1cat10n procc ure, correspondence, 

discus . sion, planning standard and duration of approval. The values of correlation coefficient 

ta th ese components arc within the strong category (r-0.75, r=0.75, r=0.7 l ,r=0.71, r=0.73 

res Pcctivcly, p 0.01). The 
111 

an and the median for the amendment to the proposal is 3.2 and 
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3 ( n= 13 7) re . I spectrve y, Therefore, all respondents have similar views that these components 

are amon th . g e mam planning components causing problems to housing development. E. L'L pt 

the corre d spon cnce component, the other two components can he classi fled ns planning 

technic 1 . a requirements. The relation between the amendment to the proposal un i 

correspo d . n ence is due to the nature that the plan can be made according to the ' rittcn 

docu ment or verbal information given to the developer or applicant. The amendment to th 

Proposal I . . a so related to unsatisfactory compliance of the plannmg standards. The problems 

occurred . . . when developers received ambiguous rnstruct1ons. 

the re] . . . ation between traffic circulation and application procedures, correspondence, planning 

~d~ . ' lay out design and amendment component is also under the strong category 

(r:::o 73 · ; r==0.74; r=0.71, r=0.73, r=0.72 respectively; p<0.01). The traffic circulation has the 

mean 3 2 . · and the median 3 (n= 13 7). The mean and the median for other components are 

shown by Table 7.4. Thus, all respondents have similar views on these components that 

traffic . circulation requirements have caused problems to housing development. These 

corn Ponents are under planning technical requirements. The problem to comply with traffic 

c· ircuJar . . ion design is due to several reasons such as the location of the site, land plot shape 

and th e proposed development concept. The planning standards concerning the traffic 

circulati . d . . on design, for examples, are road hierarchy, service roa s, intersection and car 

Parkin . . g layout. Thus, the strong relation between these two components has indicated that 

the Problems of designing traffic circulation will have problems in efforts to comply with the 

Planni . ng standard , un atisfactory with correspondence and problems with the amendments 

to th e plan. 
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The co mponent of environmental control has very strong relation with application 

Procedu res, correspondence (r=0.92, r=0.92 respectively, p<'0.0 I), while within strom; 

relation . category with planning standard, amendment to proposal, planning condition, traffic 

circulati on, water supply, and electricity supply, and landscaping r q11ircm1:nt (r 0.7·l, 

1"'=0.77 'r-=73, r=0.82, r=0.83, r=0.72, r=81, r 0.84, 0.71, 1=0.78 respectively, p 0.01). 

Thus II ' a respondents given their similar opinions that the environment control ' ith its 

related c . omponents are causing problems to housing development. This result of the relations 

shows that the t I · · · · · d I'. di h · I · own p ann mg 111 practice is protcct111g an sateguar mg p ysica environment 

anct usually insists the developer to submit plans showing all requirements and measures are 

complied with. However, soil erosions, land contamination and chemical affluence in the 

existin . . g Water bodies are specifically controlled by the department of environment. 

7.3.3 Pl · annmg decision components 

There are seven components under planning decisions factor. The duration of approval 

coinpon · h I · d · · cnt rs included in this discussion again because t e p anrung ecrsion and the 

develo . . . . Pment control process is an overlapping process. Any dec1s1on made by the planning 

autho . nty, the follow up actions will be dealt with under the development control process 

%' ich also contributes to the time consuming in planning approval process. 

As lab! · · h 1 ti · h h d · e 7.5 shows, the component of specific cond1t10n as strong re a ion wit t e uration 

Of a . Pproval, the imposed land use component in the proposed housing scheme, the extra 

req . Utrc111ents and the planning appeals (~0.73, r~0.74, r 0.84, r~0.81 respectively; p<O.O 1). 

1he s , · ' id b Pcc1 fie condition refers to 'the special request such as to provi e us stop shelter and 
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overhead pedestrian crossing which imposed in the planning approval will require the 

developer to rede . h I . • sign t e ay out plan, recalculate the potential prof its and reappointment of 

consul ta nts. These works will lead to other problems in land 11St' components, e tra 

requirem ents and planning appeal. 

Table 7.5 
Spearman Rho' Correlation Coefficient values by 

Planning's decision components 

Planning 

... 
<a c: 

0 c: 

decision 
:> ~ .g _. 0 II) II) 

e 
·:;; <ll E 

0 :a :l :l 

components a. '.cl 
0 c: e 

fJ" '6 
c: ;;.., II) "Cl 

8 j .5 [ii c: ·5 

c: c: 
- II) er 

0 8 o "O 80 <I> c <I> 

·~ 
c c: ti) 8. .... 

co '() <I> :l ·- 8. E co 

... b 
"Cl <ll b 

<I> ~ 
<I> c: 

:l x a. o::~ E o x 

. 
Cl w (/) 

- o tlJ 

Duration 1.0 
approval 
Extra -0.14 
conditions 
Specific 0.73** -0.14 
conditions 
_Amend lavout 0.52** -0.01 0.45** 

Reduce 0.57** -0.08 0.68** 0.35** 

intensity or 
, dcnsirv 
Impose land use 0.67** -0.08 0.74** 0.55** 0.52** 

~component 
Extra 0.68** -0.20* 0.84** 0.42** 0.62** 0.69** 

·~requirement 
LAppeals 0.73** -0.20* 0.81** 0.55** 0.62** 0.82** 0.77** 

* Correlation is significant at the 0.05 level (2-tailed)- 95% confidence 
**Correlation i significant at the 0.0 I level (2-tailed)- 99% confidence 

1'he Planning appeals component has strong relation with duration of approvals, specific 

conditio . . . ( - - n, imposed ]and use component, and extra requ11ements r-0.73, r-0.81, r=0.82, 

r::::.0.77 . respectively; p<0.01). Based on the mean and the median of these components shown 

by table 7 .6, respondents share similar views that these components caused problems to 

carry 0 Ut h · ousmg development. 
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The t s rong relation signifies that problems due to imposed land use components, ·. trn 

require ments and specific condition in planning approval will lead to the problems {)f 

Plannin g appeal. The time consuming in and problems of the plannin l appcnl "ill lend to 

delays (d . urauon of approvals) of housing development. 

Table 7.6 
Mean and Median by Planning Decision Components 

Components Mean Median Sample= n 

Extra condition 3.07 3 137 
- - -- - - - -- 

Specific 3.23 3 137 
conditions -- 
Improve layout 3.18 3 137 

- 

Reduce densitv 3.19 3 ]37 - 
Additional 3.21 3 137 
component 
Extra 3.29 3 137 
requirement 
Appeal 3.22 3 137 

7,4 n·r 1 ferences between components 

l'he analy · · · · fi 1 sis of the differences between components rs to mvest1gate, irst y, the way of town 

Plann· tng system that was implemented in each state, and secondly, the different views of 

developers' · · · h 1 · t Tl · I · · groups by their experiences v1s-a-v1s t e town P anmng sys em. 11s ana ysis is 

~aj . out by employing the One Way-ANOVA technique. 

7A. 
J Diffi erences between states by components 

l'he out-put from the One-Way ANOVA is shown by Table 7.7. Several components have 

differ ences of the mean between states. The rest of components are not detected by the 

tech . niqucs which signify the occurrence of similarities among the states. As Table 7.7 shows, 

306 



( 'haptcr 7 
Planning Factors and Cornpo11<111/\· 

three stat ( es Selangor, Melaka, and Pahang) have higher mean score compared to K ilantan 

stat · e in terms of the land holding component, under the development plan factor. l'hc 

K.elantan state respondents inclined towards 'least and lesser problems' while the three states 

inclined towards 'problem' and 'more problem' levels. 

Table 7.7 
Differences of the mean between states by components 

Using One-Way ANOVA 
Post I Joe Tests 

- 
Components State State Mean Significant 

!-...._ (Mean) (Mean) Difference value 

Land holding Selangor Kelantan J.00 0 034 

~ownership (3.20) (2.20) 
Mel aka Kelantan 1 .30 0.008 

- (3.50) (2.20) 
Pahang Kelantan 1.30 0.008 

- (3.50) (2.20) 

Correspondence Melaka Kelantan 1.38 0.023 

- (3.6) (2.22) 
Pahang Kelantan 1.28 0.049 

- (3.5) (2.22) - 1.28 0.020 
Perak Kelantan 

i- (3.5) (2.22) 
Tercngganu Kelantan 1.80 0.034 

,______ (4.0) (2.22) 

Extra Joh or Pahang - 0.9 0.047 

~uirements (2.9) (3.8) 
Kelantan Pahang - 1.2 0.031 

- (2.6) (3.8) 

Electricity Mel aka Joh or 1.00 0.050 

~ly 3.7 2.7 
Mel aka Ke Ian tan 1.50 0.010 

3.7 2.2 - 

Perak Kelantan J.30 0.021 

-- 3.5 2.2 

Por th e correspondence component, under development control factor, Mclaka, Pahang, 

Perak and Tercngganu states have higher mean score compared to Kelantan state. Kelantan 
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state respondents revealed the 'least' and 'lesser' problems level while the four states 

respond . . ents inclined towards 'problem' and 'more problems' levels. For the c: trn 

re · quirement, under the planning decision factor, respondents or Johor and Kclnntun stntes 

share sim ·1 . 1 ar views which the mean scores arc 2.9 and 2.6 rcspcctiv ly lower thnn the menu 

score of p h a ang state. Thus, Johor and Kelantan states respondents in lined tov ards ·1, ist 

and le sser problems' levels while Pahang state respondents inclined towards 'prob! ms and 

tnore p b ro lerns' levels. 

Under the development control factor, the electricity supply requirements drawn differences 

of the mean scores among Melaka, Perak, Johor and Kelantan states respondents. 

Respo d 11 ents of Melaka and Perak shared similar views by the mean scores 3.7 and 3.5 

respecti . . vely indicating 'problem' and 'more problems' levels. In contrast, respondents of 

Johor and Kelantan hare imilar views by the mean scores 2.7 and 2.2 respectively 

indicar ing 'least' and 'lesser problems levels. 

7.4 2 o· · iffercnccs between groups by components 

Differ ences among groups of developers are extracted by the One-Way ANOVA statistical 

tech . nique. Out of 30 components tested, only two components are extracted by this 

techn· ique, as shown by Table 7.8. Therefore, the other 28 components are considered as the 

corn Ponents of having similarity views among groups of respondents. For the land physical 

charact · d·fr f · b cnstic, under the development plan factor, the 1 1erences o views etween 4-6 years 

and 7~9 years groups are within the similar levels of 'problem' and 'more problems'. The 

diffi ercncc of view between 4_6 years and IO and more years' groups concerning the extra 
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conditio n component reveal a bit different meaning. Respondents or the 4-6 years iroup 

inclined t owards 'least and lesser problems' while respondents of 10 and more years iroup 

Inclined towards 'problem' and 'more problems'. 

Table 7.8 
Differences between groups by components 

- 
Components Groups Groups Mean Signili ant 

~ (Mean) (Mean) differences value 

Physical Characteristics 4-6 years 7-9 years 0.340 0.038 

~ (3.54) (3.20) 

Extra Conditions 4-6 years 10 & more - 0.457 0.018 

i........_ 
(2.75) (3.20) 

7.5 T own Planning Officers Views 

Tow n planners in planning authorities were interviewed to elicit more explanation with 

regards to the problems faced by private housing developers. Due to limited times for this 

study and difficulties to arrange appointments with planning officers, only seven planning 

Officers were successfully interviewed; one was from the Federal Department of Town and 

Count ry Planning (FDTCP), two were from City Hall Kuala Lumpur (CHKL Master Plan 

Dep artment and Planning Control Department), two were from state planning offices 

(frengganu and Kedah), and two were from municipalities (Seremban and Kota Bharu). 

is I · Development Plan 
s everaJ components of the development plans are identified to affect private housing 

deveJo · h I d id · f d f · Pment leading to high land prices. With respect tot e an 1 cnu re or housing, town 

Planne · '· d' · I ' 1 · h h · is felt that the structure plan is only as an in icauve pan w 11c s ows the potential 

land f T I d · 1 I d or f uture urban expansion or for new growth area. ic ctar an use zone and density 

Particul I I I l Th . arly for hou in, development is shown by t tc oca p an. c questions of how the 
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land was id if 1 entr ied and how the land was zoned are the subjects of the development plan 

study process by which the decisions are made after consideration given to public obj~ctions 

Mohd. Zaki (interview, 2006) mentions that most of planning authoriti 'S hnd la '\.. of skill 

officers in the past two decades. This situation, as agreed by Johari (int rvi \ , _006), Jud 

forced I . . P anmng authorities to outsource the development plan studies ( tru ture plan and 

local I Pan). Hence, the appointed consultants were entrusted to employ competent 

Profession I di hil I · I · · a s to carry out development plan stu res w 1 e p annmg aut ionues were merely 

Play' ing roles as advisory bodies. Thus, in implementing the development plan, especially for 

housing development, the planning authorities consider that developers are the professional 

cornp . . . anies that are able to consider and to choose land wisely to meet their objectives. 

Moreover, developers are the experts in the housing market (Johari Tahrim, interview, 2006). 

In respect of the developers' problems associated with land holdings, the planning authority 

anr · ICtpatcs that the problems should be solved by the developers or the land owners 

therns 1 • eves. The planning authority does realize that, of course, some of land may not be 

deve1 · · ·11 I d h oped due to land ownerships constrarnts of which wi ea to t e unmet of targeted 

hou · sing units within the targeted period (Bramley et al 1995). However, the planning 

autho · . fi · d · nty will revise the plan in every five years and orwar new recommendations 

(Nurazizi Mokhtar, interview 2006). Unfortunately, this practice may accumulate further 

hou · sing back) og. 

With regards to the planning policies, town planning officers noted that the policies were 

form 1 h · l h. h · · u ated to encourage and to control development by w re 1 to ac ieve t e objectives of 
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the plans Most co I 1· . . h d id . Id . · mmon y, po icies wit regar to resi entia ensity, amount of commercial 

floor spaces and number of community facilities applied to a particular area arc derived from 

the overall future projection figures which arc then distributed to the whole development plan 

area. Pe h r aps, developers may not aware of the control figures as the undcrl .inu factors 

leact· ing to that related policies (Nurazizi, interview, 2006). Therefore, the problems faced b 

developers r I t' d 1· . b . d . . I . e a mg to evelopment plan po icics can not e vrcwc 111 iso anon but an be 

taken · into consideration in the respective future development plan review (Nurazizi, 

inte · rv1ew, 2006). 

7.s 2 · Development control 

Under the development control factors, private housing developers have highlighted several 

cornpon ~ · I · h · ents rrom the planning application process, plannmg eva uattons, tee meal comments 

anct 1 Panning recommendations as discussed in Chapter 6. Consequently, the planning 

officers' · .. · d · h c. 11 · b h · views on the problems can be further d1scusse in t e 10 owing su - eadings, 

7.s.2.1 Attaining Planning Applications 

As · Stipulated in NLC I 965, local authorities have no final says in determining the actual 

Usa ge of land since it was alienated to private ownership (Lee et al 1990). The land owner or 

an age I . . . U nt on his behalf can submit an application for p annmg perm1ss1on. sually, housing 

develo Pers are represented by their agents such as an architect or a town planner. Other 

Profe · · d I · s1onals such as engineers who work with the housmg eve opers or as their consultants 

can al · · I I · d so submit the application for planning penniss1ons. n t 11s stu y, the problems 

Concerning applications for planning permissions appeared to be on the completeness of the 
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submissi d . . . ons an complying with all necessary requirements (Chapter 6). The main problem 

faced b h . . . . . Y t e developers is to meet the first requirement that is the appl1cat1011 for planning 

Per · · mission must be made by the land owner or its agent. If the application was to he made h 

his age nts, the written consent must be attached to the application (Act 172, 1976). 

Dnder the pl . d . . . 1· . t: I . . . h anrung a ministration, an app icatron ior panning per1111ss1ons ould b mad 

to the respective local planning authorities. For an area outside local authority boundary, the 

Land Off · · · ( 2 ice is empowered to be the local planning authority Act 17 , 1976). However, not 

all local planning authorities have town planning departments. Some local authorities may 

have to rely on a group of multi-disciplinary employees to carry out the planning functions. 

In cert . am occasions, local authorities have separated planning sections that are led by 

Nanni . ng officers or by just technical assistants (Diploma Degree holders). In small local 

autho · . . nt1es, the "Local Authority' Secretary" is also responsible to act as the planning officer 

(Mohd R 1 · · c. I . th · · · · aza 1, 2002). Therefore, there are d1f1erenccs among p annmg au onues in terms of 

Proced . . . . ures, client charters, delegation of powers, tune consuming in approval process and 

Slaff . attitud es. 

An application for planning permissions, irrespective of its types, has to undergo a normal 

record· (' · 2006 tng process. According to Madam Zunaidah Yamat interview, ), the applications 

are ref h Ii . h erred to the development control officers only after t e app ications ave been recoded 

anct fi I d · · I . 1 ff: . th d . . . · e . The recording process is earned out by c enca sta s m e a ministrauon section 

and w . I . . ould take several weeks. After the recording process, the p anrung evaluation process is 

another time con urning stage. The development control officers upon receiving the 
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application · 11 f I wi irst ook at the area earmarked for the proposed development. The proposals 

tnust fall . hi wit m the definition or categories of allowable land uses in accordance ' ith the 

respect. I . ,. ive ocal plan. After the file has been viewed by the officer con ecru id, the instruction 

Will be given to the technical assistants who then will be distributin) th file to ire 1 -ontrol 

tech · · nicians for charting, recording, and comments. The respective technician will prepare site 

Plans fill . ' 1 up all necessary forms and do necessary calculations. The process looked impl 

but spent weeks and depending upon numbers of files on technician's table and types of the 

Proposed d . evelopment. After all necessary forms and calculat1ons made, the file concerned 

w·1 1 I be e · I ·11 xamined by technical assistants. Here the proposa s wt be evaluated based on 

Va. nous pl · · I · ·11 h d annmg and technical matters. The technica assistant wi prepare t e raft planning 

~m . . ents which should be written on the specific forms. If the development control officer 

found that - the calculation was wrong, the technical assistant will make the necessary 

correct· . c. ions. Then the file will be sent to the plannmg officer ror endorsement and then the 

file · Wi! 1 b . . d . e sent to the secretary of technical committee meettng an queuing up for the 

meeting t · · d b h I · · · o commence. Therefore, the durat10n of time consume Y t e p annmg application 

Proce ss depends on these aspects (Mohd. Razali, 2002). Furthermore, the planning and 

technical matters to be considered as conditions in planning approvals are definitely 

depend· 1 · ffi · · 
1ng on the nature of the proposed development and p annmg o tee capabi lity (Mahadi 

Ngah · 'interview, 2006). 

the ab · · d 1 I I . h . . I ove process is merely to the appllcat10n ma e to oca p annmg aut onties. -Iowcvcr, 

the pl . anning application for an area outside the local authority boundary ha to be made to 

lhq ,and Office and is ubjcct to its procedure. The process and time consuming in the 
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approval proces · I · h · c. f h I · · - s are entire y wit out any mterierence o t e panning of fices. Some lnnd 

offices . . . . may take one year while others may take a bit longer. Based on the information iiv 11 

by the Chief Assistant District Officer in Alor Gajah Melaka ( Roslan Ismail, intcrvicx • 

200S), the process varies depending upon the size of the area, the number or applic uions, th 
number of officers in-charged and the computer literacy. I le gave the example in Alor 1nj ah 

Wh" ich the respective land office can process land transactions within half and hour wher a 

in Ku I a a Lumpur the same process may take a month. This fact may give some idea of time 

consu · mmg for the Land Office to consider housing development proposals which again 

depend upon many variables such as size, land category, land tenures, survey plans and 

Plannin . g matters. Undeniably, therefore, the government agencies empowered by the TCP 

172 to . conduct duties as planning authorities could also affect the housing development 

Process. 

7.s.2 2 Pl . · · anrung evaluation 

ln evaluating planning application, the planning officer firstly refers to the land use zoning 

Plan eitl1er h I ffi · local plan or non-statutory plans. T en, t 1e o icer gives comments to the 

Proposal that may disregard the potential or merits of the land for future development. This is 

because the idcnti fication of land for housing is so far left to the appointed consultant that 

Prepares the development plan. Mr. Mohd. Zaki (interview, 2006) explained that, normally, 

the P ·ederal Department of Town and Country Planning (FDTCP) is the coordinator for 

Preparing development plan. This means that the planning officer, at local planning authority, 

mere! t: • ' • h t · · Y Iollow the guideline or the plan in 'holistic way wit ou question mg what factors 

hav c been consider d in the determination of land use zoning on a particular land plot. 
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Planning rn o rcers are confident the local plan that has been presented b eforc the tee hn icnl 

com · mittees and the public is the best plan to the area. 1 Iowcvcr, problems still occur in 

llnplem · entmg the plan due to changes in economy, physical d •vclopm nu and political 

leader (B I s ar ow and Duncan, 1994). 

the common feature of a local plan is the land use zoning where the future land for housing 

is shown in yellow colour. The existing housing is shown by light brown colour. ln ca e of a 

large acreage of land located within the housing zone, the lay out plan actually determines 

types of land uses for each land plot. After the lay out plan was approved by planning 

au tho . t . . . . n Y and each plot land was obtained md1v1dual title, the land can be sold. The buyer or 

ne\V . owner may or may not develop the land if the return over the land will not bring profit 

as exp d · d I · I · d' id I ecte . Thus, the planning permissions will be ea t wit 1 m 1v1 ua land owner's 

application within an approved housing estate. Hence, the plot that has been shown as shops 

in the approved lay out plan is considered as 'commercial' even though the local plan shows 

the are a generally as residential zone. 

As explained by Mr. Mohd Zaki (interview, 2006), the second subject examined by planning 

Office · 'b 'Id' ' ' . I ' Th hi r is the category of land whether it is under ut mg or agncu ture . e t ird subject 

is the approval for the conversion as well as the amalgamation of land granted by the Land 

Office. If the proposed housing development involved 2 hectares of land and above, the 

fourth subject is to look at the proposed Jay-out plan. For the lay out plan, the evaluation 

1nvo1 d d A Ve various aspects against the adopted planning stan ar . mong others, the most 

comm · d · on, arc the propo ed number of dwelling uruts, type an pncc categories, proposed 
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den · · sities com it t: ·1· · d fti · I · • mum y tact ities, ameniues, an tra re circu auon system. Mahadi Ngah 

(interview 2006) . . d d . . . ' insiste that the proposed ensity in housing Jay out is or great cnnw·1"''\. 

However, the is always a flexibility or planning consideration adopted hy CJ \Kl. be .nusc ti" 

Federal Territory ( p Janning) Act J 9 82 has cm powered the Lord Mayor to im I""'' 
development charges, as he may think fit, on the increased of density based on exec: s of 

dwelling units. According to Mohd Zaki (interview, 2006) and Lokman mar (intcrvic\ , 

l006) this provision is not practiced in their states. Thus, the local planning authority in oth r 

states · 
IS seemed to be strict\y foJ\owed the development p\anS because they do not impose 

development charges on excess in residential density. However, the way they calculated the 

dcnsit · 
Y IS a bit different from the CHKL In other state, the number or persons per unit 

dwe11· 
ing varies as we\\ as among the local planning authorities. In Kuala Lumpur, the 

numb · d er of persons per unit has been gazetled as 5 persons per unit welling (Nurazizi, 

1ntcrv· J • I icw, 2006). Thus, the inconsistencies orthe p annmg contro measures appeared to be 

sig · fi m icantl y affected the development process asargued by Sen (I 991 ) · 

Based on the views of interviewed planning officers, cases of delays in planning approval 

Process are majority caused by the delays of actions taken by the applicants (developers), 

dela · · · · c. th Pl · A h · · ys in planning evaluation and delays in wa11Jng ror e annmg ul only meeting. On 

the part of the developers, the proposa \s th al agreed for amcndmen ts were on I y to a mi nor lay 

out design, but the developer re-submitted the proposal plans with a totally new designs or 

new proposed types of development. For example, the site which was formerly intended for 

sin I I · h . id t. I t h d · g e storey terraces was changed to become \Jg nse rest en ia owcrs; t c esign of road 

circulation was chan e<l an<l the site which was formerly intende<l for community facilities 
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Was relocat d h . e tot e other corner. The developer may think that the resubmission of planning 

application was I d · · 1· · b on y as amen ment to it previous app icauon, ut these kinds or chnn ics 

made b h Y t e developers after the planning consideration riven to th' first alll'mpt nre 

considered as a new submission for planning approval (Mahadi Ngah, intervicv , ~ OOtl). l)11 

the Part f . o planning offices, delays are due to several factors that include: filing activities; 

Planning e I . h . I . ·1 va uation process; schedules of tee nrca meetings, counci and planning authorit 

me · etings; report writings after decisions; and waiting for adjoining land owners objections 

(Lokrnan Omar; Mahadi Ngah; Mohd. Zaki Ibrahim, interview, 2006). 

7·5.3 Pia · · nnmg Decisions 

1'h . e Inconsistencies of planning conditions and requirements derived from planning decisions 

may cause problems to housing developers to estimate development yields from their 

feasibT 1 tty and viability studies (l tarvey, 2002). Mohd. Azam (interview, 2005) from the 

Kectah State Planning Authority highlighted several relevant reasons to the issue. I le gave an 

e)(all1ple that the land near Aler Star air port was formerly zoned for residential in the local 

Plan 1 0 the area. Several housing estates had been developed over the years. After the Alor 

Star ai . . . d . fl. . r port was undergone upgradmg to cater for the mcrease in omestic ights, the Flight 

Aviatio d kil I r. h · n cpartmcnt required a 'flight path' of three 1 omcters ong irom t e air port fences 

across hundred acres of private agriculture land. Indeed, the intended 'new flight path' 

~~ . . ed several new housing estates plus agriculture land. Consequently, from that date to 

Prese d 1 Ili h · nt, any new proposal for housing development un er t re ig t path was rejected due 

Under th · h · d I · e new planning policy. Therefore, the prev10us ousing eve opci would have lesser 

Problems in obtaining planning approvals but the later developers would have more 
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problems W"th. th · d f · · hi I · h · · · 1 in e peno o writmg t rs t rests, t e issue is not yet solved since the 

applica t b . n rmgs the matter to the appeal board. 

In th . e city of Kuala Lumpur, the omprehensive Development Plan I Otl I shox s some u ens 

as residential zone with the certain degree of residential density. For example, th' re, idcnti 11 

de · · nsity of 30 persons per acre means for six dwelling units on an acre based on 5 p r on p r 

Unit I . · n practice, the planning department will not recommend any proposed residential 

development to be higher than the residential density shown by the density zoning plan. 

1-Iowever, planning decisions could overrule the planning recommendations. Mahadi Ngah 

(interview, 2006) pointed out that the residential density determined by the Comprehensive 

D evelopment Plan 1041 can be interpreted differently by decision makers; they could 

interpret that several condominium housing blocks on a large area could result similar 

density figure. In addition, the planning decision is flexible to the nature of land 

deve) h I · · · opment. For instance, if the developers could ensure t at t terr projects will not cause 

har111ru1 effects to surrounding areas such as on the traffic and community facilities though 

w· Ith high residential density, the planning decision may be granted. 

In respect to planning conditions and requirements, the developers' problems arc related to 

discr · · · · h d" · d et1ons used by local planning authorities' in 11nposmg t e con iuons an requirements 

White granting the planning approvals. Lokman (interview, 2006) views that the planning 

requirements, as put by the planning standard, can easily be applied by developers depending 

Upo d I . d n the number of houses proposed. Normally, the propose rousing evclopment consists 

Of several typ s of land uses 
011 

several categories of land. The land applied for housing 

318 



C 'haptcr 7 
Planning Factors and Components 

develop . . ment may consist of small lots, large lots, odd lots and irregular lots. In the case of 

the larg I e ot of more than 100 acres development, the developer may hav I .sscr problems. 

For th e small lot development, the developers concerned should consider the possibilities to 

comp! . Y with the planning requirements before they decide to d vclop th' land. P -rh 1ps l ~ 

aggregating all small lots residential development as a housing area, thou ands of re. identi I 

Units built · · . t: 'I' . d . f require vanous types of community raci rues an 111 rastructures. Th r fore, th 

~d . . surrendered by individual small lots development for the mfrastructure, for example, 

inay b · . e inadequate to cater for the overall development to that area. The impact of this kind 

of dev I e opment requires full awareness of planning officers. There are cases where, the 

application has to be "keep in view" until the local plan for the area is adopted and the 

applic · 1 · h · d ant is notified promptly. This issue causes the p annmg aut onty un er pressures and 

asked to quickly adopt the local plan without giving due consideration for the future 

outcome. 

7.6 c onclusion 
the d h · di · ata obtained through questionnaire survey have s own some 111 ication of the relation 

betw . · d 1 · h · een the implementation of town planning system an t 1e pnvate ousmg development 

Prob! 1 d · th · t · t ti f h d ems. However, precautions must also be pace m e in erpre a ton o t e ata because 

there would be hidden agendas of the private sector. Based on the Principal Factor Analysis 

technique using p S for Windows, the development plan is appeared to be the dominant 

town planning factor affecting private housing development. This result reflects the main 

function of the development plan as the main guidance in development control and planning 

dccj · S RI s1ons (Bram Icy ,1 al l 995). By employing the pcarman 10 
orrelation Coefficient 
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technique th . . . . . ' e main town planning components affecting private housinz development arc 

apparent Th . . · ese components can be grouped under the three main town plannin l factors as 

follows: 

a) Development plan's components comprise land holding or ownership, nnd 

development guidelines. 

b) Development control's components comprise planning administration, planning 

evaluation, and technical requirements. 

c) Planning decision's components comprise specific conditions and planning appeals. 

However, the above findings are not exclusive because the One-Way ANOVA test reveals 

some differences among the states. The components that have differences of views are: land 

holcti ng or ownership; correspondence; extra requirement; and electricity supply 

requirements. The further test on groups of developers based on their experiences in housing 

devclo d h · h · I h · · pment, only two components are extracte , t at are. p ysica c aracterisucs of land 

anct extra conditions. These differences exhibit the occurrence of variations in the 

1111Plernentation of the planning system in Peninsular Malaysia that lead to different degree of 

Proble · · h · d I ms faced by private housing developers 111 carrymg out ousmg eve opment. 

the · 1 . ff fl results of these analyses, as discussed with the p anmng o icers, re ect the weaknesses 

on the both parties: planning authorities and the developers. On the planning authority part, 

the d · 'd . 1 . d .. evelopment plan was not solely as the main gu1 ance 111 p anning ecisions while other 

factors like political objectives, economic situation and cultural changes supersede the 

Planning objectives. In addition, planning officers arc still bounded by the planning control 

act111 · · I' . I . 1n1strative system in attaining planning app icauon, p anrung evaluation and 

320 



( 'hapter 7 
Planning Factors and Components 

recommendation system within which the technical requirements have signi ficant effects. On 

the Part of the private developers, the land chosen for housing projects and d clays of planning 

approval process are partly due to their misunderstanding or the plannin l requirements, profit 

tnotivated and risks taking behaviours (Blowers et al 1982; l larvcy 2002, Evans 200-t). 
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CHAPTERS 

RESEARCH FINDINGS AND CONCLUSION 

8.1 Introduction 

there arc various studies conducted elsewhere concerning the relation between the 

Plannin . . . . g system and the property market. The most interestrng argument highlighted in 

the litcrat · · · d I ' d · · d 'd · urc rs that the private housing eve opers cc1s1ons an consi erauons on land 

deve1 . . . . . Opment are affected by s1g111ficant mfluenc111g factors that include town planning 

system, finance, users, legislative provisions and aspects of property rights (D' Arey and 

!\ eogh, 1999). Moreover, the focused argument inspired this study is that the town 

Planni1 d · d d · · 
1g control may affect developers consi erat1ons an ecisions on aspects of 

housin I · · d 1 · d g ocauon, quantity, type, pnces category an qua ity pro ucts. Consequently, the 

oUtcornes I d · · I of developers' decisions can be ana yze quantitative y by using these 

Vari ab I . c ( uy and Jlcnnebery, 2000; ;\dams and Watkms, 2002; I lea Icy, 1991 ). Though 
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the quantitative evidences had been extensively discussed in the literature within nco 

classical · · · . economic analyses, there is the knowledge gap existed to explain on the forces 

or influential factors shaping the products (Adams and Watkins, 2002). Therefore, this 

study attempts to partially fulfill the knowledge gap by cxamininu the relation between 

the pla . nnmg system and land development process. 1 lowever, this study mer Iy fo uses 

on the effects of the planning system on the private housing development becau th 

Private housing developers arc entrusted to play major role in housing delivery system. 

Since th · h · M I · · · h · e mam ousing problem in Peninsular a aysia is concern mg t e existence of the 

tnismatched between the housing demand and supply in the past two and a half decades 

0 980 . . . - 2005), it is assumed that the problem has been partly contnbuted by the 

'Inplem · d 1 · · h · · entat1on of the planning system. Base on t 11s assumption, t e mam aim of this 

study · . . rs to ascertain the town planning factors and components affecting the private 

housin d . g evelopment in Peninsular Malaysia. 

By employing the development process model introduced by Ilealey (1991, 1992), it is 

not surprising to observe that planning authorities and development agencies under the 

PUbJie institution have affected the land development product especially in urban areas 

throu h · · · d b h g the implementation of the planning system outline Y t e Town and Country 

Pian . n1ng Act or Act 172, 1976 for the whole Peninsular Malaysia and Federal Territory 

(Planning) Act or Act 267, 1982 for federal Territory Kuala Lumpur. Interestingly, this 

Stud · . · d . Y ts able to identify the main town planning factor an components affecting the 

housing development based 011 the analyses of data obtained from private housing 

developers. Therefore, this research has enshrined evidences of how the implementation 
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of town planning system affect housing development which ultimately brought an 

iniproved conceptual understanding about the relation between town planning system und 

development process. Significantly, this research has also contribut cd to the institutional 

and agency analysis of the built environment in general and in particular to the 

Understanding of Peninsular Malaysia land development process . 
. , 

Since h . . .. c anges m the factors will affect the products or outcome (Ratcliffe and tubb , 

2003), findings of this study will provide some valuable materials for town planners and 

de · · cision makers to consider in preparing development plans, evaluating applications for 

Planning · · 1 • d · · · th f t permrssions and making p annmg ecisions 111 e u ure. 

chapte · · · d · r is now to discuss the findings of this research m more etails. 

Accordingly, this 

8.2 Roles of institutional structures and agencies involved in planning and 

controlling land development. 

Property owners, entrepreneurs and investors rights are protected by the country 

Const' · 1 b · · 1tut1on (Chapter 3). I Iowever, all property deve opment must e in conformity with 

related · · h · f th · regulations and legislations. In add1t1on, t e existence o ree tier government _ 

Pederal, State, and Local Authority - has engendered the complex and dissimilarity land 

and Property development process in which each level of governments may introduce 

diffe rent guidelines and requirements. Under each level of governments, there is 

gove · 1 · h · b · · rnment agencies conferred with specific roles w 11c in part to e involved m and to 

Control land development. The inter-relationships between levels of governments and 

their a · I b genc1cs cau ing the complex land development process arcs town y Figure 8.1. 
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As p· rgure 8. 1 shows, the Federal Government is responsible to prepare Five year 

N· ational Plans and the National Physical Plan. The responsibility to implement the plans 

is ascribed to several ministries. However, the ministry concern cl has to consult the 

respective state governments. Then, the state government will give directions to local 

authorities. 

FEDERAL 
~ GOVERNMENT 
STATE Federal Ministries 

GOVERNMENT Five Year National ~ 1. Land 

Plans and National 2. Housing 

As State Authority Physical Plan 3. Infrastructures 

for land matters 
(land ownership I 
and rights) and as I 
State Planning 
authority: LOCAL Housing 
Development ~ AUTHORITY as the 

Plans and Broad local planning 
,.__.. Developer 

Planning Policies authority: 
and control major Local Planning, Land development l 
development Development control 

Figure 8. I: Relations between developers and three tier government agencies 

A.ltho h · h · · h · h ug , the local authorities are the planning aut orines to t err area, t e land matters 

~~ . . are put under the state list have made the state authority to have absolute authority to 

deal · . ( l 199 · · With land alienation, land uses and development Lee, et a· 0). Tl11S power is 

"estect by The National Land Code, 1965 which stipulates the scope and functions of the 

state . s to exercise their powers. The land development process becomes more complex 

'-Vhe 11 decisions can be made by intertwined functions among politicians and public 
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officers Th· s · d c. I d · · · · f · · 1 is ue to, rrom t ic a m1mstrat1on point o views, the decision makers 

Within th ti d I d . d c. • • . e e era an state governments can be appomtc irorn the politicians while the 

government officers are appointed merely to be administrators, technical and supporting 

staffs who should carry the responsibilities to serve the federal and state decision m ikcrs 

and the public as a whole. Since the powers arc vested to state d cision m kcrs, the 

outcomes of land development arc depending on who hold state government offices. 

With regard to land development process, the establishment of town planning 

legislations, since 1920s, besides the National Land Code 1965, contributes more to the 

complexity of the process. The C/\P J 37, 1930 empowered the local authority to perform 

the planning and development control in its area and to prepare Town Plans. Then, the 

T'Cp A I . I . t h' h . ct 72 (1976) was enacted and set a two tiers p anmng sys em w re mtroduced 

structure planning system comprising two levels of development plans (Structure and 

local Plans) but allowed the Town Plan to be remained effective until it was replaced 

With the new Local Plan. I Icnce, the development control process becomes more 

confu · · d I t · 1980 smg while there were approvals for housmg eve oprnen m s granted under 

the CAP 137, 1930 even though TCP Act 172 (1976) was in force. Therefore, some 

is ues on planning approvals raised by developers based on land use zoning such as too 

rigid d' h I d I , id not flexible to adopt the changes in tee no ogy an cu ture perhaps were 

referred to the year of the local authority adopted the new local plans or structure plans. 

1'hi · II d s is because the new planning system may have a ocate some rooms to adopt such 

cha I · · 1 nges but the local plan to replace the old town pans is not simp y adopted due to 
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r . apid growth of urbanization, national economy and conflict of interests amon i decision 

makers (Chapter 3). 

Though there are three laws (National Land ode 1965, T P Act 1976 and the Federal 

Territory (Planning) Act 1982) concerned on land development, the coordination bet' ccn 

Provisions of the Town Planning Act and the National Land Code is carried out by th 

state level (State Authority and the State Planning Authority). The local planning 

authority either under the local authority or the land office is empowered to deal with the 

Prepa t' ra ion of local plans and development controls except the final and 'important' 

decisions are to be made by the State Planning Authority. Therefore, states and local 

Planning authorities play very significant roles in land development. Their roles start 

frorn I t 1e earliest stage of the process until the approval stage. 

\Vith · · d I • 1 h d respect to housing developers, besides to ea wit 1 t e state an local planning 

authorities, they also have to deal with some federal ministries. Moreover, there arc 

several d · · · d I · I epartmcnts and agencies under the mm1stnes concerne t iat invo ved in land 

development where a housing developer has to fully comply with all requirements of 

these · · h. d h M' · · f · · government agencies. As evidences in t is stu y, t e irustry o Housing is 

Cone h · I 1 · erned with the category of houses to meet t e nat1ona rousing target (low cost, 

llledium costs), while the Ministry of Public Work is concerned with the provision of 

acteq . f hi h Uate infrastructures including roads and highways; 0 w re may affect the total 

hous. tng development costs. Undeniably, the housing developers which arc p rforming 

Linder the market institution must regard to the decisions and controls by the government 
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agencies and decision makers. Thus, developers must play their roles within the 

1 • egislative frameworks and have to take their own risks in dealing with land d rvclopmcnt 

(Ratcliffe and Stubbs, 2003; Evans, 2004). They are entrusted to provide d cccnt housing 

for all Malaysians and to commit with social obligations that include ontributi ms 

towards sustainable and healthy environment (71h Malaysia Plan). I Iowevcr, b . ides 

responsibilities to deliver completed housing to house buyers under the Develop r 

Licen · sing Act 1966, housing developers arc also affected by the country economic 

Performance. During economic recession periods, some housing developers had to leave 

their · · d d d h · d project abandoned. The changes of housmg eman ma e ousmg evelopers to be 

lllore cautious in their attempts to pursue profit maximization objectives. Their levels of 

Profits are determined by the difference between the selling price and the production 

costs. Therefore, problems and additional costs imposed by planning approval process, as 

discussed in Chapter 6, would reflect certain degree of detrimental roles played by 

Plan · · J h · b. · rung authorities in the part to pursue the nat10na ousmg o jectives even though 

they are meant to safeguard the public interest (Harvey, 1985; Harvey, 2002; Taylor, 

2004). 

8,3 Considerations given by planning authorities in evaluating private housing 

development 
In p . ' d I t I . · Ursumg the goal and objectives of the country s eve opmen p annmg (all Five- 

Y. ca . · · · rs Malaysia Plans), a certain degree of the gove1nrnent intervention rn the property 

1nark · · b h · k Th et is seemed unavoidable particularly in ur an ousmg mar ct. c government 

intervention in the property market i partly being carried out through the implementation 
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of related 1 · J · · I · · egrs anons and particularly the Town P anning Act since 1920s. Although the 

planning J • I · · egis anons had been amended several times, the nature or the zovcrnmcnt 

intervent · · h ion in t e property market has not changed. I low the iovcrnmcnt could 

intervene land development is provided in Town Planning 1976 (A t 172) nnd its 

amendments in 200 I (Act A 1129) and as well as in the Federal Territory (Planning) A t 

1982. These Acts state responsibilities of the three levels of the govcrnmchts. Und r th 

current planning system as stipulated under Act 172, 1976 (after 2005), the Federal 

Government is responsible for the formulation of Five-year Development plans and the 

National Physical Plan (NPP). Under the Federal Government, there are ministries to be 

responsible for specific functions such as Ministry of Housing and Local Government 

anct Ministry of Transport. The state government is responsible for the preparation of 

State Structure Plan and to hold all land within the state. The local authority is 

re Ponsible to be the local planning authority as well as to prepare all local plans within 

its bo d · · d h · un ary, Significantly, the current planning system mtro uces t ree-uer development 

Plan system = National Physical Plan (NPP), State Structure Plan (SSP) and Local Plan 

(LP). 

the I · I . I I b re ationship between three types of development pan is a so e a orated by the Act 

172 ' I 976. The State Structure Plan (SPP) must interpret the National Physical Plan 

(Npp) objectives and policies that are relevant and suitable to be implemented at 

respective late level. The Local Plan (LP) which is the second layer of the development 

Plan sy tern must interpret policies and objectives of NPP and SSP in more details. 

However, it is felt that the examination on effects of this current planning system is 
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premature (too early) because the NPP was gazetted in 2005, while this research is 

Underway. Thus, this research is focused to examine and analyze the effects of the 

Previous planning system (between 1976 and 2005) rather than the newly adopted 

planning system. 

The · d I previous planning system provided two tiers eve opment plans that wer : (l) 

Structure Plan; and (2) Local Plan. The state planning authority in preparing structure 

Plans was subjected to have regards to material consideration that inter-alia should take 

into account aims, objectives and policies of the five year national plans. Since the state 

authority did not prepare and adopt structure plans to cover whole area within the state 

bound · h ary, there was a possibility of leaving an area wit out any plan. This situation 

allowed the state and local planning authority to impose planning conditions and 

req · . . U1rements based on merits and locality of the projects. In contrast, there are cases 

Where more than one structure plan were prepared and adopted within a state. This 

situation had made planning officers and private housing developers confused about the 

relevant planning policies and requirements to be complied with. For example, as 

discussed in Chapter 3, facts and figures for the future population and employments were 

Often overlapping among the structure plans by which certain requirements for 

community facilities in a particular location were doubled counting. 

In the case where the structure plan was adopted, local planning authorities were asked to 

Prepare local plan . With the intention to make a local plan as a useful guidance in 

111aking planning decisions, local plans were prepared in very detail manner that include 
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building uses, height, intensities, internal circulation and building designs. This kind of 

efforts had resulted numerous draft local plans to become non-statutory documents 

because they were believed to be rather too restrictive than flexible to suit with socio 

economic changes (Lee et al, I 990). These non-statutory documents have no k,':)I 

binding and given more rooms, perhaps, for decision makers to pursue their obj ti c .. 

Moreover, several local authorities like Kuala Lumpur, lpoh and Penang were still u ing 

the old gazetted town plans under Federated Malay State (f.M.S) Cap 137, 1930; meant 

to guide their planning decisions. !Iowever, the planning evaluation based on these old 

town plans was allocating a loophole that is to be simply overruled by some decision 

tnakers on grounds that they are of out-dated plans (Bruton, 2007). Therefore, the 

Previous planning system attributes significant weaknesses to guide development control 

Process. Nevertheless, claims about the weaknesses of the previous planning system are 

never challenged. The system had induced uncoordinated and disjointed structure plans 

coupled with small covering areas compared to the UK structure plans (Bruton, 2007). 

Sirnilarly, local plans were also not prepared to cover the whole structure plan area and if 

existed, they were being uncoordinated and disjointed among the plans. Thus, the state 

and local planning authorities were left with a space (leeway) to make discretionary 

decisions to applications for planning permission in that such areas of which had caused 

rnore Problems in housing land development process. 

In the Federal Territory Kuala Lumpur, the first development plan prepared for the whole 

Kuala Lumpur was the Kuala Lumpur Structure Plan 1984 (Gazetted in October 1984). 

1-Iowevcr, ity 
1 
!all Kuala Lumpur ( 1 lKL) as the local planning authority still used the 
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Compreh . D ensive evelopment Plans (numbered 1039, J 049 and I 041) covering an area or 
36 square miles. These plans are considered as the local plans to the central area or Kuala 
Lumpur (36 square miles). For the outer areas, 'I IKL has prcpar d s vcral local plans 

but none of them are gazetted until year 2005. Since the Lord Mayor is empowered to use 

his discret· · J • d · · J • d I b ions rn p anrung ec1s1ons, iousmg eve opmcnt can c approved , ith or 

Without advice from his staffs and advisory board members. Therefore, the pra tic m 

CI-iK.L have raised certain degree of uncertainties among housing developers e pecially 

10 applying for planning permissions or approvals (Bruton, 2007). 

the issue of the scarcity of available land for housing development to meet housing 

needs . and demand, as discussed in Chapter 4, was the main concerned by development 

Plann· h bl. d 1 · mg. The housing supply contributed by both t e pu re an t 1e private sector was 

not meeting the expected category of houses built while more than 28,827 units are 

Unsold (Central Bank, 2005). As Malaysia experiences rapid population growth rates 

espe · c1ally in major urban areas, the inadequate decent and affordable housing will 

continue to be one of the main issues raised in the five year development plans (ih MP_ 

~ . MP). The private sector developers pointed out vanous reasons for the outcomes, 

among others were the increases in land prices due to limited available land within urban 

areas, increases in construction costs and management costs and changes in housing 

derna d . . . . l 
11 in tandem with changing nat10nal and internauona economy. 

Possible attempts to reduce production costs which would directly affect the house prices 

Were seen on the part of the public agencies particularly the town planning authority. The 
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reduction in production costs were perceived to be achieved by having available housin , 

land in the · I · · fl ibili f I I . appropriate ocauon, possessing text 1 rty o t re panning requirements and 

relaxing in enforcing planning policies, rules and regulations (Marbcck, 1997; l.av rcncc, 

1997; Goh 1997). These perceptions arc due to the high rates or urbanization in the 

Pe · nmsular Malaysia that pressure development further out from an existing town ns an 

Urban . . · expansion and require the intensification of development in central town areas. 

Respo di n mg to these views, the development plans prepared by states and local planning 

authorities in the past indeed have identified new housing land outside built up areas as 

Provisions for urban expansions. However, the identified areas and quantity of residential 

Units 1 . P anned by both levels of p Jans (the National Development Plan and Structure Plan) 

\Vere not fully developed (Chapter 4). This result reflected the way of town planning 

control was being implemented either in positive or negative positions. From the negative 

Side, the stricter town planning control in identified areas forced housing developers to 

seek other areas where they could meet their objectives in terms of housing quantity and 

location. From the positive side, town planning control was flexible and relaxed toward 

hou · s111g development by granting approvals to new housing development even in 

Unidentified areas. 

Besides the development plans as the main guidance for planning decisions, planning 

autho · · · · d d b · nt1es also have various techmcal requirements an proce ures to e complied by 

ever h d" d · Y ousing land development. These requirements are iscussc 111 the factors and 

Corn . I t: II . . Ponents affecting private housing development as 111t1e 10 owing sub-topics. 
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8.4 planning factors and components affecting private housing 

development. 

Town 

The town planning factors arc divided into three main factors that arc I) rvclopmcru Pinn, 

Development Control, and Planning Decision. Each factor comprises sc crnl 

comp onents. Based on the literature (Chapter 2), 30 component were identified for 

investigations. The primary data were then gathered through questionnaire survey u ing 

the face-to-face interviews technique as discussed in Chapter 5. From the descriptive 

analysis method, 26 out of 30 investigated components are indicating the occurrence of 

Private housing developers' problems in relation with the way state and local planning 

authorities implemented the planning system (Chapter 6); of these identified components, 

the town planning factors are identified by exploring the Principle Factor Analysis 

tech . . . . nique (Chapter 7). Findings from these analyses can be discussed m detail under the 

folio · W111g sub-topics. 

8·4.I The main town planning factors affecting private housing development 

The r actor analysis results show the existence of strong correlations among town 

Plann· d' . mg components in six dimensions. The first imension comprises a group of 

comp I h · di · onents that are associated with the development p an t at m icates the influences of 

the d evelopment plan on those components. Therefore, the problems faced by private 

housi · t · d · ng developers in the identified planning componen s are associate with how the 

deve1 d d · d · Opment plan (structure and local plans) arc prepare an interprete 111 exercising 

deve1 · d · · Tl I · opmcnt control process and in plannmg ecrsion process. re p arming authorities 

l.Vould have affected the private developers' decisions in developing housing by imposing 
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problems with housing location, designs, intensity and quality. Obviously, this Iindin i 

supports the theory that the implementation of town planning system affects housinu 

development in terms of housing location, quantity, house types and pric ·s as hi ihli ihted 

by Evans (2004), Harvey (2000), Cheshire and Sheppard ( 1989), Monk and Whitehead 

0996) and Bramley (1993). 

1-Iowever, the implementation of planning system was incorporated with non town 

Planni · · · 1· · 1 id I ng matters such as administration, engmeenng, po iuca 1 co ogy, legal and social 

issues B I · h · · 1 · Y employing the Spearman Rho' corre auon tee mque, vanous re ated problems 

of Private housing developers are emerged. Based on the significant components derived 

from h t e analysis, the results can be classified as planning administration, technical 

requirements and land laws. Under the planning administrations, problems of delays in 

Planning approval process found in this study apparently support the claims made by 

Lawrence ( 1997), Sen ( 1991 ), Mohd. Razali (2002) and Goh (1997). 

llnct er the land laws, the problems of dealing with land ownerships highlighted the 

0Wnership constraints in land development which support the claims made by Salleh 

Buang (1997), Goodchild and Munton (1985), and Masey and Catalano (1978). The 

Private developers' problems with technical requirements are related to the increase in 

Proctu · · I Th' rt. l Ii di ct1on costs and the delays in housrng deve opment. rs pa icu ar 111 mg supports 

the claims made by Goh ( 1997), Sen ( 1991) and Lee et al ( 1990). 
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8·4·2 The main town planning components affecting private housing development 

Land holding is identified as the main components affecting the land use plannin 1 or 
Which will affect the developers choices to develop the identified houxin 1 locution, to 

determine the size of the projects and house prices. 

-- Component Related problems Related Quantitative 

i-....._ 

effects 

Housing Land Land ownership constraints. Choice of location, size of 
a) . Application procedures to project, laid down 

identified area 
b) land use & density land office infrastructures, and overall 

c) . Different market value Jay out design and costs 
~nv1ronment 
Development Guidelines Compliance Limited land for building 

Uniformity Resubmission 

~ 
Details Redesign and Costs 

evelopment Control 
Time consuming and Costs 

a) Planning Correspondence & 

b administration Procedures 
) Planning evaluation Amendments to proposal 

t-8.._Plannin11: requirements Compliance 
Technical requirement Procedures Time consuming and costs 

Planning Decisions 
Compliance 
Uncertainty Profit estimation - 

Imposed conditions Technical and compliance 

Extra conditions Additional Costs 

Table 8. L: 
Developers' problems by investigated components 

1'hc reluctant of land owners to release their land make developers to change their 

location or to slim down their projects sizes. Thus, the size and shape of the projects 

affect development costs and make developers to find other solutions from technical and 

social aspects such as by reducing streets and drains construction costs. In addition, the 

free hold land and the lease hold land titles avoid developers to amalgamate the land plot 
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to merge the housing scheme because the different land holding status involve different 

land ad . . . rmrnstratrve procedures and land values (Marbeck, 1997; Salleh Buung, 1997). 

In summary, the problems of private housing developers associated with the mnin tm n 

Planning's components are shown by Table 8.1. These findings arc not exclusive bccaus 

the analysis using Onc-ANOVA technique reveals some differences among states and 

exp · enence groups of developers. 

8·5 Implications of the main town planning factors and components 

T'h e analyses of this study reveal that the development plan is the dominant town 

Planning factor affecting private housing development. This result is expected because 

the d evelopment plan strategies, objectives and broad policies are translated into 

deve1 opmcnt controls and planning decisions. The implementation of the development 

Plan fl' · · · · · h · d 1 ' · a iects the developers' considcrat1ons and dec1s1ons rn ousmg eve opment. Ihis is 

becaus · d · · d · t d b e a developer must comply with ecisrons an requiremen s ma e y the local 

Planning authority besides to comply with other requirements made by other government 

agen · . . · cies under their rules and specified regulations. 

8·5 I · The Development Plan 

T'he d d I evelopment plan main function is to guide eve opment control and planning 

decj · · d d · · · s1ons. The way it was prepared and 1mplemente can engen er positrvc and negative 

effects on hou ing development (Monks et al 1996). Since the development plan is one of 

the . ll1a111 component of the planning system, the implementation of any development 
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plan proposal reflects the implementation of a partial of the planning system. The 

re · quirements of the TCP Act 172 (1976) and Act 267 (1982) have partly mad, the 

Planning d · · c. h 1· · · d ' ecisrons to coniorm tot c po rcics, strategics an proposals of the rcspccti c 

deveJ opment plans. I Jowever, under the provisions of material consideratlons the 

Planning d · · 'd d · I k d · · ecrsions makers have been provi c wit 1 rooms to ma c ccrsions differ, nt 

certain degree, from the development plans. The implications of the c concepts m 

Planning decision making created uncertainties to land development agents and players. 

Therefore, the 'plan led dev~lopment' principle as propagated by planners is arguable in 

the Planning practices while the provisions of the TCP Act 172 for planning decisions are 

re111 • • • amed. For housing developers, the land chosen for development may not be m the 

form of uses as what are intended by the plans and may not be profitable at all, and the 

initial · b 1 · bl Th estimation of development costs may not e re ra e. e outcome would be that 

the planned and targeted number of houses including the acreage of land for housing as 

the translation of National Five-year Plans can be merely remained as good and beautiful 

colours on the plans but not to be in reality - immaterialised. Even though the 

development plans are in placed, the evidence in this study shows that the development 

Plans prepared within 1976 to 2005 were not facilitating private housing development. 

Based on the analysis of the primary data, the results also show that the effecting factors 

on land development include components of the development plans (Chapter 7). 

Therefore, the planning authorities should reconsider the components of the development 

Plans in attempts to 
111 

ct the national and local planning objectives. Although, the 

differentiations of component of Structure Plans and Local Plans are difficult to be 
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distinguished because majority of the local planning authorities would have been using 

town plan prepared under the F.M.S. Cap I 37, or either only structure plan or structure 

plans and local plans prepared under TCP Act 172 (1976), planning authorities nrc 

advised for not to continue to include the components that caused difficulti 'S to pri nil' 

housing developers including the possible impacts on development costs. It is al o found 

that some of local planning authorities were using non-statutory planning documents a 

their 'd . . gui ance in paymg considerations for planning approvals. This occa ion will 

significantly defeat the objective to provide transparent planning decision process to 

trigger desired housing development (Allmendinger and Tewdwr-Joncs, 2000). 

8.s2 D · evelopment Control 

lhe urban planning activities under the scope of development control encompassing the 

activities starting from receiving the planning applications until the planning approvals 

are granted. As discussed in Chapter 3, types and category of planning applications 

deter · · · · · 1 d Tl t: h · mined the length of the process and act1v1t1es mvo ve . rereiorc, t ts process is 

also ti 1mc-consuming. 

the . · · 1 . . . submission procedures to an appltcat1on for p anrung pernusstons are found to be 

CUrnbersome and cause problems to private housing developers. There are sets of 

Proc d 1 c. I . . . c. e ures to an application for lay-out approva s, ior p anrung perrmssions, tor change 

of building uses, and for amendments to approved lay out plans. All these type of 

applications also require variety of information and technical reports. Therefore, planning 
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auth · · orities should revisit all these procedures to find better solutions such as throu ih 

electronic-filing and other mode in IT technology. 

Besides the application procedures, planning evaluation activities arc si inificnntl 

affecting the private housing development progress. In planning evaluation, an 

application was examined on the compliant policies of the development plan, if any, or 

the non-statutory plans and strictly on the planning and technical requirements that are 

outlined in the planning standards and related guidelines. However, it is evident that the 

Planning standard is not updated and causing problems to housing development due to 

changes in technology and trends. Apparently, requirements of traffic and civil 

en · gineering, environmental control, and landscaping have made the private housing 

deveJ · · · · ffi opers to bear all the costs incurred besides time-consuming m e orts to master the 

approval process. In addition, technical requirements from public utility servicing bodies 

are heavily incorporated in the planning approval as necessary conditions to be complied 

With. Therefore, planning authorities may request further clarification from these bodies 

to ensure that the requirements or conditions, as they asked, are rationally or deemed 

nece ssary for such development. 

8.S,3 Pl . d .. annmg ecrsrons 

l'he planning authority for 11 states in Peninsular Malaysia is known as the State 

Planning Authority (Act 172, I 976). For the Federal Territory Kuala Lumpur, the 

Planning authority is vested to the Lord Mayor who chairs town planning committee. 

Bas d e on the analy cs in 
hapter 6 and Chapter 7, the major problems faced by housing 
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developers are delays of approvals, specific conditions, imposed land use components in 

lay out plans, and extra requirements. Moreover, the decisions of imposing spc .ific 

conditions, additional land use components and extra requirements have ind in! 'I ly en used 

add' · 1t1onal costs to the proposed housing development. Though the plannin 1 decision 

tnakers Would have prerogative powers in making decisions, the implications of their 

decisions on housing development costs would be great. Therefore, planning officer m 

local pl · h · · t d d ti f anrung aut onties must prepare proper repor s an rccommen a ions o which 

may include the alternatives for decisions. The delays of planning approvals are due to 

the q · · · . Th c. h ueumg-up files waiting for planning committee meeting. ererore, t e length of 

delays for these instances would have been better reduced if the secretariat for planning 

corn · rn1ttee meeting employed the current IT technology. 

8.6 Conclusion 

l'he relation between the public institution and the property market institution is shown 

by the roles played by their agents. The degree of the relations would result the negative 

anct positive effects. In this research, the local planning authority is the agent of the 

PUblic institution. Thus, it could influence the property market institutions by employing 

instruments provided by the legislative provisions. The outcomes of the interplay 

between local planning authority and the private housing developers as the property 

11larket agent are found to be as similar as the assertions made by various researchers 

ackn owledged in the literature. 
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Eviden · h. . ces mt rs study show that the products of land development parucu larly the urban 

housing in Peninsular Malaysia are partly affected by the way planning authorities 

unplement the planning system in which the development plan (structure and lo 'al plan) 

Was the dominant factor together with its associated town planning components. The 

results of the analyses reveal that the identi Iicd land for housing, approval pr ccss, 

planning guidelines, and technical requirements were the main components affe tine 

housing development. Other factors affecting housing development are conditions and 

limitations imposed by the land offices under the National Land Code 1965 

Conseq~ently, this study concludes that firstly, the institutional structures and agencies 

established m Malaysia have affected housing development based on administrative 

Procedures m the planning approval process and the preparation process of the 

devet I . . . . 1 I 1 . opment plans; secondly, development contro act1v1t1es in oca p anrnng authorities 

are very much tailored to accommodate technical requirements of technical bodies· ' 

thirdly, town planning requirements and guidelines are seemed to have ignored changes 

In taste, demand and technologies; fourthly, there has been a lack of consideration about 

the impact of planning decisions on housing development; and fifthly, additional costs 

have indirectly been imposed on housing developers, which will contribute to a certain 

Pro · Portion of the total land development costs. 

Recommendation for further research 

l'his research is identified town planning components and factors that have affected 

Private housing developers' decisions in developing housing land. The decisions made by 

42 



Chapter 8 
Research Findings 

developers will affect the way housing products to be materialized. The housing location, 

size, prices and designs are the effects related to town planning factors. I lowcvcr, there 

are ·1 sti I rooms for further research because the effects of town planning nrc not 

excI · usively focused on housing land but can be of other types and category of land uses . 

. ~or example, the effects of town planning arc observed by Campbell and II nncbcr 

(2004) on office and commercial development. The similar studies can also be carried out 

on industrial and small scale industries. With regards to the increase in development co t 

related to planning factors, the detail analyses of town planning factors will possibly 

answer the questions of which components cause the increase in the production costs and 

the m · II · d · fi · agmtude of the costs but provided that a require in ormation are available. In 

addir · h · h' h · 1011, rt is also important to investigate t e man-powers wit m a ousmg developer 

establishment on the issue of their competency and capability to manage and carry out 

hou · sing development because the development process is a complex process. Also 

1111Po11ant is the study on the adequacy of local planning authority's man power and level 

of their skills in dealing with land development. For example, town planners' skills, 

knowledge and competency in dealing with land development are arguable because 

PUbJ' · I 1 . · re raise objections to the local plan proposed by the loca p annmg authority. 

Since this research has focused on the previous town planning system in the Peninsular 

Mai · 1 · h · ·1 ays1a, there is a room for another research emp oymg t e sirru ar approach to examine 

the extent to which the current planning system affects housing land development. At the 

time . · · I h of writing this research, the current plannmg system is on y t rce years old. There 
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are puzzles for town planners as well as other interested parties on questions or wh ether 

the current planning system will be better than the previous system or otherwise. 

8·8 Contribution to existing knowledge 

'fhe relation between town planning and housing development have been c t nsi el 

discussed in the literature. The research within the 'neo-classical economic' framework 

has shown the degree of effects on housing development from the implementation of the 

Planning system. However, the town planning factors that influence the outcomes are 

rarely explained (Adams and Watkins, 2002). Therefore, this study has been conducted 

Within the 'neo-classical economic' framework and managed to contribute to the existing 

knowledge by identifying the town planning's factors and components that affect private 

housing developers' decisions in developing housing schemes of which leading to the 

out co mes of land development. 

In addition, this study also explores the Institutional Model of development process, 

advocated by Healey ( 1992), which proved to be applicable in identifying the related 

roles of land development players and influential factors. By the application of relevant 

statisr id b · kn I d I · teal techniques, this study is able prov: ea asic owe ge on row to rationalized 

fro111 Possible interpretations of the statistical techniques used. Most importantly, the 

finct· · h . . . I h · 1ngs of this study reflect the way planning aut orities imp ernent t e plannmg system 

as sr 1 d I · hi 1 f ipulatcd by the town planning laws, ru es an rcgu anons w re 1 a feet the private 

hot1s· 1ng development. r n general, the legislative frameworks for land development in 

~alaysia provide legitimate conditions for actors and player from both the public and 
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lllarket institutions to play their roles to secure their interests. For land development, 

Particularly, the market institution is affected by the public institution because the market 

agents' roles have been bounded by the public sector agents' ml s on th' basis of 

legitimate authority. The effects of public sectors decisions on private sector's interests 

are indirectly exhibiting outcomes of the top-down planning approach which wn 

embedded in the planning system during the evolution of town planning in Malaysia. 
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APPENDIX A : QUESTIONNAIRE 



Serial Number 

D 

Questionnaire for Private Housing Developer 
May-June 2005 

~earcher Name 
IBRAHIM BIN MOHD @AHMAD 

QQiective of the survey: 

The main objective of this questionn~ire is to obtain views from the housing 
deve.lopers/agents with regards to matt.ers m the 1.a?d develop~ent process particularly in 
Obtaining approvals from local planning authorities for housmg estate development in 
Urban areas, Peninsular Malaysia. 

£mifidentiality: 

All data and information delivered by respondents wil~ only ?e reported in aggregate 
~ormat and used for academic purposes and a thesis leadmg to my Ph.D. Most 
ltnportantly this individual form will be kept strictly confidential. 

Attempts of interviews 

pt D appointment 

2n<1 appointment D 
3rd D appointment 

4th . 0 appomtment 

Refused to be interviewed 0 



PART 1: RESPONDENT PARTICULARS 

1. Gender 

Male 

2. 

D D Female 

May I know your age-group 

D 25-30 

D 35-40 

D 45-50 

D 51 and above 

What is your position in the present company 

May I know your employment status in the company? 

D Temporary 

D Permanent 

How many years have you been working in the present company? 

CJ (in words) 

3. 

D 

D 

D 

D 

D 

CJ 

4. 

5 

Director 

Managing director 

Project Manager 

Manager 

Supervisor 

Other _ 



PART 2: COMPANY'S PARTICULARS 

6 Please give the company address 

-----------------Postcode ------ 
7 This company is 

• a sole propriety D 

• a subsidiary D 
If subsidiary, please give the name of the parent company 

8 How long has this company been established ? 

Less than 5 years D 

D 

D 
Between 5 - 1 O years 

10 years and more 

9 Has your company employed professionals for housing projects? 
Yes or No 

If yes, please give the number of each professional 

Town Planners 
Architech 
Valuers 
Engineer 
Quantity surveyor 
Land Surveyor 
Accountant 
Others 



~RT 3: HOUSING PROJECT/$ EXPERIENCE/$ 
Thick ~ in the right box 

10 Have your company ever handled housing schemes or projects? 

Yes/ No 

If yes! Please give details: 

Year start: 
Completion year for all Phases: --:-::--:-:=-----;-:::----:------ 
Approval period from submission until getting approval for each phase --- 
and for all phases-------------- Years. 

Land size (acre): 
Component of projects (Residential+): 

Types of residential------------------- 
Price category Conversion Cat=-e_g_o_ry_o-:-::f~L-=a-=-nd-::;-;:fr=-o=m---------------- 

Current Progress (e.g. Earth work): 
Local Planning Authority's Name: 

Does your company carry out project by developing on: 11 

• Own land (stock) for the project D 

D • land bought and develop 

• allocated (given) state land and develop D 

• site for Joint Venture with the public bodies D 
12 How long your present company involve in housing development as developer? 

(written in number of years) _ 



PART 4: DEVELOPMENT PLAN AND POLICIES 
lli>t~ 
likert Scale is used in the following questions: from the lowest point to the highest point 
-1,2,3,4,5 indicating the degree of difficulties for each subject. 

The interviewer reads the following subjects and asks the respondent to indicat th 
scale to the problems and specify or give reasons - 

13 Do your company face or have the following problems with land allocated for 
housing 

Yes D NoD 

Physical constraints (Rocks, Swamp} D 
Existing squatter huts/buildings (specify) D 

Ex-mining ponds (Deep ponds) D 

Reserves land for utility uses (TNB) D 

D 
D 

D 

CJ 

CJ 

D 
D 

If Yes, 

Amenities infrastructure (specify) --------------1 

Existing roads and Highways------------ 

Public transport _ 

Location of land within urban centre------------ 

Location of land at the fringe of urban centre--------- 

Location of land in new identified growth areas-------- 

Size of land lot _ 

14 

Shape of the land lot _ 

Are the following development policies caused problems 
Yes D No D 

If yes, please give the scale to the problem and reason why 

Density _ 

Type of buildings _ 

Building uses _ 

Scale 

Scale 

D 

D 

D 



Category of house prices--------------- 

Development guideline, planning standards--------- 

Infrastructure improvement--------------- 

New infrastructure------------------ 

15 Does land holding cause problems to carry out housing projects? 

Yes CJ No D 
If yes, please give the scale of the problems and specify 

PART 5: APPLICATION FOR PLANNING PERMISSION /APPROVAL 

D 

D 

D 

D 

Scale 

D 

Do you have problems with - (interviewer reads the following) 
Yes No Scale 

16 Application Forms 
(e.g. Particulars required are understandable D D D 
And the language is simple) 
Give reasons 

Yes No Scale 
17 Submission fee CJ D D 

(e.g. easier to settle and reasonable) 
Give reasons 

18 Consultation prior to submission D D D 
(e.g. Easy to get appointment 
Friendly officers) 
Give reasons 

19 Additional information after submission D D 
(e.g. Neighbors particulars) 

D 
Reasons: 



20 Applications procedures for D CJ CJ 
a) Principle approval 
b) planning permission (Dev. Order) D CJ CJ 
Give reasons: 

21 Comments given after submission, about: 

technical CJ CJ CJ 

non technical (no. of plans) CJ CJ CJ 

matters to amend, D CJ CJ 

Reasons 

22 Correspondence (call, letters, fax) CJ D D 
Reasons: 

23 Development Charges (reasons) D CJ CJ 

24 Counter services (reasons) CJ CJ CJ 

- ~RT 6: PLANNING EVALUATIONS I DEVELOPMENT CONTROL PROCESS 
likert scale 1 to 5 (from least to the most) 

25 Do you have problems in complying the following subjects, 
Yes No scale 

if yes, give reasons and scale 
CJ CJ D 

Planning standards, give reasons 

CJ CJ CJ 
Planning guidelines for application 

CJ CJ CJ 
Planning guideline for lay out design 

CJ CJ CJ 
Planning guideline for building design 

CJ CJ CJ 
Traffic circulations 

Power (electricity) supply 
CJ CJ D 

Sewerage 
D D D 



D D D 
Drainage 

D D D 
Fire prevention 

26 Have you ever been asked to amend: 
Yes No Scale 

Approved lay out plan prior to Development Order D D D 
Reason: 

Proposed new lay out plan prior to Lay Out Approval D . D D 

Reason: 

Building plans and designs prior to Development Order 
D D D 

Reasons: 

Site plans D D D 

Reasons: 

tART 5: PLANNING DECISIONS 
likert Scale 1 5 (From the least to the most) 

27 Do you have problems with the: (interviewer reads the following) 
Yes No Scale 

Time length of getting decisions from 
the date of submission until approval given (Duration) 

D D CJ 

Reason Amendm_e_n~t-as~k-ed~a7.ft-er-s-u7b-m7is~s~io~n----------~,==,---D-----D------- 
before tabling for planning approval 

Conditions imposed upon planning approval DOD 

Amendments asked by 
the approving committee or authority or Lord Mayoro D D 



Validity period of planning approval DD D 

Extension of validity period of planning approval DD D 

Appeals for waiver the conditions in the approval DD D 

Discussion with the decision maker 
(the Lord Mayor or Planning Committee Chairman) D D D 

New land use component imposed after 
the previous lay out approval given 

DD D 

Extra requirement - beyond planning standard DD D 

Density/ Intensity reduction DD D 

Specific requirement - Contribution DD D 

~RT6:0THERFACTORS 
Likert Scale 1 - 5 (From the least to the most) 

28 Do your company also have problems in dealing with 
the land office for the following matters ? 

Yes No Scale 

Submission Application for approvals D D D 

Amalgamation of land D D D 

Conversion from agriculture to building D D D 



Subdivision of land D D D 

Caveat release D CJ L:l 

Disposals of land/property D CJ CJ 
29 Do your company have problems in dealing or 

negotiating the project site with land owners? 

Particularly on the following matters: 

Yes No Scale 
Transaction D D CJ 

Sharing 
D D D 

Renting D CJ D 

30 Do your company have problems in raising initial capital? 
D D D 

31 Financing the projects through 'bridging-finance' facilities 
D D D 

32 Financing the buyers through 'end-financing facilities' 
D D D 

33 Do you have problems with proposed landscaping D D D 

Do you have problems with existing infrastructure 
(What? And Why?) 

D D D 

THANK YOU VERY MUCH FOR YOUR COOPERATION 
RIBUAN TERIMA KASIH DI UCAPKAN KERANA MELUANGKAN MASA UNTUK 

MENJAWAB SOALAN SERTA KERJASAMA BAGI KAJI SELIDIK INI. 



APPENDIX B : TABLE OF RANDOM NUMBERS 



Table of Random Numbers {I) 

03 47 43 73 86 36 96 47 36 61 46 98 63 71 62 33 26 16 80 45 60 11 14 10 06 
97 74 24 67 62 42 81 14 57 20 42 53 32 37 32 27 07 36 07 51 2'1 61 79 89 13 
16 76 62 27 66 56 50 26 71 07 32 90 79 78 63 13 66 38 68 50 88 07 b'1 1'1 10 
12 56 85 99 26 96 96 68 27 31 05 03 72 93 16 67 12 10 1'1 21 88 70 '1 81 7 
55 59 56 35 64 38 54 82 46 22 31 62 43 09 90 06 18 '14 32 53 23 83 01 30 30 

16 22 77 94 39 49 54 43 64 82 17 37 93 23 78 87 36 20 90 '13 84 20 34 91 4 
84 42 17 53 31 57 24 55 06 88 77 04 74 47 67 21 70 33 50 26 83 92 12 06 76 
63 01 63 78 59 16 95 55 67 19 9810507176 12 86 73 58 07 44 39 62 38 79 

33 21 12 34 29 78 64 56 07 82 52 42 07 44 38 1651001342 99 66 02 79 54 

57 60 86 32 44 09 47 27 96 54 49 17 46 09 62 90 52 84 77 27 08 02 73 43 28 

18 18 07 92 46 • 44 17 16 58 09 79 83 86 19 62 0676500310 55 23 64 05 05 

26 62 38 97 75 84 16 07 44 99 83 11 46 32 24 2014858845 10 93 72 88 71 

23 42 40 64 74 82 97 77 77 81 07 45 32 14 OB 32 98 94 07 72 9385791075 

62 36 28 19 95 50 92 26 11 97 00 :)6 76 31 38 80 22 02 53 53 86 60 42 04 63 

37 85 94 35 12 83 39 50 08 30 42 34 07 96 88 54 42 06 87 98 35 85 29 48 39 

70 2!l 17 12 13 40 33 20 38 26 1389510374 17 76 37 13 04 07 74 21 19 30 

56 62 18 37 35 96 83 50 87 75 97 12 25 93 47 70 33 24 03 54 97 77 46 44 80 

99 49 57 22 77 88 42 95 45 72 16 64 36 16 00 04 43 18 66 79 94 77 24 21 90 

16 08 15 04 72 33 27 14 34 09 45 59 34 68 49 12 72 07 34 45 99 27 72 95 14 

3116933243 50 27 89 87 19 20 15 37 00 49 52 85 66 60 44 38 68 88 11 80 

6834301370 55 74 30 77 40 44 22 78 84 26 04 33 46 09 52 68 07 97 06 57 

74 57 25 65 76 59 29 97 68 60 71 91 38 67 54 1358182476 15 54 55 95 52 

27 42 37 86 53 48 55 90 65 72 96 57 69 36 10 96 46 92 42 45 97 60 49 04 91 

00 39 68 29 61 66 37 32 20 30 77 84 57 03 29 1045660426 11 04 96 67 24 

29 94 98 94 24 68 49 69 10 82 5375919330 34 25 20 57 27 40 48 73 51 92 

16 90 82 66 59 83 62 64 11 12 67 19 00 71 74 60 47 21 29 68 02 02 37 03 31 

11 27 94 75 06 06 09 19 74 66 02 94 37 34 02 7670903086 38 45 94 30 38 

35 24 10 16 20 33 32 51 26 38 79 78 45 04 91 16 92 53 56 16 02 75 50 95 98 

38 23 16 86 38 42 38 97 01 50 8775668141 40 01 74 91 62 48 51 84 08 32 

31 96 25 91 47 96 44 33 49 13 34 86 82 53 91 00 52 43 48 85 27 55 26 89 62 

66 67 40 67 14 64 05 71 95 86 11 05 65 09 68 76 83 20 37 90 57 16 00 11 66 

1490844511 75 73 88 05 90 52 27 41 14 86 22 98 12 22 08 07 52 74 95 80 

68 05 51 18 00 3396027519 07 60 62 93 55 59 33 82 43 90 49 37 38 44 59 

20 46 78 73 90 97 51 40 14 02 04 02 33 31 08 39 54 16 49 36 47 95 93 13 30 

64 19 58 97 79 15 06 15 93 20 01 90 10 75 06 40 78 78 89 62 0267741733 

05 26 93 70 60 22 35 85 15 13 92 03 51 59 77 59 56 78 06 83 52 91 05 70 74 

07 97 10 88 23 09 98 42 99 64 61 71 62 99 15 06 51 29 16 93 58 05 77 09 51 

68 71 86 85 85 54 87 66 47 54 7332081112 44 95 92 63 16 29 56 24 29 48 

•26 99 61 65 53 68 37 78 80 70 42 10 50 67 42 32 17 55 85 74 9444671694 

14 65 52 68 75 8759362241 26 78 63 06 55 13 08 27 01 50 1529393943 

17 53 77 58 71 71 41 61 50 72 1241949626 44 95 27 36 99 02 96 74 30 83 

9026592119 23 52 23 33 12 96 93 02 18 39 07 02 18 36 07 25 99 32 70 23 

41 23 52 55 99 31 04 49 69 96 1047484588 13 41 43 89 20 97 17 14 49 17 

60 20 50 81 69 31 99 73 68 68 35 81 33 03 76 24 30 12 48 60 18 99 10 72 34 

91 25 38 05 90 94 58 28 41 36 45 37 59 03 09 90 35 57 20 12 82 62 54 65 60 

34 50 57 74 37 98 80 33 00 91 09 77 93 19 82 74 94 80 04 04 45 07 31 66 49 

85 22 04 39 43 73 81 53 94 79 33 62 46 86 28 08 31 54 46 31 53 94 13 38 47 

09 79 13 77 48 73 82 97 22 21 05 03 27 24 83 72 89 44 05 60 35 80 39 94 88 

00 75 00 10 14 22 95 75 42 49 39 32 82 22 49 02 48 07 70 37 16 04 61 67 87 

90 96 23 70 00 39 00 03 06 90 55 85 78 38 36 94 37 30 69 32 90 89 00 76 33 

From Ronald A. Fish r and Fr nk Yates, Statistical Tables for Bioloqicnt, Agricultur.il, and 
Medical Research (N w York: Hnlner. 19631. 



APPENDIX C: SPEARMAN RHO' CORELATION 
AND ANOV A COMPUTER OUTPUT 



---; ------~ 
I I l Physical I 

:----- I Characteristic i Growth area 
an·s rho Physicat Characteristic Correlation Coefficient I '1.000 I .031 

Sig. (2-tailed) I . I .722 
N 137 137 _._ _______ ------ --- 

Growth area Correlation Coefficient .031 1.000 
Sig. (2-tailed) .722 
N 137 137 

existing Infrastructure Correlation Coefficient -.002 - -.108 
Sig. (2-tailed) .985 .210 
N 137 137 

Land Size correlaton Coefficient -.039 .011 
Sig. (2-talled) .654 .899 
t-J 137 137 

Land ownership Correlation Coefficient .067 .012 
Sig. (2-tailed) .438 .894 
N 137 137 

New Infrastructure Correlation Coefficient -.025 .011 
Sig. (2-tailed) .768 .895 
N 137 137 

Infrastructure Correlation Coefficient .062 -, 142 
improvement Sig. (2-tai!ed) .473 .098 

N 137 137 
Landuse Zone Correlation Coefficient -.072 .101 

Sig. (2-tailed) .404 .239 
N 137 137 

Land Density Correlation Coefficient .127 -.060 
Sig. (2-tailed) .138 .487 
N 137 137 

Guideline Correlation Coefficient .059 .052 
Sig. (2-tailed) .495 .545 
N 137 137 

Application procedure Correlation Coefficient .107 .037 
Sig. (2-tailed) .213 .665 
N 137 137 

Correspondence Correlation Coefficient .110 -.018 
Sig. (2-tailed) .200 .832 
N 137 137 

Discussion Correlation Coefficient .026 -.077 
Sig. (2-tailed) .763 .368 
N 137 137 

Planning Standard .Correlation Coefficient .084 ·.075 
Compliance Sig. (2-tailed) .326 .385 

N 137 137 
Layout Design Correlation Coefficient .105 -.081 

Sig. (2-tailed) .222 .347 
N 137 137 

Duration of approval Correlation Coefficient '153 .005 
Sig. (2-tailed) .074 .952 
N 137 137 

Amendments Correlation Coefficient .107 -.108 
Sig. (2-tailed) .213 .208 
N 137 137 

Planning Conditions Correlation Coefficient .040 -.086 

I\.__ 
Sig. (2-tailed) .646 .317 
N 137 1 ·) ., ..,, 

.. 



·---:r-- _..._ r--· , 
' I ; I j Physii;a! 11• 

"'h ....._ ! ,_, aractenstic I Growth area 
'•n's rho i raffic Requirements Correlation Coefficient i .025 -.060 I 

Sig. (2-tailed) I .771 .485 
N I 137 137 ______ ,.._._,.. _________ .. ____ 
Correlation Coefficient I --- 

Fire Protection .088 -.008 
requirements Sig. (2-tailed) .305 .923 

N 137 137 
Correlation Coefficil'.lnt - 

Landscaape .048 .04.? 
requirements Sig. {2-tailed) .578 .6:>5 

N 137 137 
Water supply Correlation Coefficient .029 .010 
requirement & lndah W Sig. (2-tailed) .735 .905 

N 137 137 
Electricity requirement Correlation Coefficient -.003 -.117 

Sig. (2-tailed) .975 .173 
N 137 137 

Extra Condition Corr.elation Coefficient .001 -.035 
Sig. (2-tailed) .993 .685 
N 137 137 

Approve subject to Correlation Coefficient .066 .002 
Sig. (2-tailed) .440 .983 
N 137 137 

Additional amendment Correlation Coefficient -.087 -.049 
layout Sig. {2-tailed) .315 .571 

N 137 137 
Reduce density Correlation Coefficient .052 -.024 

Sig. {2-tailed) .547 .778 
N 137 137 

impose component Correlation Coefficient .084 -.043 
Sig. (2-tailed) .327 .622 
N 137 137 

Extra requirements Correlation Coefficient .013 -.060 
Sig. {2-tailed) .881 .488 
N 137 137 

Appeals Correlation Coefficient .006 -.009 
Sig. (2-tailed) .942 .914 
N 137 137 

• 



-.002 -.039 n's rho Physical Characteristic Correlation Coefficient 

Existing 
Infrastructure Land Size 

.Sig. (2-tailed) I .985 .654 
f-.l '137 137 

Grcvvth area Correlation Coefficiem 
.. - -.108 .011 

Sig. (2-tailed) .210 899 
N '137 137 

Existing Infrastructure Correlation Coefficient 1.000 -.07 
Sig. (2-tailed) .300 
N 137 137 

Land Size Correlation Coefficient -.079 1.000 
Sig. (2-tailed) .360 
N 137 137 

Land ownership Correlation Coefficient -.031 -.063 
Sig. (2-tailed) .719 .462 
N 137 137 

New Infrastructure Correlation Coefficient -.068 -.049 
Sig. (2-tailed) .431 .573 
N 137 137 

Infrastructure Correlation Coefficient -.008 -.112 
improvement Sig. (2-tailed) .930 .193 

N 137 137 

Landuse Zone Correlation Coefficient -.124 -.135 
Sig. (2-tailed) .148 .115 
N 137 137 

Land Density Correlation Coefficient -.015 -.174* 
Sig. (2-tailed) .862 .042 
N 137 137 

Guideline Correlation Coefficient -.042 -.110 
Sig. (2-tailed) .622 .199 
N 137 137 

Application procedure Correlation Coefficient -.027 -.018 
Sig. (2-tailed) .758 .834 
N 137 137 

Correspondence Correlation Coefficient .071 .000 
Sig. (2-tailed) .409 .997 
N 137 137 

Discussion Correlation Coefficient .056 -.018 
Sig. (2-tailed) .518 .832 
N 137 137 

Planning Standard Correlation Coefficient .092 .006 
Compliance Sig. (2-tailed) .286 .948 

N 137 137 
Layout Design Correlation Coefficient '113 .049 

Sig. {2-tailed) .190 .573 
N 137 137 

Duration of approval Correlation Coefficient .007 -.047 
Sig. (2-tailed) .935 .587 
N 137 137 

Amendments Correlation Coefficient .061 -.047 
Sig. (2-tailed) .481 .589 
N 137 137 

Planning Conditions Correlation Coefficient .066 -.027 
Sig (2-tailed) .442 .756 
N 137 137 

q 4 .. 



·-•~·~n•••• -···•·-'•"""•'~ .. O••••·••_.,•••:<• • .U I,\ •• 
J 

l 

' l ' E:.i::!st,ng 
mtrastructure 

Correlation Coefficient .105 .013 
.Sjg. :e..-taii€ J .221 I .882 
t-·1 I -137 I 137 -···- - -- . - Correlation -Coefficient I ·-- 

I Fire Protection .012 -.063 
requirements Sig. (2-tailed) I .889 462 

N I 137 137 
Landscaape Correlation Coefficient .042 .003 
requirements Sig. (2-tailed} .626 .971 

N 137 137 
Water supply Correlation Coefficient ·.039 .069 
requirement & lndah W Sig. (2-tailed) .652 .420 

N 137 137 
Electricity requirement Correlation Coefficient .032 .074 

Sig. (2-tailed) .708 .391 
N 137 137 

- Correlation Coefficient Extra Condition .072 -.074 
Sig. (2-tailed) .406 .393 
N 137 137 

Approve subject to Correlation Coefficient -.041 -.071 
Sig. (2-tailed) .636 .411 
N 137 137 

Additional amendment Correlation Coefficient .113 -.041 
layout Sig. (2-tailed) .190 .635 

N 137 137 
Reduce density Correlation Coefficient -.087 -.012 

Sig. (2-tailed) .312 .888 
N 137 137 

impose component Correlation Coefficient .042 -.031 
Sig. (2-tailed) .624 .720 
N 137 137 

Extra requirements Correlation Coefficient -.044 -.043 
Sig. (2-tailed) .611 .617 
N 137 137 

Appeals Correlation Coefficient -.024 -.078 
Sig. (2-tailed) .781 .365 
N 137 137 

C' ., d' 

Pa e s .. 



'-- I 

Land New -- ownershio Infrastructure 
~n's rho Physical Characteristic Correlation Coefficient .067 -.025 

Sig. (2-tailed) .438 .768 
N 137 137 

Growth area Correlation Coefficient .012 .011 
Sig. (2-tailed) .894 .895 
N 137 137 

Existing Infrastructure Correlation Coefficient -.031 -.068 
Sig. (2-tailed) .719 .431 
N 137 137 

Land Size Correlation Coefficient 
-' 

-.063 -.049 
Sig. (2-tailed) .462 .573 
N 137 137 

Land ownership Correlation Coefficient 1.000 .635*• 
Sig. (2-tailed) .000 
N 137 137 

New Infrastructure Correlation Coefficient .635*• 1.000 
Sig. (2-tailed) .000 
N 137 137 

Infrastructure Correlation Coefficient .615*' .453*" 

improvement Sig. (2-tailed) .000 .000 
N 137 137 

Landuse Zone Correlation Coefficient .645*• .540 ... 
Sig. (2-tailed) .000 .000 
N 137 137 

Land Density Correlation Coefficient .625*" .514*" 
Sig. (2-tailed) .000 .000 
N 137 137 

Guideline Correlation Coefficient .853*• .623** 
Sig. (2-tailed) .000 .000 
N 137 137 

Application procedure Correlation Coefficient .872 ... .540*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Correspondence Correlation Coefficient .801 ... .504 .. ' 
Sig. (2-tailed) .000 .000 
N 137 137 

Discussion Correlation Coefficient .730'" .437*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Standard Correlation Coefficient .719*" .438** 
Compliance Sig. (2-tailed) .000 .000 

N 137 137 

Layout Design Correlation Coefficient .685 .... .425*" 
Sig. (2-tailed) .000 .000 
N 137 137 

Duration of approval Correlation Coefficient .794*' .492** 
Sig. (2-tailed) .000 .000 
N 137 137 

Amendments Correlation Coefficient .781*' .449*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Conditions correlation Coefficient .664'" .405** 
Sig. (2-tailed) .000 .000 
N 137 137 

... 



Cci"l'eiataons 
1 ... 

Land New 
...._ ownership Infrastructure 
~n's rho Traffic Requirements Correlation Coefficient .744*" .477** 

Sig. (2-tailed) .000 .000 
N 137 137 

Fire Protection Correlation Coefficient .925*' .593*• 
requirements Sig. (2-tailed) .000 .000 

N 137 137 
Landscaape Correlation Coefficient .786*' 

.. - .54a·· 
requirements Sig. (2-tailed) .000 .000 

N 137 137 
Water supply Correlation Coefficient .697 .. .358 .. 
requirement & lndah W Sig. (2-tailed) .000 .000 

N 137 137 
Electricity requirement Correlation Coefficient .740"' .458 .. 

Sig. (2-tailed) .000 .000 
N 137 137 

Extra Condition Correlation Coefficient -.126 -.077 
Sig. (2-tailed) .141 .373 
N 137 137 

Approve subject to Correlation Coefficient .865*' .565*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Additional amendment Correlation Coefficient .503*' .401** 
layout Sig. (2-tailed) .000 .000 

N 137 137 
Reduce density Correlation Coefficient .650*" .417** 

Sig. (2-tailed) .000 .000 
N 137 137 

impose component Correlation Coefficient .766*' .524*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Extra requirements Correlation Coefficient .821 .... .547*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Appeals Correlation Coefficient .841*' .554*' 
Sig. (2-tailed) .000 .000 
N 137 137 

- 



Correlations 
,.._ 

Infrastructure Landuse 
....._ improvement Zone 
~n's rho Physical Characteristic Correlation Coefficient .062 -.072 

Sig. (2-tailed) .473 .404 
N 137 137 

Growth area Correlation Coefficient -.142 .101 
Sig. (2-tailed) .098 .239 
N 137 137 

Existing Infrastructure Correlation Coefficient -.008 -.124 
Sig. (2-tailed) .930 .148 
N 137 137 

Land Size Correlation Coefficient -.112 -.135 
Sig. (2-tailed) .193 .115 
N 137 137 

Land ownership Correlation Coefficient .615 .. .645*" 
Sig. (2-tailed) .000 .000 
N 137 137 

New Infrastructure Correlation Coefficient .453*' .540*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Infrastructure Correlation Coefficient 1.000 .sos- 
improvement Sig. (2-tailed) .000 

N 137 137 

Landuse Zone Correlation Coefficient .506*" 1.000 
Sig. (2-tailed) .000 

N 137 137 

Land Density Correlation Coefficient .631 .. .369*• 
Sig. (2-tailed} .000 .000 
N 137 137 

Guideline Correlation Coefficient .595*" .604*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Application procedure Correlation Coefficient .652 .. .589*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Correspondence Correlation Coefficient .624*' .603*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Discussion Correlation Coefficient .483 .. .502- 
Sig. (2-tailed} .000 .000 
N 137 137 

Planning Standard Correlation Coefficient .558 .... .518*• 
Compliance Sig. (2-tailed) .000 .000 

N 137 137 
Layout Design Correlation Coefficient .484*' .435 .. 

Sig. (2-tailed) .000 .000 
N 137 137 

Duration of approval Correlation Coefficient .srr- .526 ... 
Sig. (2-tailed) .000 .000 
N 137 137 

Amendments Correlation Coefficient .576 .... .572*'" 
Sig. (2-tailed} .000 .000 
N 137 137 

Planning Conditions Correlation Coefficient .513*' .478 ... 
Sig. (2-tailed) .000 .000 
N 137 137 

Pag 8 ... 



Correlations 
........__ 

Infrastructure Landuse 
....._ improvement Zone 
~n's rho Traffic Requirements Correlation Coefficient .551·· .541*" 

Sig. (2-tailed) .000 .000 
N 137 137 

Fire Protection Correlation Coefficient .686*• .636*" 
requirements Sig. (2-tailed) .000 .000 

N 137 137 

Landscaape Correlation Coefficient .547*' .565*" 
requirements Sig. (2-tailed) .000 .000 

N 137 137 

Water supply Correlation Coefficient .443*• .450** 
requirement & lndah W Sig. (2-tailed) .000 .000 

N 137 137 

Electricity requirement Correlation Coefficient .632*• .463** 
Sig. (2-tailed) .000 .000 
N 137 137 

Extra Condition Correlation Coefficient -.124 -.066 
Sig. (2-tailed) .148 .444 
N 137 137 

Approve subject to Correlation Coefficient .622*' .630*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Additional amendment Correlation Coefficient .370 .. .466*• 

layout Sig. (2-tailed) .000 .000 
N 137 137 

Reduce density Correlation Coefficient .454 .. .506** 
Sig. (2-tailed) .000 .000 
N 137 137 

impose component Correlation Coefficient .569*• .621·· 
Sig. (2-tailed) .000 .000 
N 137 137 

Extra requirements Correlation Coefficient .577*' .522** 
Sig. (2-tailed) .000 .000 
N 137 137 

Appeals Correlation Coefficient .640 .. .620*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Page 9 
... 



Correiatio!l'ls 
,...._ 

...._ Land Densitv Guideline 
~n's rho Physical Characteristic Correlation Coefficient .127 .059 

Sig. (2-tailed) .138 .495 
N 137 137 

Growth area Correlation Coefficient -.060 .052 
Sig. (2-tailed) .487 .545 
N 137 137 

Existing Infrastructure Correlation Coefficient -.015 -.042 
Sig. (2-tailed) .862 .622 
N 137 137 

Land Size Correlation Coefficient -.174* -.110 
Sig. (2-tailed) .042 .199 
N 137 137 

Land ownership Correlation Coefficient .625*' .853*' 
Sig. (2-tailed) .000 .000 
N 137 137 

New Infrastructure Correlation Coefficient .514*' .623*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Infrastructure Correlation Coefficient .631*' .595*' 
improvement Sig. (2-tailed) .000 .000 

N 137 137 

Landuse Zone Correlation Coefficient .369*' .604*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Land Density Correlation Coefficient 1.000 .525*' 
Sig. (2-tailed) .000 
N 137 137 

Guideline Correlation Coefficient .525*' 1.000 
Sig. (2-tailed) .000 
N 137 137 

Application procedure Correlation Coefficient .681"' .799*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Correspondence Correlation Coefficient .570*' .723*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Discussion Correlation Coefficient .457*' .632*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Standard Correlation Coefficient .504*' .686*' 
Compliance Sig. (2-tailed) .000 .000 

N 137 137 
Layout Design Correlation Coefficient .511*' .620*' 

Sig. (2-tailed} .000 .000 
N 137 137 

Duration of approval Correlation Coefficient .553*' .752*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Amendments Correlation Coefficient .567*' .688*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Conditions Correlation Coefficient .495*' .566*• 
Sig. (2-tailed) .000 .000 r-, N 137 137 

Pag 10 



Corrslations 
... 

......._ Land Densitv Guideline 
~n's rho Traffic Requirements Correlation Coefficient .567*' .684*' 

Sig. (2-tailed) .000 .000 
N 137 137 

Fire Protection Correlation Coefficient .671*• .844*• 
requirements Sig. (2-tailed) .000 .000 

N 137 137 
Landscaape Correlation Coefficient .530*' .727** 
requirements Sig. (2-tailed) .000 .000 

N 137 137 
Water supply Correlation Coefficient .427*• .627** 
requirement & lndah W Sig. (2-tailed) .000 .000 

N 137 137 
Electricity requirement Correlation Coefficient .556*' .636*' 

Sig. (2-tailed) .000 .000 
N 137 137 

Extra Condition Correlation Coefficient -.083 -.176* 
Sig. (2-tailed) .338 .040 
N 137 137 

Approve subject to Correlation Coefficient .592*' .767*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Additional amendment Correlation Coefficient .360*' .502*' 
layout Sig. (2-tailed) .000 .000 

N 137 137 

Reduce density Correlation Coefficient .489*' .560*' 
Sig. (2-tailed) .000 .000 
N 137 137 

impose component Correlation Coefficient .477*' .717*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Extra requirements Correlation Coefficient .580*' .730*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Appeals Correlation Coefficient .581*' .762*' 
Sig. (2-tailed) .000 .000 
N 137 137 

P ge 11 



Coneiation:a 
,....._ 

Application Correspon 
...... procedure dence Discussion 
~an's rho Physical Characteristic Correlation Coefficient .107 .110 .026 

Sig. (2-tailed) .213 .200 .763 
N 137 137 137 

Growth area Correlation Coefficient .037 -.018 -.077 
Sig. (2-tailed) .665 .832 .368 
N 137 137 137 
Correlation Coefficient - - 

Existing Infrastructure -.027 .071 .056 
Sig. (2-tailed) .758 .409 . 1 
N 137 137 137 

Land Size Correlation Coefficient -.018 .000 -.018 
Sig. (2-talled) .834 .997 .832 
N 137 137 137 

Land ownership Correlation Coefficient .872*" .801*" .730** 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

New Infrastructure Correlation Coefficient .540*" .504** .437** 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Infrastructure Correlation Coefficient .652** .624** .483•* 
improvement Sig. (2-tailed) .000 .000 .000 

N 137 137 137 
Landuse Zone Correlation Coefficient .589*" .603** .502 ... 

Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Land Density Correlation Coefficient .681** .570** .457** 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Guideline Correlation Coefficient .799*• .723*" .632** 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Application procedure Correlation Coefficient 1.000 .785** .697** 
Sig. (2-tailed) .000 .000 
N 137 137 137 

Correspondence Correlation Coefficient .785*" 1.000 .100·· 
Sig. (2-tailed) .000 .000 
N 137 137 137 

Discussion Correlation Coefficient .697*' .100·· 1.000 
Sig. (2-tailed) .000 .000 
N 137 137 137 

Planning Standard Correlation Coefficient . 716*' .713** .624** 
Compliance Sig. (2-tailed) .000 .000 .000 

N 137 137 137 
Layout Design Correlation Coefficient .689** .659** .705** 

Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Duration of approval Correlation Coefficient .745*' .762** .646*• 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Amendments Correlation Coefficient .756 ... .742** . 711 •• 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 
Correlation Coefficient Planning Conditions .651** .683"* .684** 
Sig. (2-tailed) .000 .000 .000 

I\...__ N 137 137 137 

Pag 12 



, .... 

Application Correspon 
...... procedure dence Discussion 
Ian's rho Traffic Requirements Correlation Coefficient .738*' .711*' .708*' 

Sig. (2-tailed) .000 .000 .000 
N 137 137 137 
Correlation Coefficient .923*' .879*' - Fire Protection .747*' 

requirements Sig. (2-tailed) .000 .000 .000 
N 137 137 137 
Correlation Coefficient .784*' .719*' - - Landscaape .683. 

requirements Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Water supply Correlation Coefficient .655*' .695*' .6 6. 
requirement & lndah W Sig. (2-tailed) .000 .000 .000 

N 137 137 137 
Electricity requirement Correlation Coefficient .730*' .745*' .648** 

Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Extra Condition Correlation Coefficient -.141 -.135 -.090 
Sig. (2-tailed} .099 .116 .298 
N 137 137 137 

Approve subject to Correlation Coefficient .883*' .788*' .691*' 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Additional amendment Correlation Coefficient .463*' .553*' .426*' 
layout Sig. (2-tailed} .000 .000 .000 

N 137 137 137 
Reduce density Correlation Coefficient .636*' .621*" .531** 

Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

impose component Correlation Coefficient .741*' .761*' .640** 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Extra requirements Correlation Coefficient .799*' .756"' .686** 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Appeals Correlation Coefficient .798*' .767*' .659*' 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 
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Correiation:s 
. ....._ 

Planning 
Standard Layout 

....._ Compliance Desion 
~n's rho Physical Characteristic Correlation Coefficient .084 .105 

Sig. (2-tailed) .326 .222 
N 137 137 

Growth area Correlation Coefficient -.075 -.081 
Sig. (2-tailed) .385 .347 
N 137 137 

Existing Infrastructure Correlation Coefficient .092 .113 
Sig. (2-tailed) .286 .190 
N 137 137 

Land Size Correlation Coefficient .006 .049 
Sig. (2-tailed) .948 .573 
N 137 137 

Land ownership Correlation Coefficient .719"'' .685"" 
Sig. (2-tailed) .000 .000 
N 137 137 

New Infrastructure Correlation Coefficient .438"'' .425*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Infrastructure Correlation Coefficient .558*• .484** 
improvement Sig. (2-tailed) .000 .000 

N 137 137 
Landuse Zone Correlation Coefficient .518*' .435** 

Sig. (2-tailed) .000 .000 
N 137 137 

Land Density Correlation Coefficient .504*' .511*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Guideline Correlation Coefficient .686 .... .620** 
Sig. (2-tailed) .000 .000 
N 137 137 

Application procedure Correlation Coefficient .716*' .689 .. 
Sig. (2-tailed) .000 .000 
N 137 137 

Correspondence Correlation Coefficient .713*' .659*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Discussion Correlation Coefficient .624*' .ros- 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Standard Correlation Coefficient 1.000 .563*' 
Compliance Sig. (2-tailed) .000 

N 137 137 
Layout Design Correlation Coefficient .563*' 1.000 

Sig. (2-tailed) .000 
N 137 137 

Duration of approval Correlation Coefficient .721*' .607*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Amendments Correlation Coefficient .710** .693 .. 
Sig. (2-talled) .000 .000 
N 137 137 

Planning Conditions Correlation Coefficient .604*' .687"* 
Sig. (2-talled) .000 .000 
N 137 137 

F age 1 



Correlations 
1..._ 

Planning 
Standard Layout 

'- 
Comoliance Desi on 

~an's rho Traffic Requirements Correlation Coefficient .710·· .733** 
Sig. (2-tailed) .000 .000 
N 137 137 

Fire Protection Correlation Coefficient .778'*' .738*• 
requirements Sig. (2-tailed) .000 .000 

N 137 137 

Landscaape Correlation Coefficient .644** .695** 
requirements Sig. (2-tailed) .000 .000 

N 137 137 

Water supply Correlation Coefficient .573*' .652*" 
requirement & lndah W Sig. (2-tailed) .000 .000 

N 137 137 

Electricity requirement Correlation Coefficient .680*' .609*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Extra Condition Correlation Coefficient -.136 -.132 
Sig. (2-tailed) .114 .123 
N 137 137 

Approve subject to Correlation Coefficient .749** .643** 
Sig. (2-tailed) .000 .000 
N 137 137 

Additional amendment Correlation Coefficient .445*• .463** 
layout Sig. (2-tailed) .000 .000 

N 137 137 

Reduce density Correlation Coefficient .562*' .547** 
Sig. (2-tailed) .000 .000 
N 137 137 

impose component Correlation Coefficient .623** .631** 
Sig. (2-tailed) .000 .000 
N 137 137 

Extra requirements Correlation Coefficient .687*' .670** 
Sig. (2-tailed) .000 .000 
N 137 137 

Appeals Correlation Coefficient .681*' .665*' 
Sig. (2-tailed) .000 .000 
N 137 137 

r r:1q is 



Coi'raiations 

..._ 

Duration of 
..._ approval Amendments 
Ian's rho Physical Characteristic Correlation Coefficient .153 .107 

Sig. (2-tailed) .074 .213 
N 137 137 

Growth area Correlation Coefficient .005 -.108 
Sig. (2-tailed) .952 .208 
N 137 137 

Existing Infrastructure Correlation Coefficient 
- 

.007 .061 
Sig. (2-tailed) .935 .481 
N 137 137 

Land Size Correlation Coefficient -.047 -.047 
Sig. (2-tailed) .587 .589 
N 137 137 

Land ownership Correlation Coefficient .794*• .781*• 
Sig. (2-tailed) .000 .000 
N 137 137 

New Infrastructure Correlation Coefficient .492*' .449** 
Sig. (2-tailed) .000 .000 
N 137 137 

Infrastructure Correlation Coefficient .577*' .576*• 

improvement Sig. (2-tailed) .000 .000 
N 137 137 

Landuse Zone Correlation Coefficient .526*" .572*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Land Density Correlation Coefficient .553** .567*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Guideline Correlation Coefficient .752*' .688** 
Sig. (2-tailed) .000 .000 
N 137 137 

Application procedure Correlation Coefficient .745*' .756*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Correspondence Correlation Coefficient .762*' .742*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Discussion Correlation Coefficient .646*' .711*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Standard Correlation Coefficient .721*' .710** 
Compliance Sig. (2-tailed) .000 .000 

N 137 137 

Layout Design Correlation Coefficient .607*• .693** 
Sig. (2-tailed) .000 .000 
N 137 137 

Duration of approval Correlation Coefficient 1.000 .733** 
Sig. (2-tailed) .000 
N 137 137 

Amendments Correlation Coefficient .733*' 1.000 
Sig. (2-tailed) .000 
N 137 137 

Planning Conditions Correlation Coefficient .566*' .664** 
Sig. (2-tailed) .000 .000 

I\..._ N 137 137 



C.o?rslations 

1~ 

Duration of 
~ aooroval Amendments 

man's rho Traffic Requirements Correlation Coefficient .703*' .723'*· 
Sig. (2-tailed) .000 .000 
N 137 137 

Fire Protection Correlation Coefficient .824'*' .833*'* 
requirements Sig. (2-tailed) .000 .000 

N 137 137 

Landscaape Correlation Coefficient .679'*' .667"" 
requirements Sig. (2-tailed) .000 .000 

N 137 137 

Water supply Correlation Coefficient .630*• .639*• 
requirement & lndah W Sig .. (2-talled) .000 .000 

N 137 137 

Electricity requirement Correlation Coefficient .677'*' .682'*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Extra Condition Correlation Coefficient -.143 
- 

-.055 
Sig. (2-tailed) .095 .521 
N 137 137 

Approve subject to Correlation Coefficient .730'*· .766*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Additional amendment Correlation Coefficient .521'*' .507*• 
layout Sig. (2-tailed) .000 .000 

N 137 137 

Reduce density Correlation Coefficient .574*' .552'*' 
Sig. (2-tailed) .000 .000 
N 137 137 

impose component Correlation Coefficient .675*• .720*" 
Sig. (2-tailed) .000 .000 
N 137 137 

Extra requirements Correlation Coefficient .684'*' .724*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Appeals Correlation Coefficient .730*' .741*' 
Sig. (2-tailed) .000 .000 
N 137 137 
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Corra!ations 

1 .... 
Traffic 

Planning Requirem 
.._ Conditions ents 

man's rho Physical Characteristic Correlation Coefficient .040 .025 
Sig. (2-tailed) .646 .771 
N 137 137 

Growth area Correlation Coefficient -.086 -.060 
Sig. (2-tailed) .317 .485 
N 137 137 

Existing Infrastructure Correlation Coefficient .066 .105 
Sig. (2-tailed) .442 .221 
N 137 137 

Land Size Correlation Coefficient -.027 .013 
Sig. (2-talled) .756 .882 
N 137 137 

Land ownership Correlation Coefficient .664*' .744*' 
Sig. (2-tailed) .000 .000 
N 137 137 

New Infrastructure Correlation Coefficient .405*' .477** 
Sig. (2-tailed) .000 .000 
N 137 137 

Infrastructure Correlation Coefficient .513*' .551*' 

improvement · Sig. (2-tailed) .000 .000 
N 137 137 

Landuse Zone Correlation Coefficient .478*• .541*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Land Density Correlation Coefficient .495*' .567*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Guideline Correlation Coefficient .566*' .684*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Application procedure Correlation Coefficient .651*' .738*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Correspondence Correlation Coefficient .683*' .711*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Discussion Correlation Coefficient .684*' .708*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Standard Correlation Coefficient .604* .710*' 
Compliance Sig. (2-tailed) .000 .000 

N 137 137 

Layout Design Correlation Coefficient .687*• .733*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Duration of approval Correlation Coefficient .566*' .703*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Amendments Correlation Coefficient .664*' .723** 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Conditions Correlation Coefficient 1.000 .624*• 
Sig. (2-tailed) .000 
N 137 137 
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Correlations 
,. 

Traffic 
Planning Requirem 

. Conditions ents 
~an's rho Traffic Requirements Correlation Coefficient .624*' 1.000 

Sig. (2-tailed) .000 
N 137 137 

Fire Protection Correlation Coefficient .720*' .816** 
requirements Sig. (2-tailed) .000 .000 

N 137 137 

Landscaape Correlation Coefficient .713*' .663*' 
requirements Sig. (2-tailed) .000 .000 

N 137 137 

Water supply Correlation Coefficient .667*• .603*• 
requirement & lndah W Sig. (2-tailed) .000 .000 

N 137 137 
Electricity requirement Correlation Coefficient .609*' .711*" 

Sig. (2-tailed) .000 .000 
N 137 137 

Extra Condition Correlation Coefficient -.038 -.172* 
Sig. (2-tailed) .660 .044 
N 137 137 

Approve subject to Correlation Coefficient .644*' .755*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Additional amendment Correlation Coefficient .459*' .470*' 
layout Sig. (2-tailed) .000 .000 

N 137 137 

Reduce density Correlation Coefficient .560*' .618*' 
Sig. (2-tailed) .000 .000 
N 137 137 

impose component Correlation Coefficient .677*' .635*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Extra requirements Correlation Coefficient .612*' .699** 
Sig. (2-tailed) .000 .000 
N 137 137 

Appeals Correlation Coefficient .652*' .708*' 
Sig. (2-tailed) .000 .000 

\,,,,._ N 137 137 

Paae 19 



corrstanons 

1..._ 

Fire Protection Landscaape 

....._ reuuirernents reauirements 

~an's rho Physical Characteristic Correlation Coefficient .088 .048 
Sig. (2-tailed) .305 .578 
N 137 137 

Growth area Correlation Coefficient -.008 .042 
Sig. (2-tailed) .923 .625 
N 137 137 

Existing Infrastructure Correlation Coefficient .012 .042 
Sig. (2-tailed) .889 .626 
N 137 137 

Land Size Correlation Coefficient -.063 .003 
Sig. (2-tailed) .462 .971 
N 137 137 

Land ownership Correlation Coefficient .925*' .786** 
Sig. (2-tailed) .000 .000 

N 137 137 

New Infrastructure Correlation Coefficient .593*' .548*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Infrastructure Correlation Coefficient .686*' .547** 

improvement Sig. (2-tailed) .000 .000 
N 137 137 

Landuse Zone Correlation Coefficient .636*' .565*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Land Density Correlation Coefficient .671*' .530*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Guideline Correlation Coefficient .844*' .727*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Application procedure Correlation Coefficient .923*' .784*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Correspondence Correlation Coefficient .879*' .719*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Discussion Correlation Coefficient .747*' .683*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Standard Correlation Coefficient .778*' .644*' 
Compliance Sig. (2-tailed) .000 .000 

N 137 137 

Layout Design Correlation Coefficient .738*' .695*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Duration of approval Correlation Coefficient .824*' .679*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Amendments Correlation Coefficient .833*' .667*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Conditions Correlation Coefficient .720*' .713** 
Sig. (2-talled) .000 .000 

I'-- N 137 137 
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Correlations 
,, 

Fire Protection Landscaape . requirements requirements 
lllan's rho Traffic Requirements Correlation Coefficient .816*• .663*' 

Sig. (2-tailed) .000 .000 
N 137 137 

Fire Protection Correlation Coefficient 1.000 .843*' 
requirements Sig. (2-tailed) .000 

N 137 137 
Landscaape Correlation Coefficient .843*' 1.000 
requirements Sig. (2-tailed) .000 

N 137 137 
Water supply Correlation Coefficient .715*' .569•• 
requirement & lndah W Sig. (2-tailed) .000 .000 

N 137 137 
Electricity requirement Correlation Coefficient .785'" .689""' 

Sig. (2-tailed) .000 .000 
N 137 137 

Extra Condition Correlation Coefficient -.150 -.159 
Sig. (2-tailed) .080 .064 
N 137 137 

Approve subject to Correlation Coefficient .921*' .773*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Additional amendment Correlation Coefficient .557*' .540*" 
layout Sig. (2-tailed) .000 .000 

N 137 137 
Reduce density Correlation Coefficient .680*' .621*' 

Sig. (2-tailed) .000 .000 
N 137 137 

impose component Correlation Coefficient .817*' .777*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Extra requirements Correlation Coefficient .871*' .755*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Appeals Correlation Coefficient .890*' .782*' 
Sig. (2-tailed) .000 .000 
N 137 137 
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Ir 

11 
Correlations 

1~ Water supply 
requirement & Electricity 

...._ 
lndahW reouirernent 

~an's rho Physical Characteristic Correlation Coefficient .029 -.003 
Sig. (2-tailed) .735 .975 
N 137 137 

Growth area Correlation Coefficient .010 -.117 
Sig. (2-tailed) .905 .173 
N 137 137 

Existing Infrastructure Correlation Coefficient -.039 .032 
Sig. (2-tailed) .652 .708 
N 137 137 

Land Size Correlation Coefficient .069 .074 
Sig. (2-tailed) .420 .391 
N 137 137 

Land ownership Correlation Coefficient .697*• .740*- 
Sig. (2-tailed) .000 .000 
N 137 137 

New Infrastructure Correlation Coefficient .358*' .458*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Infrastructure Correlation Coefficient .443*• .632*• 

improvement Sig. (2-tailed) .000 .000 
N 137 137 

Landuse Zone Correlation Coefficient .450*' .463*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Land Density Correlation Coefficient .427*' .558*" 
Sig. (2-tailed) .000 .000 
N 137 137 

Guideline Correlation Coefficient .627*' .638** 
Sig. (2-tailed) .000 .000 
N 137 137 

Application procedure Correlation Coefficient .655*" .730*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Correspondence Correlation Coefficient .695*' .745*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Discussion Correlation Coefficient .696*' .648*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Standard Correlation Coefficient .573*' .680*• 
Compliance Sig. (2-tailed) .000 .000 

I N 137 137 

Layout Design Correlation Coefficient .652*' .609** 
Sig. (2-tailed) .000 .000 
N 137 137 

Duration of approval Correlation Coefficient .630*' .677*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Amendments Correlation Coefficient .639*' .682** 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Conditions Correlation Coefficient .667*' .609*' 
Sig. (2-tailed) .000 .000 

1\......_ 
N 137 137 
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Correlations 

......_ 
Water supply 
requirement & Electricity 

......_ lndahW requirement 

tnan's rho Traffic Requirements Correlation Coefficient .603** .711*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Fire Protection Correlation Coefficient .715*• .785 ... 

requirements Sig. (2-tailed) .000 .000 
N 137 137 

Landscaape Correlation Coefficient .569*' .689*• 
requirements Sig. (2-tailed) .000 .000 

N 137 137 

Water supply Correlation Coefficient 1.000 .578*• 
requirement & lndah W Sig. (2-talled) .000 

N 137 137 

Electricity requirement Correlation Coefficient .578*• 1.000 
Sig. (2-tailed) .000 
N 137 137 

Extra Condition Correlation Coefficient -.078 -.116 
Sig. (2-tailed) .364 .177 
N 137 137 

Approve subject to Correlation Coefficient .633*• .705*" 
Sig. (2-tailed} .000 .000 
N 137 137 

Additional amendment Correlation Coefficient .395*' .505*" 
layout Sig. (2-tailed) .000 .000 

N 137 137 

Reduce density Correlation Coefficient .511*"' .515** 
Sig. (2-tailed) .000 .000 
N 137 137 

impose component Correlation Coefficient .606** .650** 
Sig. (2-tailed) .000 .000 
N 137 137 

Extra requirements Correlation Coefficient .596*' .100·· 
Sig. (2-tailed) .000 .000 
N 137 137 

Appeals Correlation Coefficient .647*' .698*• 
Sig. (2-tailed} .000 .000 
N 137 137 
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1~ 

Extra Approve 

~ Condition subject to 

ll!lan's rho Physical Characteristic Correlation Coefficient .001 .066 
Sig. (2-tailed) .993 .440 
N 137 137 

Growth area Correlation Coefficient -.035 .002 
Sig. (2-tailed) .685 .983 
N 137 137 

Existing Infrastructure Correlation Coefficient .072 -.041 
Sig. (2-tailed) .406 .636 
N 137 137 

Land Size Correlation Coefficient -.074 -.071 
Sig. (2-tailed) .393 .411 
N 137 137 

Land ownership Correlation Coefficient -.126 .865*" 
Sig. (2-tailed) .141 .000 

N 137 137 

New Infrastructure Correlation Coefficient -.077 .565*" 
Sig. (2-tailed) .373 .000 
N 137 137 

Infrastructure Correlation Coefficient -.124 .622*' 

improvement Sig. (2-tailed) .148 .000 
N 137 137 

Landuse Zone Correlation Coefficient -.066 .630** 
Sig. (2-tailed) .444 .000 
N 137 137 

Land Density Correlation Coefficient -.083 .592*' 
Sig. (2-tailed) .338 .000 
N 137 137 

Guideline Correlation Coefficient -.176* .787*" 
Sig. (2-tailed) .040 .000 
N 137 137 

Application procedure Correlation Coefficient -.141 .883*' 
Sig. (2-tailed) .099 .000 
N 137 137 

Correspondence Correlation Coefficient -.135 .788*" 
Sig. (2-tailed) .116 .000 
N 137 137 

Discussion Correlation Coefficient -.090 .691' .. 
Sig. (2-tailed) .298 .000 
N 137 137 

Planning Standard Correlation Coefficient -.136 .749*' 
Compliance Sig. (2-tailed) .114 .000 

N 137 137 

Layout Design Correlation Coefficient -.132 .643*' 
Sig. (2-tailed) .123 .000 
N 137 137 

Duration of approval Correlation Coefficient -.143 .730;;; 
Sig. (2-tailed) .095 .000 
N 137 137 

Amendments Correlation Coefficient -.055 .766*-;; 
Sig. (2-tailed) .521 .000 
N 137 137 

Planning Conditions Correlation Coefficient -.038 .644*" 
Sig. (2-tailed) .660 .000 

\\........_ N 137 137 
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Co•relatioris 

1..._ 

Extra Approve 
..._ Condition subject to 

~an's rho Traffic Requirements Correlation Coefficient -.172* .755*• 
Sig. (2-tailed) .044 .000 
N 137 137 

Fire Protection Correlation Coefficient -.1.50 .921*' 
requirements Sig. (2-tailed) .080 .000 

N 137 137 

Landscaape Correlation Coefficient -.159 .773*" 
requirements Sig. (2-tailed) .064 .000 

N 137 137 

Water supply Correlation Coefficient -.078 .633*' 
requirement & lndah W Sig. (2-tailed) .364 .000 

N 137 137 

Electricity requirement Correlation Coefficient -.116 .705 .. 
Sig. (2-tailed) .177 .000 
N 137 137 

Extra Condition Correlation Coefficient 1.000 -.140 
Sig. (2-tailed) .104 
N 137 137 

Approve subject to Correlation Coefficient -.140 1.000 
Sig. (2-tailed) .104 

N 137 137 

Additional amendment Correlation Coefficient -.015 .453*• 

layout Sig. (2-tailed) .865 .000 
N 137 137 

Reduce density Correlation Coefficient -.085 .682*' 
Sig. (2-tailed) .324 .000 
N 137 137 

impose component Correlation Coefficient -.085 .740*• 
Sig. (2-tailed) .323 .000 
N 137 137 

Extra requirements Correlation Coefficient -.208* .843*' 
Sig. (2-tailed) .015 .000 
N 137 137 

Appeals Correlation Coefficient -.207* .810*' 
Sig. (2-tailed) .015 .000 

~ ........... N 137 137 
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Correlations 

Additional 
amendment Reduce 

~ 
layout densitv 

lnan's rho Physical Characteristic Correlation Coefficient -.087 .052 
Sig. (2-tailed) .315 .547 

N 137 137 

Growth area Correlation Coefficient -.049 -.024 
Sig. (2-tailed) .571 .778 
N 137 137 

Existing Infrastructure Correlation Coefficient .113 -.087 
Sig. (24ailed) .190 .312 

N 137 137 

Land Size Correlation Coefficient -.041 -.012 
Sig. (2-tailed) .635 .888 

N 137 137 

Land ownership Correlation Coefficient .503*' .650*' 
Sig. (2-tailed) .000 .000 

N 137 137 

New Infrastructure Correlation Coefficient .401*' .417** 
Sig. (2-tailed) .000 .000 
N 137 137 

Infrastructure Correlation Coefficient .370*' .454*' 

improvement Sig. (2-tailed) .000 .000 

N 137 137 

Landuse Zone Correlation Coefficient .466*' .506** 
Sig. (2-tailed) .000 .000 

N 137 137 

Land Density Correlation Coefficient .360*' .489*' 
Sig. (2-tailed) .000 .000 

N 137 137 

Guideline Correlation Coefficient .502*' .560** 
Sig. (2-tailed) .000 .000 

N 137 137 

Application procedure Correlation Coefficient .463*' .636*' 
Sig. (2-tailed) .000 .000 

N 137 137 

Correspondence Correlation Coefficient .553*' .621** 
Sig. (2-tailed) .000 .000 

N 137 137 

Discussion Correlation Coefficient .426*' .531*' 
Sig. (2-tailed) .000 .000 

N 137 137 

Planning Standard Correlation Coefficient .445*' .562*' 

Compliance Sig. (2-tailed) .000 .000 
N 137 137 

Layout Design Correlation Coefficient .463*' .547*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Duration of approval Correlation Coefficient .521*' .574*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Amendments Correlation Coefficient .507*' .552** 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Conditions Correlation Coefficient .459*' .560*' 
Sig. (2-tailed) .000 .000 

I"- 
N 137 137 
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Coi'reiatfons 

r ; Additional 
amendment Reduce 

- 
layout densitv 

~an's rho Traffic Requirements Correlation Coefficient .470 .... .618*• 

Sig. (2-tailed) .000 .000 

N 137 137 

Fire Protection Correlation Coefficient .557*' .680*' 

requirements Sig. (2-tailed) .000 .000 

N 137 137 

Landscaape Correlation Coefficient .540*' .621·· 

requirements Sig. (2-tailed) .000 .000 

N 137 137 

Water supply Correlation Coefficient .395*' .511·· 

requirement & lndah W Sig. (2-tailed) .000 .000 

N 137 137 

Electricity requirement Correlation Coefficient .505*' .515** 

Sig. (~tailed) .000 .000 

N 137 137 

Extra Condition Correlation Coefficient -.015 -.085 

Sig. (2-tailed) .865 .324 

N 137 137 

Approve subject to Correlation Coefficient .453*' .682*' 

Sig. (2-tailed) .000 .000 

N 137 137 

Additional amendment Correlation Coefficient 1.000 .355*' 

layout Sig. (2-tailed) .000 

N 137 137 

Reduce density Correlation Coefficient .355"' 1.000 

Sig. (2-tailed) .000 

N 137 137 

impose component Correlation Coefficient .556*' .524** 
Sig. (2-tailed) .000 .000 

N 137 137 

Extra requirements Correlation Coefficient .424*' .625*' 
Sig. (2-tailed) .000 .000 

N 137 137 

Appeals 
Correlation Coefficient .552*' .625** 
Sig. (2-tailed) .000 .000 

......_ N 137 137 
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Correlations 

~ 

impose Extra 

~ 
comoonent reauirements 

ll'nan's rho Physical Characteristic Correlation Coefficient .084 .013 
Sig. (2-tailed) .327 .881 
N 137 137 

Growth area Correlation Coefficient -.043 -.060 
Sig. (2-tailed) .622 .488 
N 137 137 

Existing Infrastructure Correlation Coefficient .042 -.044 
Sig. (2-tailed) .624 .611 

N 137 137 

Land Size Correlation Coefficient -.031 -.043 
Sig. (2-tailed) .720 .617 
N 137 137 

Land ownership Correlation Coefficient .766*' .821*' 
Sig. (2-tailed) .000 .000 
N 137 137 

New Infrastructure Correlation Coefficient .524*' .547*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Infrastructure Correlation Coefficient .569*' .577*' 

improvement Sig. (2-tailed) .000 .000 
N 137 137 

Landuse Zone Correlation Coefficient .621*' .522*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Land Density Correlation Coefficient .477*' .580*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Guideline Correlation Coefficient .717*' .730** 

• 
Sig. (2-tailed) .000 .000 
N 137 137 

Application procedure Correlation Coefficient .741*' .799*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Correspondence Correlation Coefficient .761*' .756*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Discussion Correlation Coefficient .640*' .686*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Standard Correlation Coefficient .623*' .687*' 
Compliance Sig. (2-tailed) .000 .000 

N 137 137 

Layout Design Correlation Coefficient .631*' .670*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Duration of approval Correlation Coefficient .675*' .684** 
Sig. (2-tailed) .000 .000 
N 137 137 

Amendments Correlation Coefficient .720*' .724*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Conditions Correlation Coefficient .677*' .612** 
Sig. (2-tailed) .000 .000 
N 137 137 
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Correlations 

impose Extra 
component reoulrernents 

1rrnan's rho Traffic Requirements Correlation Coefficient .635*' .699*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Fire Protection Correlation Coefficient .817*' .871"" 
requirements Sig. (2-tailed) .000 .000 

N 137 137 

Landscaape Correlation Coefficient .777*• .755"" 
requirements Sig. (2-tailed) .000 .000 

N 137 137 

Water supply Correlation Coefficient .606*' .596*" 
requirement & lndah W Sig. (2-tailed) .000 .000 

N 137 137 

Electricity requirement Correlation Coefficient .650*' .700"' 
Sig. (2-tailed) .000 .000 
N 137 137 

Extra Condition Correlation Coefficient -.085 -.208* 
Sig. (2-tailed) .323 .015 
N 137 137 

Approve subject to Correlation Coefficient .740*" .843*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Additional amendment Correlation Coefficient .556*' .424*' 
layout Sig. (2-tailed) .000 .000 

N 137 137 

Reduce density Correlation Coefficient .524*• .625*" 
Sig. (2-tailed) .000 .000 
N 137 137 

impose component Correlation Coefficient 1.000 .698*" 
Sig. (2-tailed) .000 
N 137 137 

Extra requirements Correlation Coefficient .698*' 1.000 
Sig. (2-tailed) .000 
N 137 137 

Appeals Correlation Coefficient .823*' .773*• 
Sig. (2-tailed) .000 .000 

-....._ N 137 137 
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Correlations 

IC 

~ 
Aooeals 

illlan's rho Physical Characteristic Correlation Coefficient .006 
Sig. (2-tailed) .942 

N 137 

Growth area Correlation Coefficient -.009 
Sig. (2-tailed) .914 
N 137 

Existing Infrastructure Correlation Coefficient -.024 
Sig. (2-tailed) .781 

N 137 

Land Size Correlation Coefficient -.078 
Sig. (2-tailed) .365 
N 137 

Land ownership Correlation Coefficient .841 ... 

Sig. (2-tailed) .000 

N 137 

New Infrastructure Correlation Coefficient .554 ... 

Sig. (2-tailed) .000 

N 137 

Infrastructure Correlation Coefficient .640*' 

improvement Sig. (2-tailed) .000 

N 137 

Landuse Zone Correlation Coefficient .620*" 
Sig. (2-tailed) .000 

N 137 

Land Density Correlation Coefficient .581*' 
Sig. (2-tailed) .000 

N 137 

Guideline Correlation Coefficient .762 ... 

Sig. (2-tailed) .000 

N 137 

Application procedure Correlation Coefficient .798*• 

Sig. (2-tailed) .000 

N 137 

Correspondence Correlation Coefficient .767*' 
Sig. (2-tailed) .000 

N 137 

Discussion Correlation Coefficient .659*' 
Sig. (2-tailed) .000 

N 137 

Planning Standard Correlation Coefficient .681*' 

Compliance Sig. (2-tailed) .000 

N 137 

Layout Design Correlation Coefficient .665*• 
Sig. (2-tailed} .000 
N 137 

Duration of approval Correlation Coefficient .730*" 
Sig. (2-tailed) .000 
N 137 

Amendments Correlation Coefficient .741*• 
Sig. (2-tailed) .000 
N 137 

Planning Conditions Correlation Coefficient .652' .. 
Sig. (2-tailed) .000 

~\....._ 
N 137 
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Correlations 

~ 
Aooeals 

l!Tlan's rho Traffic Requirements Correlation Coefficient .708*• 
Sig. (2-tailed) .000 

N 137 

Fire Protection Correlation Coefficient .890*' 

requirements Sig. (2-tailed) .000 
N 137 

Landscaape Correlation Coefficient .782'" 

requirements Sig. (2-tailed) .000 

N 137 

Water supply Correlation Coefficient .647*' 

requirement & lndah W Sig. (2-tailed) .000 

N 137 

Electricity requirement Correlation Coefficient .698*' 
Sig. (2-tailed) .000 

N 137 

Extra Condition Correlation Coefficient -.207* 
Sig. (2-tailed) .015 

N 137 

Approve subject to Correlation Coefficient .810*' 
Sig. (2-tailed) .000 

N 137 

Additional amendment Correlation Coefficient .552*' 

layout Sig. (2-tailed) .000 

N 137 

Reduce density Correlation Coefficient .625*' 
Sig. (2-tailed) .000 

N 137 

impose component Correlation Coefficient .823*' 
Sig. (2-tailed) .000 

N 137 

Extra requirements Correlation Coefficient .773*' 
Sig. (2-tailed) .000 

N 137 

Appeals 
Correlation Coefficient 1.000 
Sig. (2-tailed) 

~ 
N 137 

'Orrelation is significant at the 0.05 level (2-tailed). 
Correlation is significant at the 0.01 level (2-tailed). 

~arametric Correlations 
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Coirelations 

~ Physical 

~ 
Characteristic Growth area 

!man's rho Physical Characteristic Correlation Coefficient 1.000 .031 
Sig. (2-tailed) .722 

N 137 137 

Growth area Correlation Coefficient .031 1.000 
Sig. (2-tailed) .722 

N 137 137 

Existing Infrastructure Correlation Coefficient -.002 -.108 
Sig. (2-tailed) .985 .210 

N 137 137 

Land Size Correlation Coefficient -.039 .011 
Sig. (2-tailed) .654 .899 

N 137 137 

Land ownership Correlation Coefficient .067 .012 

Sig. (2-tailed) .438 .894 

N 137 137 

New Infrastructure Correlation Coefficient -.025 .011 

Sig. (2-tailed) .768 .895 

N 137 137 

Infrastructure Correlation Coefficient .062 -.142 

improvement Sig. (2-tailed) .473 .098 

N 137 137 

Landuse Zone Correlation Coefficient -.072 .101 

Sig. (2-tailed) .404 .239 

N 137 137 

Land Density Correlation Coefficient .127 -.060 
Sig. (2-tailed) .138 .487 

N 137 137 

Guideline 
Correlation Coefficient .059 .052 
Sig. (2-tailed) .495 .545 

...._ N 137 137 
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Corti:!ations 

- Existing Land 

c 

Infrastructure Land Size ownershio 

lflnan's rho Physical Characteristic Correlation Coefficient -.002 -.039 .067 
Sig. (2-tailed) .985 .654 .438 

N 137 137 137 

Growth area Correlation Coefficient -.108 .011 .012 
Sig. (2-tailed) .210 .899 .894 

N 137 137 137 

Existing Infrastructure Correlation Coefficient 1.000 -.079 -.031 
Sig. (2-tailed) .360 .71 
N 137 137 137 

Land Size Correlation Coefficient -.079 1.000 -.0 3 
Sig. (2-tailed) .360 .462 

N 137 137 137 

Land ownership Correlation Coefficient -.031 -.063 1.000 
Sig. (2-tailed) .719 .462 

N 137 137 137 

New Infrastructure Correlation Coefficient -.068 -.049 .635 ... 

Sig. (2-tailed) .431 .573 .000 

N 137 137 137 

Infrastructure Correlation Coefficient -.008 -.112 .615*' 

improvement Sig. (2-tailed) .930 .193 .000 

N 137 137 137 

Landuse Zone Correlation Coefficient -.124 -.135 .645** 
Sig. (2-tailed) .148 .115 .000 

N 137 137 137 

Land Density Correlation Coefficient -.015 -.174* .625 .. 

Sig. (2-tailed) .862 .042 .000 

N 137 137 137 

Guideline Correlation Coefficient -.042 -.110 .853*" 
Sig. (2-tailed) .622 .199 .000 

.... 
N 137 137 137 
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Correlations 

New Infrastructure 
Infrastructure imorovement 

irrnan's rho Physical Characteristic Correlation Coefficient -.025 .062 
Sig. (2-tailed) .768 .473 
N 137 137 

Growth area Correlation Coefficient .011 -.142 
Sig. (2-tailed) .895 .098 
N 137 137 

Existing Infrastructure Correlation Coefficient -.068 -.008 
Sig. (2-tailed) .431 .930 
N 137 137 

Land Size Correlation Coefficient -.049 -.112 
Sig. (2-tailed) .573 .193 
N 137 137 

Land ownership Correlation Coefficient .635*' .615*' 
Sig. (2-tailed) .000 .000 
N 137 137 

New Infrastructure Correlation Coefficient 1.000 .453*' 
Sig. (2-tailed) .000 
N 137 137 

Infrastructure Correlation Coefficient .453*' 1.000 
improvement Sig. (2-tailed) .000 

N 137 137 

Landuse Zone Correlation Coefficient .540*' .506*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Land Density Correlation Coefficient .514*' .631*' 
Sig. (2-tailed) .000 .000 
N 137 137 

Guideline Correlation Coefficient .623*' .595*' 
Sig. (2-tailed) .000 .000 

..... N 137 137 
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Correlations 

Land use 

- 
Zone Land Density Guideline 

1nnan's rho Physical Characteristic Correlation Coefficient -.072 .127 .059 
Sig. (2-tailed) .404 .138 .495 
N 137 137 137 

Growth area Correlation Coefficient .101 -.060 .052 
Sig. (2-tailed) .239 .487 .545 
N 137 137 137 

Existing Infrastructure Correlation Coefficient -.124 -.015 -.04? 
Sig. (2-tailed) .148 .862 .622 
N 137 137_ 137 

Land Size Correlation Coefficient -.135 -.174* -.110 
Sig. (2-tailed) .115 .042 .199 
N 137 137 137 

Land ownership Correlation Coefficient .645*' .625*' .853*' 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

New Infrastructure Correlation Coefficient .540*' .514*' .623"* 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Infrastructure Correlation Coefficient .506*' .631"' .595** 

improvement Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Landuse Zone Correlation Coefficient 1.000 .369*' .604*' 
Sig. (2-tailed) .000 .000 
N 137 137 137 

Land Density Correlation Coefficient .369*" 1.000 .525** 
Sig. (2-tailed) .000 .000 
N 137 137 137 

Guideline Correlation Coefficient .604"' .525*' 1.000 
Sig. (2-tailed) .000 .000 

lo. 

N 137 137 137 

~orrelation is significant at the 0.05 level (2-tailed). 

Correlation is significant at the 0.01 level (2-tailed). 

~arametric Correlations 
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Correlations 

Application Correspon 
procedure dence Discussion 

irrnan's rho Application procedure Correlation Coefficient 1.000 .785*' .697". 
Sig. (2-tailed) .000 .000 
N 137 137 137 

Correspondence Correlation Coefficient .785*' 1.000 .100·· 
Sig. (2-tailed) .000 .000 
N 137 137 137 
Correlation Coefficient .697*• .700*' - 

I Discussion 1.000 
Sig. (2-tailed) .000 .000 
N 137 137 137 

Planning Standard Correlation Coefficient .716*' .113•• -- .624"* 

Compliance Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Layout Design Correlation Coefficient .689*' .659*' .705*' 
Sig. (2-tailed) .000 .000 .000 

N 137 137 137 

Duration of approval Correlation Coefficient .745*' .762*" .646** 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Amendments Correlation Coefficient .756*" .742*' .711** 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Planning Conditions Correlation Coefficient .651*' .683*' .684*' 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Traffic Requirements Correlation Coefficient .738*' .711*' .708*' 
Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Fire Protection Correlation Coefficient .923*' .879*' .747*" 

requirements Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Landscaape Correlation Coefficient .784*' .719*' .683*" 

requirements Sig. (2-tailed) .000 .000 .000 
N 137 137 137 

Water supply Correlation Coefficient .655"' .695*' .696"' 
requirement & I ndah W Sig. (2-tailed) .000 .000 .000 

N 137 137 137 

Electricity requirement Correlation Coefficient .730*' .745"' .648"" 
Sig. (2-tailed) .000 .000 .000 

I,._ 
N 137 137 137 
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Correlations 

I Planning 
Standard Layout 

- 
Comoliance Design 

arman's rho Application procedure Correlation Coefficient .716*' .689*' 
Sig. (2-tailed) .000 .000 

N 137 137 

Correspondence Correlation Coefficient .713*' .659*' 
Sig. (2-tailed) .000 .000 

N 137 137 
Correlation Coefficient .624*' 

-- 
Discussion 

.705*• 

Sig. (2-tailed) .000 .000 

N 137 137 

Planning Standard Correlation Coefficient 1.000 .563** 

Compliance Sig. (2-tailed) .000 

N 137 137 

Layout Design Correlation Coefficient .563*' 1.000 
Sig. (2-tailed) .000 

N 137 137 

Duration of approval Correlation Coefficient .721*' .607*' 
Sig. (2-tailed) .000 .000 

N 137 137 

Amendments Correlation Coefficient .710*' .693*' 
Sig. (2-tailed) .000 .000 

N 137 137 

Planning Conditions Correlation Coefficient .604*' .687*' 
Sig. (2-tailed) .000 .000 

N 137 137 

Traffic Requirements Correlation Coefficient .710*' .733** 
Sig. (2-tailed) .000 .000 

N 137 137 

Fire Protection Correlation Coefficient .778*' .738*' 

requirements Sig. (2-tailed) .000 .000 

N 137 137 

Landscaape 
Correlation Coefficient .644*' .695"' 

requirements Sig. (2-tailed) .000 .000 

N 137 137 

Water supply Correlation Coefficient .573*' .652*' 

requirement & lndah W Sig. (2-tailed) .000 .000 
N 137 137 

Electricity requirement Correlation Coefficient .680*' .609*' 
Sig. (2-tailed) .000 .000 

......_ 
N 137 137 
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Correlations 

I- 
Duration of 

- 
aooroval Amendments 

arman's rho Application procedure Correlation Coefficient .745*' .756*' 
Sig. (2-tailed) .000 .000 

N 137 137 

Correspondence Correlation Coefficient .762*' .742** 

Sig. (2-tailed) .000 .000 

N 137 137 - 

Discussion Correlation Coefficient .646*' .711*' 

Sig. (2-tailed) .000 .000 

N 137 137 

Planning Standard Correlation Coefficient .721'" .710*' 

Compliance Sig. (2-tailed) .000 .000 

N 137 137 

Layout Design Correlation Coefficient .607*' .693*' 
Sig. (2-tailed) .000 .000 

N 137 137 

Duration of approval Correlation Coefficient 1.000 .733** 
Sig. (2-tailed) .000 

N 137 137 

Amendments Correlation Coefficient .733*' 1.000 
Sig. (2-tailed) .000 

N 137 137 

Planning Conditions Correlation Coefficient .566*' .664*" 
Sig. (2-tailed) .000 .000 

N 137 137 

Traffic Requirements Correlation Coefficient .703 .. .723*' 
Sig. (2-tailed) .000 .000 

N 137 137 

Fire Protection Correlation Coefficient .824*' .833*' 

requirements Sig. (2-tailed) .000 .000 

N 137 137 

Landscaape Correlation Coefficient .679*' .667*' 

requirements Sig. (2-tailed) .ooo .000 

N 137 137 

Water supply Correlation Coefficient .630*' .639*' 

requirement & lndah W Sig. (2-tailed) .000 .000 

N 137 137 

Electricity requirement Correlation Coefficient .677*' .682"' 
Sig. (2-tailed) .000 .000 

'-- 
N 137 137 
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Coirreiations 

Traffic 
Planning Requirem 

. 

Conditions ents 

iarman's rho Application procedure Correlation Coefficient .65f*' .738*" 

Sig. (2-tailed) .000 .000 

N 137 137 

Correspondence Correlation Coefficient .683*' .711** 

Sig. (2-tailed) .000 .000 

N 137 137 

Discussion Correlation Coefficient .684'" .708*' 

Sig. (2-tailed) .000 .000 

N 137 137 

Planning Standard Correlation Coefficient .604 .. .110•• 

Compliance Sig. (2-tailed) .000 .000 

N 137 137 

Layout Design Correlation Coefficient .687*' .733 .. 

Sig. (2-tailed) .000 .000 

N 137 137 

Duration of approval Correlation Coefficient .566*' .703*• 

Sig. (2-tailed) .000 .000 

N 137 137 

Amendments Correlation Coefficient .664*' .723*' 

Sig. (2-tailed) .000 .000 

N 137 137 

Planning Conditions Correlation Coefficient 1.000 .624 .. 

Sig. (2-tailed) .000 

N 137 137 

Traffic Requirements Correlation Coefficient .624*" 1.000 
Sig. (2-tailed) .000 

N 137 137 

Fire Protection Correlation Coefficient .720*' .816*" 

requirements Sig. (2-tailed) .000 .000 

N 137 137 

Landscaape 
Correlation Coefficient .713*' .663*' 

requirements Sig. (2-tailed) .000 .000 

N 137 137 

Water supply 
Correlation Coefficient .667*' .603*' 

requirement & lndah W Sig. (2-tailed) .000 .000 

N 137 137 

Electricity requirement Correlation Coefficient .609*' .711*' 
Sig. (2-tailed) .000 .000 

........ 
N 137 137 
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Correlations 

Fire Protection Landscaape 
requirements requirements 

arman's rho Application procedure Correlation Coefficient .923*' .784*" 
Sig. (2-tailed) .000 .000 

N 137 137 

Correspondence Correlation Coefficient .879*' 
- 

.719** 
Sig. (2-tailed) .000 .000 

N 137 137 

Discussion Correlation Coefficient .747*• .683. 

Sig. (2-tailed) .000 .000 

N 137 137 

Planning Standard Correlation Coefficient .778*• .644*' 

Compliance Sig. (2-tailed) .000 .000 

N 137 137 

Layout Design Correlation Coefficient .738'" .695*" 
Sig. (2-tailed) .000 .000 

N 137 137 

Duration of approval Correlation Coefficient .824*' .679*• 
Sig. (2-tailed) .000 .000 
N 137 137 

Amendments Correlation Coefficient .833*• .667*· 
Sig. (2-tailed) .000 .000 
N 137 137 

Planning Conditions Correlation Coefficient .720*' .113•• 
Sig. (2-tailed) .000 .000 

N 137 137 

Traffic Requirements Correlation Coefficient .816*' .663 .. 
Sig. (2-tailed) .000 .000 
N 137 137 

Fire Protection Correlation Coefficient 1.000 .843** 

requirements Sig. (2-tailed) .000 
N 137 137 

Landscaape Correlation Coefficient .843*' 1.000 

requirements Sig. (2-tailed) .000 

N 137 137 

Water supply Correlation Coefficient .715*' .569*' 

requirement & lndah W Sig. (2-tailed) .000 .000 
N 137 137 

Electricity requirement Correlation Coefficient .785*' .689*' 
Sig. (2-tailed) .000 .000 

I,.._ 
N 137 137 
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Correlations 

Water supply 
requirement & Electricity 

~ 
lndahW requlrement 

arman's rho Application procedure Correlation Coefficient .655*' .730*' 

Sig. (2-tailed) .000 .000 

N 137 137 

Correspondence Correlation Coefficient .695*' .745". 

Sig. (2-tailed) .000 .000 

N 137 137 

Discussion Correlation Coefficient .696*' .648"' 

Sig. (2-talled) .000 .000 

N 137 137 

Planning Standard Correlation Coefficient .573*' .680*' 

Compliance Sig. (2-tailed) .000 .000 

N 137 137 

Layout Design Correlation Coefficient .652*' .609. 

Sig. (2-tailed) .000 .000 

N 137 137 

Duration of approval Correlation Coefficient .630*' .677*' 
Sig. (2-tailed) .000 .000 

N 137 137 

Amendments Correlation Coefficient .639*' .682*' 

Sig. (2-tailed) .000 .000 

N 137 137 

Planning Conditions Correlation Coefficient .667*• .609*" 
Sig. (2-tailed) .000 .000 

N 137 137 

Traffic Requirements Correlation Coefficient .603*' .711*• 

Sig. (2-tailed) .000 .000 

N 137 137 

Fire Protection Correlation Coefficient .715*' .785*' 

requirements Sig. (2-tailed) .000 .000 

N 137 137 

Landscaape Correlation Coefficient .569*' .689*' 

requirements Sig. (2-tailed) .000 .000 

N 137 137 

Water supply Correlation Coefficient 1.000 .578*' 

requirement & lndah W Sig. (2-tailed) .000 

N 137 137 

Electricity requirement Correlation Coefficient .578*' 1.000 
Sig. (2-tailed) .000 

.._ 
N 137 137 

\ · Correlation is significant at the 0.01 level (2-tailed). 

~parametric Correlations 
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r 
- 

Additional 
Extra Approve amendment 

~ 
Condition subject to layout 

earman's rho Extra Condition Correlation Coefficient 1.000 -.140 -.015 

Sig. (2-tailed) .104 .865 

N 137 137 137 

Approve subject to Correlation Coefficient -.140 1.000 
. .453. 

Sig. (2-tailed) .104 .000 

N 137 137 137 

Correlation Co~fficlent -.015 - 
Additional 

.453*' 1.000 

amendment layout Sig. (2-tailed) .865 .000 

N 137 137 137 

Reduce density Correlation Coefficient -.085 .682""' - .35 ... 

Sig. (2-tailed) .324 .000 .000 

N 137 137 137 

impose component Correlation Coefficient -.085 .740*' .556'0 

Sig. (2-tailed) .323 .000 .000 

N 137 137 137 

Extra requirements Correlation Coefficient -.208* .843*' .424'"' 

Sig. (2-tailed) .015 .000 .000 

N 137 137 137 

Appeals Correlation Coefficient -.207* .810*' .552*• 

Sig. (2-tailed) .015 .000 .000 

~ 
N 137 137 137 
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Correlations 

I Reduce impose 

. 

densitv comoonent 

earman's rho Extra Condition Correlation Coefficient -.085 -.085 

Sig. (2-tailed) .324 .323 

N 137 137 

Approve subject to Correlation Coefficient .682*' .740*• 

Sig. (2-tailed) .000 .000 

N 137 137 

Additional Correlation Coefficient .355*' 
-- 

.556*• 

amendment layout Sig. (2-tailed) .000 .000 

N 137 137 

Reduce density Correlation Coefficient 1.000 .524*' 
Sig. (2-tailed) .000 

N 137 137 

impose component Correlation Coefficient .524*' 1.000 

Sig. (2-tailed) .000 

N 137 137 

Extra requirements Correlation Coefficient .625*' .698*• 

Sig. (2-tailed) .000 .000 

N 137 137 

Appeals Correlation Coefficient .625*' .823*" 

Sig. (2-tailed) .000 .000 

. 
N 137 137 
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Correlations 

I Extra 

. 
reauirements Appeals 

earman's rho Extra Condition Correlation Coefficient -.208* -.207* 
Sig. (2-tailed) .015 .015 

N 137 137 

Approve subject to Correlation Coefficient .843*' .810·· 
Sig. (2-tailed) .000 .000 
N 137 137 

Additional Correlation Coefficient .424*' .552° 
amendment layout Sig. (2-tailed) .000 .000 

N 137 137 

Reduce density Correlation Coefficient .625*' .625*' 
Sig. (2-tailed) .000 .000 
N 137 137 

impose component Correlation Coefficient .698*' .823** 
Sig. (2-tailed) .000 .000 

N 137 137 

Extra requirements Correlation Coefficient 1.000 _773•• 
Sig. (2-tailed) .000 
N 137 137 

Appeals Correlation Coefficient .773 ... 1.000 
Sig. (2-tailed) .000 

" 
N 137 137 

"corretsnon is significant at the 0.05 level (2-tailed). 
'', Correlation is significant at the 0.01 level (2-tailed). 
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Multiple Comparisons 

!ey HSD 

Mean 
Difference 

lependent Variable (ll Experience (J) Experience (1-J) Std. Error Sia. 

)hysical Constraints Below 3 years 4-6 years -,11197 I 18556 I 31 
7-9 years ,22857 I 17703 I 70 
1 O and more years ,07373 19043 ()8() - 

4-6 years Below 3 years '11197 ,18r:5J .o: 1 
7-9 years ,34054. I 12574 ,0 
1 O and more years '18570 ~14 .!571 

. - 
7-9 years Below 3 years -,22857 , 17703 ,':i70 

4-6 years -,34054* ,1?57·1 ,0 
1 O and more years - 15484 , 13282 ~ - - 

1 O and more years Below 3 years -,07373 '19043 ,980 
4-6 years -, 18570 '14399 ,571 
7-9 years ,15484 , 13282 ,649 

land Location Below 3 years 4-6 years ,25676 ,25984 ,756 
7-9 years ,20909 ,24789 ,834 
1 O and more years -,08065 ,26665 ,990 

4-6 years Below 3 years -,25676 ,25984 ,756 
7-9 years -,04767 '17607 ,993 
10 and more years -,33740 ,20163 ,342 

7-9 years Below 3 years -,20909 ,24789 ,834 
4-6 years ,04767 '17607 ,993 
1 O and more years -,28974 ,18598 ,406 

1 O and more years Below 3 years ,08065 ,26665 ,990 
4-6 years ,33740 ,20163 ,342 
7-9 years ,28974 '18598 ,406 

txisting Infrastructure Below 3 years 4-6 years '15830 ,29443 ,950 
7-9 years ,24675 ,28089 ,816 
10 and more years ,26728 ,30215 ,813 

4-6 years Below 3 years -, 15830 ,29443 ,950 
7-9 years ,08845 I 19951 ,971 
10 and more years I 10898 ,22847 ,964 

7-9 years Below 3 years -,24675 ,28089 ,816 
4-6 years -,08845 '19951 ,971 
10 and more years ,02053 ,21074 1,000 

1 O and more years Below 3 years -,26728 ,30215 ,813 
4-6 years -, 10898 ,22847 ,964 
7-9 years -,02053 ,21074 1,000 

'- 

Land Size Below 3 years 4-6 years -,04054 ,28499 ,999 
7-9 years -,26364 ,27188 ,767 
10 and more years ,14516 ,29246 ,960 

4-6 years Below 3 years ,04054 ,28499 ,999 
7-9 years -,22310 '19311 ,656 
10 and more years '18570 ,22114 ,835 

7-9 years Below 3 years ,26364 ,27188 ,767 
4-6 years ,22310 '19311 ,656 
10 and more years ,40880 ,20398 , 192 

1 O and more years Below 3 years -, 14516 ,29246 ,960 
4-6 years -,18570 ,22114 ,835 
7-9 years ~0880 .?_0398 '192 - 

Land Holding Below 3 years 4-6 years -, 10039 ,20745 ,963 
7-9 years -,00260 ,19791 1,000 
10 and more years -, 1 7972 ,21289 ,833 
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and Holding 4-6 years Below 3 years '10039 ,20745 ,863 
7-9 years ,09779 ,14057 ' 
1 O and more years -,07934 ,16098 ' I 

7-9 years Below 3 years ,00260 , 1 791 1,000 
4-6 years -,09779 ,·14007 l 

I '' 

10 and more years -..L..17713 -...i14848 l)J_ 

1 O and more years Below 3 years '17972 ,2128 ,833 
4-6 years ,07934 '1 0 r- ti 1 
7-9 years 17713 ,14848 ,6 - - 

New Infrastructure Below 3 years 4-6 years -,16216 ,24177 ·- 0 
7-9 years -,05455 ,23055 I 95 
1 O and more years -,35484 ,24811 ,483 

4-6 years Below 3 years , 16216 ,24177 ,908 
7-9 years , 10762 , 16383 ,913 
1 O and more years -, 19268 I 18761 ,734 

7-9 years Below 3 years ,05455 ,23065 ,995 
4-6 years -,10762 ,16383 ,913 
1 0 and more years -,30029 '17305 ,310 

1 O and more years Below 3 years ,35484 ,24811 ,483 
4-6 years , 19268 ,18761 ,734 
7-9 years ,30029 , 17305 ,310 

- 4-6 years 
Infrastructure Below 3 years -,18147 ,24917 ,886 

irnprovement 7-9 years ,01558 ,23771 1,000 
10 and more years -,11521 ,25570 ,969 

4-6 years Below 3 years '18147 ,24917 ,886 
7-9 years , 19705 ,16884 ,649 
10 and more years ,06626 ,19335 ,986 

7-9 years Below 3 years -,01558 ,23771 1,000 
4-6 years -,19705 ,16884 ,649 
10 and more years -,13079 , 17834 ,884 

1 O and more years Below 3 years , 11521 ,25570 ,969 
4-6 years -,06626 '19335 ,986 
7-9 years '13079 '17834 ,884 

'- 

Land Category Below 3 years 4-6 years ,31274 ,23565 ,547 
7-9 years ,08571 ,22482 ,981 
10 and more years -,00461 ,24183 1,000 

4-6 years Below 3 years -,31274 ,23565 ,547 
7-9 years -,22703 ,15969 ,488 
10 and more years -,31735 '18286 ,310 

7-9 years Below 3 years -,08571 ,22482 ,981 
4-6 years ,22703 ,15969 ,488 
10 and more years -,09032 ,16867 ,950 

1 O and more years Below 3 years ,00461 ,24183 1,000 
4-6 years ,31735 ,18286 ,310 
7-9 years ,09032 , 16867 ,950 

Density Below 3 years 4-6 years -,24324 ,23679 ,734 
7-9 years -,09091 ,22590 ,978 

I 10 and more years ·'- -,29032 ,24300 ,631 

i 
- 

4-6 years Below 3 years ,24324 ,23679 ,734 
7-9 years '15233 '16046 ,778 
10 and more years -,04708 '18375 ,994 
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Density 7-9 years Below 3 years ,09091 ,22590 ,918 
4-6 years -,15233 I 16046 ,778 
10 and more years -, 19941 _,1694 ,G43 

1 O and more years Below 3 years ,29032 ,24 00 ,l) 1 
4-6 years ,04708 '18375 •. ~H 
7-9 years - __..!. 19941 _ ~I 11. u-1 , 

- 
Guideline Below 3 years 4-6 years -, 10039 ,2?717 .~ ' 1 

7-9 years -,05714 ,21 7 .. ,.:L4 
10 and more years -, 14747 ,23313 ,921 

4-6 years Below 3 years , 10039 ,22717 ,971 
7-9 years ,04324 ,15394 ,99 
10 and more years -,04708 ,17628 ,993 

7-9 years Below 3 years ,05714 ,21672 ,994 
4-6 years -,04324 ,15394 ,992 
10 and more years -,09032 , 16260 ,945 

1 O and more years Below 3 years ,14747 ,23313 ,921 
4-6 years ,04708 , 17628 ,993 
7-9 years ,09032 ,16260 ,945 

Application procedure Below 3 years 4-6 years -,32432 ,22437 ,473 
7-9 years -,20000 ,21405 ,786 
10 and more years -,35484 ,23025 ,416 

4-6 years Below 3 years ,32432 ,22437 ,473 
7-9 years , 12432 ,15204 ,846 
10 and more years -,03051 ,17411 ,998 

7-9 years Below 3 years ,20000 ,21405 ,786 
4-6 years -, 12432 ,15204 ,846 
10 and more years -, 15484 , 16059 ,770 

1 O and more years Below 3 years ,35484 ,23025 ,416 
4-6 years ,03051 ,17411 ,998 
7-9 years , 15484 , 16059 ,770 

~ 4-6 years -,01158 
Correspondence Below 3 years ,23071 1,000 

7-9 years ,06753 ,22011 ,990 
10 and more years ,02765 ,23676 ,999 

4-6 years Below 3 years ,01158 ,23071 1,000 
7-9 years ,07912 , 15634 ,958 
10 and more years ,03923 , 17903 ,996 

7-9 years Below 3 years -,06753 ,22011 ,990 
4-6 years -,07912 , 15634 ,958 
10 and more years -,03988 , 16513 ,995 

I 1 O and more years Below 3 years -,02765 ,23676 ,999 
4-6 years -,03923 ,17903 ,996 
7-9 years ,03988 , 16513 ,995 

Discussion Below 3 years 4-6 years -,27027 ,24336 ,684 
7-9 years -, 14545 ,23217 ,923 

I 10 and more years -,06452 ,24974 ,994 

4-6 years Below 3 years ,27027 ,24336 ,684 
7-9 years I 12482 , 16491 ,874 
1 O and more years ,20575 - ,18884 ,697 

7-9 years Below 3 years I 14545 ,23217 ,923 
4-6 years , 12482 ,1 491 ,874 
10 and more ye rs ,08094 I 17419 ,967 
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Ukey HSD 

Mean 
Difference 

Dependent Variable (I) Experience (J) Experience (1-J) Std. Error Sio. 

Discussion 1 O and more years Below 3 years ,06452 ,24974 ,994 
4-6 years -,20575 '18884 ,l) ( 

7-9 years -,08094 ___i..:!.7419 ,91.)r 

Community Facilities Below 3 years 4-6 years -,03668 I ?3 ' ,~ ~ l. 

7-9 years -,03766 I 1370 ,9,' 
1 O and more years -.L 18661:.__ ~ 1 .lH9 

4-6 years Below 3 years ,03668 ,223 ,998 
7-9 years -,00098 I 15178 1,000 
1 O and more years -, 14996 ~17382 3_4 

- 
7-9 years Below 3 years ,03766 ,21370 ,9 

4-6 years ,00098 '15178 1,000 
1 O and more years -, 14897 '16033 ,789 

1 O and more years Below 3 years '18664 ,22987 ,849 
4-6 years ,14996 '17382 ,824 
7-9 years ,14897 '16033 ,789 

Layout Approval Below 3 years 4-6 years -,53089 ,21607 ,072 
7-9 years -,19870 ,20613 ,770 
10 and more years -,26498 ,22173 ,631 

4-6 years Below 3 years ,53089 ,21607 ,072 
7-9 years ,33219 '14641 '111 
10 and more years ,26591 ,16767 ,390 

7-9 years Below 3 years '19870 ,20613 ,770 
4-6 years -,33219 '14641 '111 
10 and more years -,06628 ,15465 ,973 

1 O and more years Below 3 years ,26498 ,22173 ,631 
4-6 years -,26591 ,16767 ,390 
7-9 years ,06628 '15465 ,973 

Duration of approval Below 3 years 4-6 years -,06564 ,23648 ,993 
7-9 years ,14026 ,22561 ,925 

I 1 o and more years ,05991 ,24268 ,995 

4-6 years Below 3 years ,06564 ,23648 ,993 
7-9 years ,20590 '16025 ,574 
10 and more years , 12554 ,18351 ,903 

7-9 years Below 3 years -, 14026 ,22561 ,925 
4-6 years -,20590 '16025 ,574 
10 and more years -,08035 '16926 ,965 

1 O and more years Below 3 years -,05991 ,24268 ,995 

I 4-6 years -, 12554 '18351 ,903 
7-9 years ,08035 , 16926 ,965 

Amendments Below 3 years 4-6 years -, 15444 ,23115 ,909 
7-9 years -,05714 ,22053 ,994 
10 and more years -,11521 ,23722 ,962 

4-6 years Below 3 years ,15444 ,23115 ,909 
7-9 years ,09730 '15664 ,925 

I 
1 O and more years ,03923 '17937 ,996 

I 7-9 years Below 3 years ,05714 ,22053 ,994 

: 4-6 years -,09730 , 15664 ,925 
10 and more years __ -,05806 '16545 ,985 - 

10 and more years Below 3 years '11521 ,23722 ,962 
4-6 years ,03923 , 17937 ,996 
7-9 years ,05806 '16545 ,985 
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Dependent Variable (I) Experience (J) Experience (1-J) Std. Error SiQ -- 
Planning Conditions Below 3 years 4-6 years -,13514 ,24135 I ·H 

7-9 years -,16364 ,23026 ,8t 
10 and more years -,19355 ,247 8 ,H 

4-6 years Below 3 years , 13514 ,2413r. ,, ·I i 
7-9 years -,02850 ,16351:: l ' ' 
1 O and more years __ -,05841_ _ii 7 ~ ti' -- 

7-9 years Below 3 years , 16364 ,230 •' :i 
4-6 years ,02850 I 1 3 ,. '- 
10 and more years - 02991 '17275 ,998 

1 O and more years Below 3 years '19355 ,24768 .ss 
4-6 years ,05841 ,18729 ' 9 
7-9 years ,02991 ,17275 ,998 

Traffic Requirements Below 3 years 4-6 years -, 16409 ,22871 ,890 
7-9 years ,03247 ,21819 ,999 
1 O and more years -,01152 ,23471 1,000 

4-6 years Below 3 years '16409 ,22871 ,890 
7-9 years '19656 ,15498 ,585 
10 and more years '15257 ,17747 ,826 

7-9 years Below 3 years -,03247 ,21819 ,999 
4-6 years -, 19656 ,15498 ,585 
10 and more years -,04399 '16370 ,993 

i 1 O and more years Below 3 years ,01152 ,23471 1,000 
4-6 years -, 15257 ,17747 ,826 
7-9 years ,04399 '16370 ,993 

Fire Protection Below 3 years 4-6 years -, 15444 ,20649 ,877 

requirements 7-9 years -,07532 ,19700 ,981 
10 and more years -,17972 ,21191 ,831 

4-6 years Below 3 years ,15444 ,20649 ,877 
7-9 years ,07912 ,13993 ,942 
10 and more years -,02528 ,16024 ,999 

7-9 years Below 3 years ,07532 ,19700 ,981 
4-6 years -,07912 ,13993 ,942 
10 and more years -,10440 ,14780 ,894 

1 O and more years Below 3 years ,17972 ,21191 ,831 
4-6 years ,02528 '16024 ,999 
7-9 years ,10440 ,14780 ,894 

Landscaape Below 3 years 4-6 years -, 19884 ,22396 ,811 

requirements 7-9 years -,05584 ,21366 ,994 
10 and more years -, 15438 ,22983 ,908 

4-6 years Below 3 years '19884 ,22396 ,811 
7-9 years '14300 '15176 ,782 
1 O and more years ,04446 '17379 ,994 

7-9 years Below 3 years ,05584 ,21366 ,994 
4-6 years -, 14300 '15176 ,782 
10 and more years -,09853 '16030 ,927 

1 O and more years Below 3 years '15438 ,22983 ,908 
4-6 years -,04446 '17379 ,994 

( 7-9 years ,09853 '16030 ,927 - 
Water supply Below 3 years 4-6 years ,31467 ,23490 ,540 

requirement & lndah W 7-9 years -,289 1 ,22410 ,569 
10 and more years -,29724 ,24106 ,607 
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Water supply 4-6 years Below 3 years ,31467 ,23490 ,s.m 
requirement & lndah W 7-9 years ,02506 , 15918 ' 

l ) 

10 and more years ,01744 1182?8 1,000 

I 7-9 years Below 3 years ,28961 ,2?·i 10 ,' li~ 
4-6 years -,02506 .is 18 I)<)~! 

10 and mor~ years - -,00762 i--~' I 1,000 - 10 and more years Below 3 years ,29724 ,2410 ,t01 
4-6 years -,01744 '18 .... 1,00 
7-9 years ,00762 - 116813 1,000_ 

Electricity requirement Below 3 years 4-6 years -,04633 ,24525 ,998 
7-9 years -,09351 ,23398 ,978 
10 and more years -,11521 ,25168 ,968 

4-6 years Below 3 years ,04633 ,24525 ,998 
7-9 years -,04717 '16619 ,992 
10 and more years -,06888 '19031 ,984 

7-9 years Below 3 years ,09351 ,23398 ,978 
4-6 years ,04717 '16619 ,992 
10 and more years -,02170 ,17554 ,999 

1 O and more years Below 3 years '11521 ,25168 ,968 
4-6 years ,06888 '19031 ,984 
7-9 years ,02170 ,17554 ,999 

Extra Condition Below 3 years 4-6 years ,74324 ,30042 ,069 
7-9 years ,53636 ,28660 ,245 
10 and more years ,04839 ,30829 ,999 

4-6 years Below 3 years -,74324 ,30042 ,069 
7-9 years -,20688 ,20357 ,740 
10 and more years -,69486* ,23312 ,018 

7-9 years Below 3 years -,53636 ,28660 ,245 
4-6 years ,20688 ,20357 ,740 
10 and more years -,48798 ,21503 '110 

1 O and more years Below 3 years -,04839 ,30829 ,999 
4-6 years ,69486* ,23312 ,018 
7-9 years ,48798 ,21503 '110 

Approve and Comments Below 3 years 4-6 years -,12741 ,19988 ,920 
7-9 years -,03896 '19069 ,997 
10 and more years -, 17972 ,20512 ,817 

4-6 years Below 3 years '12741 '19988 ,920 
7-9 years ,08845 '13544 ,914 
10 and more years -,05231 ,15510 ,987 

7-9 years Below 3 years ,03896 '19069 ,997 
4-6 years -,08845 ,13544 ,914 
1 O and more years -, 14076 ,14306 ,759 

1 O and more years Below 3 years ,17972 ,20512 ,817 
4-6 years ,05231 ,15510 ,987 
7-9 years '14076 '14306 ,759 

Additional amendment Below 3 years 4-6 years ,09846 ,25752 ,981 
layout 7-9 years -,23766 ,24568 ,768 

1 O and more years -, 18664 ,26427 ,894 
4-6 years Below 3 years -,09846 ·- 

,25752 ,981 
7-9 years -,33612 , 17450 ,222 
10 and more years ·,28509 '19983 ,485 
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Dependent Variable (I) Experience (J) Experience (1-J) Std. Error Si~. 
Additional amendment 7-9 years Below 3 years ,23766 ,24568 ,768 
layout 4-6 years ,33612 '17450 ' 

10 and more years ,05103 ,184 ~ .~)~,~~ 
10 and more years Below 3 years '18664 ,'.' ·I. ! •' < i 

4-6 years ,28509 , 1 '1 
7-9 years -,05103_ _.l.l -I ,89J 

Reduce density Below 3 years 4-6 years ,07915 r:: ,900 I . 
7-9 years ,08701 ,24 ·t I ~ 
1 O and more years -,17281 ,26510 ,915 

4-6 years Below 3 years -,07915 ,25832 ,9 0 
7-9 years ,00786 '17505 1,000 
1 O and more years -,25196 ,20046 ,592 

7-9 years Below 3 years -,08701 ,24645 ,985 
4-6 years -,00786 '17505 1,000 
1 O and more years -,25982 ,18490 ,498 

1 O and more years Below 3 years ,17281 ,26510 ,915 
4-6 years ,25196 ,20046 ,592 
7-9 years ,25982 '18490 ,498 

impose component Below 3 years 4-6 years ,02510 ,23618 1,000 
7-9 years -,00390 ,22532 1,000 
10 and more years -,04378 ,24237 ,998 

4-6 years Below 3 years -,02510 ,23618 1,000 
7-9 years -,02899 '16004 ,998 
1 O and more years -,06888 '18327 ,982 

7-9 years Below 3 years ,00390 ,22532 1,000 
4-6 years ,02899 '16004 ,998 
10 and more years -,03988 '16905 ,995 

10 and more years Below 3 years ,04378 ,24237 ,998 
4-6 years ,06888 '18327 ,982 
7-9 years ,03988 '16905 ,995 

Extra requirements Below 3 years 4-6 years -, 18147 ,20652 ,816 
7-9 years -,11169 ,19702 ,942 
10 and more years -,24424 ,21193 ,658 

4-6 years Below 3 years ,18147 ,20652 ,816 
7-9 years ,06978 '13994 ,959 
10 and more years -,06277 '16025 ,980 

7-9 years Below 3 years '11169 '19702 ,942 
4-6 years -,06978 '13994 ,959 
1 O and more years -, 13255 ,14782 ,807 

1 O and more years Below 3 years ,24424 ,21193 ,658 
4-6 years ,06277 '16025 ,980 
7-9 years '13255 '14782 ,807 

Appeals Below 3 years 4-6 years -,12741 ,24272 ,953 
7-9 years -,03896 ,23156 ,998 
1 O and more years -, 14747 ,24908 ,934 
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De endent Variable (I Ex erience 

Mean 
Difference 

J Ex erience (1-J Std. Error 
Below 3 years , 127 41 
7-9 years ,08845 

_________ 1o_an_d_m_or_e~y_e_a_rs--11------'-.~~005 
Below 3 years ,03896 
4-6 years -,08845 

_________ 1 o_an_d_m_or_e_,__e_a_rs_,t--_ -, 10850 
Below 3 years , 14747 
4-6 years ,02005 
7 -9 years , 10850 

Appeals 4-6 years 

7-9 years 

1 O and more years 

,24272 
'16447 
t 188' J, 
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