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5.1 Overview of Landuse Development in the Klang Valley

5.1.1 Landuse Development in the Klang Valley has been growing at a rapid rate. Total Built-up area increased from 16532 ha in 1990 to 88741 ha in 1999 an increase of 20.5% pa at a compound rate.  There has been significant increases in all major landuses especially industry and recreational use.
5.1.2 Residential use increased from 11000 ha in 1999 to more than 56490ha in 1999 registering an impressive growth of 19.9% pa. Table 5.1 on the following page shows the landuse for Klang Valley from 1990 to 1999.  The total share of built up areas increased from 5.8% in 1990 to 31.4% of the Klang Valley area.
5.1.3 The current densities in the Klang Valley are comparable to Jakarta with about 51person/ha and London with 62 persons/ha with Paris at 85 p/ha. Berlin on the other hand has a density of only 36 p/ha due mainly to its extensive green belt parks surrounding the city and lower landuse densities in the statutory plans. Contrast this with Moscow or Shanghai which have densities as high 169 persons/ha and 303 persons/ha. 
5.1.4 The high densities was made possible as a large majority of commuters cycle to work in both these cities compared to other major cities in the world where commuters use public transport or private vehicles. Fig. 5.1 below shows the comparative average density of selected different cities in the world.  Table 5.2 outlines built-up area, population and average density for eight (8) selected cities in the world. A compact and dense urban form is much more amenable to rail based travel. 
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Fig. 5.1 – Comparative Average Density

	Table 5.1 - Landuse for Klang Valley from year 1990 and year 1999. (ha)

	Type of Landuse
	1990
	%
	%
	1999
	%
	%
	Compound Growth Rate

	
	
	 (Built-up area)
	(Klang Valley)
	
	 (Built-up area)
	(Klang Valley)
	1990-1999

	Residential
	11,017.62
	66.64
	3.90
	56,490.21
	63.66
	19.99
	19.91

	Commercial
	1,713.51
	10.36
	0.61
	4,438.48
	5.00
	1.57
	11.15

	Industry
	1,725.75
	10.44
	0.61
	14,002.01
	15.78
	4.95
	26.18

	Institution
	1,394.28
	8.43
	0.49
	8,248.22
	9.29
	2.92
	21.83

	Utilities
	223.56
	1.35
	0.08
	1,160.10
	1.31
	0.41
	20.07

	Recreation
	457.83
	2.77
	0.16
	4,401.67
	4.96
	1.56
	28.59

	Total
	16,532.55
	100.00
	5.85
	88,740.69
	100.00
	31.40
	20.52

	Others
	266,060.89
	 
	94.15
	193,852.75
	 
	68.60
	-3.46

	Grand Total
	282593.44
	 
	100.00
	282,593.44
	 
	100.00
	 

	Table 5.2 - Built-Up Area, Population and Average Density

	Cities
	Built-up area
	Population
	Average density in built-up area
	Built-up land/ person

	 
	(km2)
	 
	(Persons/ha)
	m2/person

	Berlin
	1,176
	4,212,400
	36
	279

	Jakarta
	2,942
	14,908,400
	51
	197

	London
	1,062
	6,626,300
	62
	160

	Moscow
	503
	8,497,200
	169
	59

	New York
	2,674
	10,752,900
	40
	249

	Paris
	937
	7,998,100
	85
	117

	Shanghai
	244
	7,397,200
	303
	33

	Klang Valley
	887
	4,801,000
	54
	185


5.2 Directions of Growth and Development Corridor

The directions of growth and development corridors are guided by the Structure Plan for Kuala Lumpur, Structure Plan for Selangor (RSN), the Pelawi II and discussions with Local Authorities in the Study area. The RSN will provide the overall framework for the development of a network strategy for the Klang valley area.

5.2.1 Industrial Growth pattern

Most of the existing industrial land is found in the district of Petaling with 4595ha or 47 % of the total for the Klang Valley. The projected future industrial land by 2020 in the Klang Valley is projected to increase to 17244ha with most of the growth in Petaling and Klang. Table 5.3 below shows these projected areas while Fig. 5.2 shows the Existing and Committed Industrial Land in the Klang Valley.

Table 5.3 - Industrial Land Projections (ha)

	District
	2000
	%
	2010
	%
	2020
	%

	Gombak
	309.4
	3.2
	1770.2
	13.9
	2069.9
	12.0

	Petaling
	4595.0
	47.0
	4595.0
	36.0
	5441.0
	31.6

	Klang
	2184.4
	22.3
	3052.6
	23.9
	5370.3
	31.1

	Hulu Langat
	2102.6
	21.5
	2150.8
	16.9
	3090.5
	17.9

	WPKL
	585.0
	6.0
	1183.0
	9.3
	1273.0
	7.4

	Total
	9776.4
	100.0
	12751.6
	100.0
	17244.8
	100.0


Source:
RSN and SPKL

The industrial growth strategy in the Klang Valley is aimed at promoting SME industries and Hi Tech industries. The industrial growth pattern as envisaged in the RSN is shown in Fig. 5.3. The main industrial growth corridors are the Sg Buluh – Bt Beruntung Belt while the southern corridor will stretch from Subang Jaya – Puchong -Cyberjaya. Important secondary centers within the Klang Valley will include Klang, Meru, Kapar, Selayang Baru, Serdang and Bangi. Within Kuala Lumpur the major industrial landuse is found in Kepong – Segambut, Chan Sow Lin area, Wangsa Maju, Bt Indah, Maluri and Bukit Jalil. CHKL (City Hall Kuala Lumpur) will encourage the development of new industrial areas and the redevelopment of older industrial areas near to transit facilities.
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5.2.2
Commercial centers

Under the RSN the major commercial centers are located along the Federal Highway 1. This includes Petaling Jaya, Subang Jaya, Shah Alam, Kelang and Port Klang. Second order commercial centers in the Klang Valley are found in the other district centers at Selayang, Pandan Indah, Kelana Jaya and Puchong. Fig 5.4 on the following page shows the Commercial Areas within the Klang Valley. Within KL, the main shopping areas are within the city center such as KL Suria, Sg Wang and the Bukit Bintang Area, Jalan Tuanku Abdul Rahman and the Chow Kit area. New shopping complexes have also emerged in the district centers and the outlying areas such as the Mega mall and the Pantai Mall. New growth centers have also been identified in the Bukit Jalil area. It is important that these centers are served by public transport network as these centers also tend to be locations for office premises which tends to attract transit passengers. In terms of office space, the highest concentration is still Kuala Lumpur with 7.8 mill sq.m, followed by 1.5mill sq.m in the district of Petaling especially at Petaling Jaya, Shah Alam, Subang Jaya and Kelana Jaya. An important consideration in future planning is Putrajaya which is expected to have more than 2.4mill sqm of office floor space by 2020.  Hypermarkets on the other hand tend to attract cars and are better located adjacent to highways as bulky purchases are not easily carried on transit.

In terms of commercial floor space projections, the existing commercial floor space is expected to increase from 37.75mill sqm to 73.7mill sqm by 2020. Kuala Lumpur will continue to dominate the commercial floor space with 56% of the total by 2020. This would suggest that transit should be orientated towards Kuala Lumpur as shown in Table 5.4.

Table 5.4 : Commercial Floor Space Projections (mill sqm)

	District
	2000
	%
	2010
	%
	2020
	%

	Gombak
	1.38
	3.6
	1.91
	3.2
	2.72
	3.7

	Petaling
	7.21
	19.7
	10.71
	17.7
	13.44
	18.2

	Klang
	3.06
	8.1
	4.24
	7.0
	6.05
	8.2

	Hulu Langat
	3.97
	10.5
	6.51
	10.8
	10.21
	13.9

	WPKL
	22.13
	58.6
	37.04
	61.3
	41.28
	56.0

	Total
	37.75
	100.0
	60.41
	100.0
	73.70
	100.0


Source:
RSN Selangor and RS KL
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5.2.3
Housing Growth Pattern

Selangor will need an additional 1.8 million units of housing units by 2020. Much of this growth is expected to be within the Corridor Asam Jawa – Klang and the Banting – Putrajaya. Fig. 5.5 shows the distribution of housing in the Klang Valley. Within the Klang Valley it is expected that much of housing stock will continue to be located in Kuala Lumpur followed by the district of Petaling. The total projected housing stock will increase from 1.1 mill in 2000 to 2.0 mill by 2020 in the Klang Valley as shown in Table 5.5.

Table 5.5 : Housing Projections (unit)

	District
	2000
	%
	2010
	%
	2020
	%

	Gombak
	133154
	11.6
	170298
	11.8
	216317
	10.7

	Petaling
	303378
	26.5
	362399
	25.1
	496747
	24.7

	Klang
	149748
	13.1
	201140
	13.9
	344457
	17.1

	Hulu Langat
	230116
	20.1
	247728
	17.2
	326448
	16.3

	WPKL
	328205
	28.7
	462942
	32.0
	626315
	31.2

	Total
	1144601
	100.0
	1444507
	100.0
	2010284
	100.0


Source:
RSN Selangor and RS KL

5.2.4
Development Corridors

The overall pattern of development in Selangor is shown in Fig. 5.6. One of the main development objectives of the RSN is to achieve balanced development by having a dispersed hierarchy of centers. The main growth corridors will be the Klang Valley and the Multi media Super corridor. New growth centers have also been identified in the immediate periphery of the Klang Valley to include Pulau Carey, Bukit Subang and Puncak Alam. 
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Figure 5.5 — Residential Growth Pattern
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Fig. 5.6 – Main Growth Corridors in Selangor


5.3
Review of Landuse - Public Transportation Policies and Proposals in Development Plans.

Many of the development plans in the Klang Valley area have made some reference to landuse - public transportation policies. Some of the development plans are statutory plans such as Structure and Local Plans while others are non statutory such as Pelan Perspektif Wilayah Lembah Klang II (Pelawi II) and other transport related studies such as SMURT , Selangor Infrastructure Master Plan Study.  The purpose of this review is see how best the proposals on public transportation, in particular the rail based proposals could be accommodated into the preferred network that is proposed in this study. It should be also noted that many of the rail proposals in the structure and local plans have not been rigorously modelled and tested, but they nevertheless reflect the  desire of many local authorities to enhance public transportation especially rail based facilities in their jurisdiction. Many of the rail proposals tend to be intra district with little connectivity to the next district. There may be a need to rationalise this as proposals on transit are best done at a Metropolitan level.

5.3.1 National Physical Plan (NPP)

The NPP is a national physical planning document formulating strategic policies on the general directions and trends of the physical development of the country. A total of 36 policies have been identified in the NPP. The NPP has also given due recognition to the importance of transit in urban planning. The relevant policies with respect to transit are as follows:

1) “ The transit orientated development concept will be promoted as the basis of urban landuse planning to ensure viability of public transport”

2) “ Transportation in all major urban centers shall adopt a modal split of 50:50 between public and private transport. 

The application of these policies will be mainly targeted at the major conurbation areas of Klang Valley, Johore Bahru and Penang.


5.3.2
Pelawi II

The Pelawi II is a comprehensive regional plan for the Klang Valley. Three scenarios on the future pattern of development were proposed.

i) Compact Development Pattern- Reinforces existing built up areas with in fill development

ii) Concentrated Dispersed Development Pattern - Development is distributed to secondary cities and local centers in the metropolitan region, thus avoiding over concentration in the capital city.

iii) Transit orientated Pattern - Development is focused along transit corridors and around transit stations.

The study recommends a compact form of development pattern for the Klang Valley with clear demarcations of urban growth boundaries for the various towns in the Metropolitan region supported by an efficient transit system. Not withstanding this it is noted that the emerging pattern of land development in the Klang Valley and its vicinity seem to suggest elements of concentrated dispersal especially with the development of Putrajaya and Shah Alam and transit orientated development strategies which are supported by the local authorities.  The proposed spatial pattern in the Pelawi II report is shown in Fig. 5.7. This landuse pattern is supported by a transit system that is rather adhoc and compiles the rail proposals made in the various local and structure plans.
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Source:
Pelawi II
Fig. 5.7 – Proposed Public Transport Spatial Structure for the Klang Valley 2020 - Pelawi II
5.3.3
Structure Plan for Selangor (RSN Selangor)

This study is at the Draft Report stage and has comprehensive development proposals for the state.  The development strategy aims to keep urban development at pace with population growth with a strong emphasis on conservation strategies. Areas for urban expansion are only allowed in areas which have potential for growth while restrictions will apply to conservation areas and environmentally sensitive areas.  The plan also supports public transport goals of achieving a modal split of 60:40 in favour of public transport ridership. The public transport strategy in the plan calls for :-

i) Monorail system for the major townships of Shah Alam, Klang, Kajang, Bangi, Petaling Jaya and Subang

ii) Commuter rail that takes a loop pattern linking the strategic townships of Selayang, Rawang, Batang Berjuntai, Puncak Alam, Meru, Teluk Panglima Garang, Banting and Salak Tinggi

iii) New LRT system that extends the existing LRT system and provides for an intermediate loop with extentions to the outer commuter loop. The main linkages are:-

· Ampang- Selayang-Sg. Buluh- Kelana Jaya

· Sg Buluh- Puncak Alam

· Kelana Jaya – Subang Jaya- Bt Jalil

· Subang Jaya- Cyerjaya- Putrajaya

· Salak Tinggi- Putrajaya- Bangi-Kajang

· Cheras Kajang

iv) Integrated public transport system involving rationalization of rail, bus and Taxi routes and the creation of viable transit nodes as shown in Fig. 5.8.
On the whole the rail proposals in the Structure Plan are aimed at meeting strategic objectives of providing connectivity to the townships outside the Klang Valley and thereby enhancing their growth potentials and not premised on actual transit travel demands. On the other hand the proposed extensions to the LRT system suggested in the structure plan could be accommodated within the network proposed in this study.
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Source:
RSN Selangor

Fig. 5.8 – Proposed Public Transport Network in Selangor 

5.3.4
Kuala Lumpur Structure Plan 

The Structure Plan for KL calls for strong integration of bus and rail based services. This is to be achieved through a combination of increased integrated public transport facilities and private vehicle restraint policies. The proposed rail based strategies which were expanded from the SMURT Study include:-
· Proposed new LRT line running east west from Damansara to the Town Center.

· Proposed new Cheras line

· The existing STAR LRT is extended northwards into Taman Wahyu and Kepong and southwards to the Bt Jalil township

· Proposed new PRT line from KL Sentral to the district center at Bt Indah

In order to make KL readily accessible to Rail, there are further opportunities to extend the rail to the Setapak, Gombak, Sri Hartamas, Taman OUG and Bt Anggerik which are all not adequately served by LRT. There is of course a need for an East – West line and opportunities for a dispersal underground loop around the CPA to complement the inner loop of the monorail. These rail facilities will make the CPA more accessible to pedestrians.  Fig. 5.9 on the following page shows the proposed Kuala Lumpur Rail Network under the KL Structure Plan
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          Source: KL Structure Plan

Fig. 5.9 – Kuala Lumpur Rail Transport Network

5.3.5
Other Structure and Local Plans

The various public transportation policies in the various structure and local plans of the Local Authorities are shown in Appendix A.  Some of the salient features of these rail based proposals in the plans are shown in the Table 5.6 below:

Table 5.6 : Salient Features of Rail Based Proposals in other Structure and Local Plans

	No
	Plan
	Proposal

	1
	Selayang Draft Structure Plan  
	STAR LRT extended towards Bandar Baru Selayang

	2
	Petaling District and part of Klang District Structure plan
	New LRT line through main town centers and high density areas such as Shah Alam, Subang Jaya, Sg Way, Petaling Jaya and Damansara 

	3
	Klang Draft Structure Plan (Amended)
	New LRT line which covers the Klang Town center, Kapar, Pelabuhan Klang and Pandamaran

	4
	Kajang Local Plan
	· Proposed New Western LRT line from Kajang- Sg. Chua- Putrajaya and to the southern area through Bandar Baru Bangi

· Cheras LRT line extended towards Bt11- Balakong- Kajang Town Center

· Proposed Integrated Public Transport System at Jalan Reko 

	5
	Cheras Local Plan
	LRT line along the Cheras Road to Kajang

	6
	Ampang Jaya Draft Structure Plan
	Upgrade the main LRT station at Jelatek and Ampang


Many of the rail based proposals in the structure and local plans of the Local Authorities were not supported by in depth analysis of passenger throughputs and connectivity to the next local authority. Notwithstanding this, these proposals are accommodated where feasible in the proposed preferred network.

5.4
Landuse Strategy for Integrated Public Transport Development

5.4.1
Hierarchy of Centers

The hierarchy of centers provides an indication of the main growth centers that should be served by a rail network. In rationalizing the hierarchy, reference was made to the various structure and local plans and the Pelawi II. Four levels of centers were established based on the findings of the Development Plans which among others used population, central place functions and administrative functions as indicators in establishing the hierarchy. While the various studies used different terminologies for the hierarchies, an attempt was made to rationalise them into 4 levels of centers for public transport connectivity: -

i)
National

ii) 
State Regional

iii) 
Subregional

iv) 
Major local centers.

The national center is still the Central Planning Area (CPA) of Kuala Lumpur while the state capital for Selangor is at Shah Alam. The capital of most local authorities serves as subregional centers, while the remaining urban centers and new growth centers in the district serve as major local centers. Fig. 5.10 shows the urban hierarchy in the Klang Valley.
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Fig. 5.10 – Hierarchy of Urban Centres

5.4.2
Strategic Land Development Pattern 2010 and 2020

The strategic land development pattern for 2010 was drawn up taking into consideration:-

i) 
Approved developments in the various local authorities

ii) 
Additional land requirements to meet the population growth

iii) 
Policies and proposals of the Structure and Local Plans.

The Development pattern advocated in the Pelawi II for the Klang Valley is the compact development strategy. This essentially aims to concentrate population in large cities at high densities with landuse and transportation systems that are closely coordinated.  High population density has several advantages:-

i) 
It promotes greater transit use

ii) 
It reduces automobile ownership because of cost and inconvenience of owning a car.

iii)
It encourages walking as many activities are located within short distance

iv)
Trips are shorter due to the compact urban form.

v) It avoids urban sprawl and the concomitant loss of green fields and agricultural areas.

Development should be planned in corridors along rapid transit lines with clusters of activities at transit stations. Single family homes should be located between the corridors while high employment density is promoted in the CBD. 

The total additional development land required in the Klang Valley between 2000 –2020 is about 47044ha. while the requirement up to 2010 is about 18889 ha. In making these estimates the projections of the Development Plans were used. This is shown in Table 5.7. 
One of the major challenges in the plan is to address the existing shortfall of open spaces especially of the intermediate range such as metropolitan and town parks, community parks and neighbourhood parks in many of the districts in the Klang Valley. 
While the local open spaces can be achieved through the imposition of the 10% open space requirement in layout plans, there is a dire need for local authorities to secure​ adequate parkland for the cities. 

New institutional land is also not going to be significant in the Klang Valley especially with the establishment of Putrajaya. The strategic land development pattern as shown in Fig. 5.11 and Fig. 5.12 was used as a framework for establishing the future rail network 

The approved landuse developments were demarcated in the various town plans of the Local Authorities following discussions with local authority officials. 
The total built up area in the Klang Valley will increase from 887km2 to 1074km2 by 2010 and 1356 km2 by 2020. 

The densities in KL will increase to 96persons/ha in KL while the average density for the Klang Valley will be about 58persons/ha by 2020. 
Details are shown in Table 5.8. The proportion of built up area in the Klang Valley will also increase from 31.3% in 2000 to 48% by 2020. 

The most built up districts will be Kuala Lumpur and Petaling. This is shown in Table 5.9. 
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        Source:
Adapted from Local Authority Maps and RSN  Selangor 

Fig. 5.11 – Land Development Pattern Year 2010
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Fig. 5.12 – Land Development Pattern Year 2020

Table 5.7 - Additional Development Land required (2000-2020) ha

	District
	Housing
	Commerce
	Industry
	Open Space
	Community

facilities
	Transport
	Total

	Gombak
	2,772
	89
	1,760
	492
	255
	1,342
	6,710

	Petaling
	6,445
	415
	846
	1,207
	455
	2,342
	11,710

	Klang
	6,490
	199
	3,185
	1,165
	552
	2,898
	14,489

	Hulu Langat
	3,211
	585
	988
	922
	285
	1,498
	7,489

	WPKL
	2,981
	766
	688
	657
	225
	1,329
	6,646

	Total
	21,899
	2,054
	7,467
	4,443
	1,772
	9,409
	47,044


Source : Derived from estimates in ROS Selangor and RS KL.

Assumptions used: Housing density at 30units/ha for all the districts except KL at 100units/ha. 

Plot ratio of 2.5 for KL and 1.5 for the rest of the districts for commercial uses.

Table 5.8- Development Densities 

	Districts
	Pop 2000

(mill)
	Pop 2010 (mill)
	Pop

2020
	Existing Built up Area (ha)
	Built up area

(2010)
	Built up Area

(2020)
	Existing Density

pha
	Built up Density

2010

(pha)
	Built up Density

2020

(pha)

	Kuala Lumpur
	1.42
	1.71
	2.19
	16,257
	19,834
	22,820
	87
	86
	96

	Gombak
	0.57
	0.83
	0.88
	13,849
	17,988
	20,522
	41
	46
	43

	Hulu Langat
	0.91
	1.21
	1.33
	13,942
	16,138
	21,415
	65
	75
	62

	Petaling
	1.25
	1.76
	    2.00
	29,400
	33,693
	41,047
	42
	52
	49

	Klang
	0.68
	0.98
	1.41
	15,284
	19,830
	29,834
	44
	49
	47

	Klang Valley
	4.83
	6.84
	7.81
	88,732
	107,483
	135,638
	54
	60
	58


NB: 1: Population Projections from RSN Selangor and Structure Plan DBKL

Table 5.9  :  Built up Area in the Klang Valley 2020

	Districts
	Total Area (ha)
	Built up Area (2020)
	% of District

	Kuala Lumpur
	24,221
	22,820
	94.2

	Gombak
	62,752
	20,522
	32.7

	Hulu Langat
	83,797
	21,415
	25.6

	Petaling
	49,814
	41,047
	82.4

	Klang
	62,034
	29,834
	48.1

	Klang Valley
	282,618
	135,638
	48.0


5.4.3
Landuse Strategies

Some of the relevant transport - landuse strategies contained in Development Plan Documents are as follows:-

1) 
Extend the LRT network in the Klang Valley to serve areas such as Shah Alam, Klang, Puchong, Selayang, Sg. Buluh, Kajang and Bangi.

2) 
Extend the commuter rail service (heavy rail) to connect the townships outside the Klang Valley in particular Rawang, Bandar Berjuntai Bistari, Kapar, Banting, Salak Tinggi and Bangi.

3)
Encourage the development of monorail systems for the major urban centers such as Klang, Shah Alam, Subang Jaya, Kajang and Bangi in addition to the existing monorail facility in Kuala Lumpur and Putrajaya.

4) 
Supporting facilities such as Park and Ride and facilities for pedestrians and bicycles will be developed at Transit Zones outside the City Center. Feeder Buses for the convenience of users should be developed to serve a wider coverage.

5) 
More intensive development near transit terminals shall be actively promoted. Higher plot ratios will be granted to areas within 400m (walking distance) of the transit terminal. Mixed use development incorporating high density residential, high plot ratio commercial as well as community and business facilities shall be encouraged.

6) 
DBKL will implement a private vehicle restraint programme to improve traffic circulation and encourage public transport ridership.

7) 
DBKL will also promote an integrated bus and rail based services providing common ticketing and coordinated route scheduling

8) 
Multi modal transit zones will be developed at strategic locations. Some of the main multi modal interchanges include the Sentral and other centers in the Central Planning Area. As for outlying areas new locations have been identified at Tasik Selatan in the south of KL and at Sri Utara to the north. New multi modal zones will be developed at points of intersection of rail stations and major roads as part of this study.

On the whole transit systems function more efficiently in cities with high population densities, which are compact and highly centralized. High densities discourage automobile use because of congestion and parking problems. It is also noted that high employment in the CBD is also positively associated with transit use. 


In addition to the above landuse related policies that support transit, the following policies should also be observed:-

1) 
Local Authorities should encourage development at the stations. Examples include rezoning for higher densities, bonus densities for buildings with direct access to the stations, reduction in property assessments and reduction of parking requirements for development near stations.

2) 
It is not advisable to locate transit stations at the median of highways or at highway interchanges as it forces transit passengers to walk long distances from the nearest building or discourage intensive development and competition from highway orientated business such as restaurants and gas stations.

3) 
Joint development involving private land developers, the local authority and transit operators should be encouraged of land around the transit zones.

4) 
Transit should also serve special group of users. This will include those without automobiles, school children, the poor, blue collared workers, the elderly and disabled and working women. Many of them have a high inclination to use transit.

5)
Once the rail transit corridors and transit zones are confirmed, the relevant Growth Management tools such as Local Plan, Infill redevelopment and Land Acquisition will be reviewed in terms of their relevance and application to the Malaysian situation.


5.4.4
Growth Management Tools

In order to achieve the desired urban pattern and control urban sprawl there are a number of growth management tools that could be applied by planners. Some of these tools may have to be supported by legislation in order to be successfully applied in the country. 
1) Local Plans 

Local plans provide the statutory basis of landuse control through the application of zoning and subdivision control. It is important that local plans for Local authorities in the Klang Valley incorporate the rail network and institute the necessary development and control statements within the plan. Plans that have been gazetted may have to be amended to incorporate the network.

2) Growth Management Programmes (GMP)

GMP is basically used to control the pace and extend of development in a particular locality. There are various types of GMPs and a quite popular in the USA.

i) Timed or phased growth control measures

Under this approach, the plan does not zone land into different uses. Any person engaged in residential development has to get a special permit which is subject to him proving that he has accumulated the necessary development points. The standards for the issuance of special permits is based on the availability of five essential facilities i.e. public sanitary sewers, drainage facilities, improved public parks, state or town roads and fire stations. This approach generally limits the number of residential and commercial buildings that can be built in a specified period of time.

ii) Population Cap

Under the population cap approach the Local Authority sets the maximum number of dwelling units which will be allowed to be built in the jurisdiction within a time period.

iii) Areas for staged future urban growth

The local authority may delineate the area for staged future urban growth, outside of which urban development is restricted, deferred or prohibited. The provision of municipal services occurs only within the boundaries of the growth areas.
iv) 
Adequate public facility requirement (APF)

Under this approach, the local authority conditions the issuance of building permits and subdivision approvals to the existence of public improvements or requiring the developer to pay fees to provide for roads, schools, parks, sewers, water facilities and police protection which will be needed for the new development.

v) Temporary growth control measures

This includes development moratoria and withheld municipal services.

Negotiations between regulatory agencies and the developer is one of the hallmarks of growth management programmes especially those based on the APF approach. In the several jurisdictions in the US, there is also a statutory framework for negotiations through the enactment of the Development Agreements Act

3) Development Agreement

A development agreement is a voluntary, bargained for agreement entered between the developer and the local authority. The agreement fixes the rights of developers and local authorities as of a certain date and limit the power of government to apply new ordinance to approved projects. The agreement principally vest the developers  rights to develop in exchange to promises made to the Local Authority with respect to infrastructure finance, maintenance of open space, environmental mitigation and other obligations.

4) Capital Improvement Programme (CIP)

A CIP is an annually compiled schedule of public construction activity over the next five years stating what public improvements will be built, where they will be built, costs and sources of funding.  It establishes an investment programme that helps the coordinate with the regulatory aspects of development planning. As a growth management tool, the CIP will help determine whether, where, and how various parts of the community will develop. It will set priorities towards the extension of public services to the urban fringe and the strengthening of services in developed areas. The planning agency in addition to its traditional role of regulating development should also be actively involved in developing the community’s capital improvements programme.


5) 
Developer Funding of Infrastructure

Most local authorities have adopted policies and programmes designed to make new developments and not existing residents bear the cost of new capital improvements such as schools, roads, parks, sewer and water treatment facilities necessitated by the new development. In Malaysia, the developer has to bear the cost of new infrastructure within his development while sites for public facilities are transferred to the agencies and utility companies at a nominal value.  Three major categories of developer funding requirements can be identified i.e. required dedications, impact fees, and linkage and mitigation fees. 

i)
Required dedications and ‘in lieu fees’

Under this arrangement, local governments condition their approval of a subdivision plan upon the developer’s agreement to provide and dedicate such improvements as streets and drainage ways. In cases of community facility sites such as schools the developer may be allowed to pay in lieu payments if the site he has proposed is inadequate or inappropriately located.

ii)
Impact Fees

Impact fees are charges levied by local governments against new development to raise revenue for capital funding necessitated by the new development. The local authority has to cope with the economic burdens of population growth such as the need for new parks, roads, schools, sewers and water treatment facilities. Impact fees are used to fund facilities that are not subject to dedication requirements and often relate to non site related infrastructure and facility cost. They are usually applied to condominiums and commercial developments which create the need for extra development capital expenditure but escape dedications and in lieu fees because of the small area involved. The planning principles inherent in impact fees are:-

· Land development shall not be permitted unless adequate capital facilities exist or are assured.

· Land development shall bear a proportionate cost of the provision of the new or expanded capital facilities required by such development

· Generally impact fees are tied directly with the CIP element of comprehensive plans. Without the CIP it will be difficult to determine the proportionate share of the new development.


iii)
Linkage and Mitigation Fees

Developer funding requirements designed to raise capital funds for social infrastructure items are referred to as linkage fees. These include soft infrastructure such as child care facilities, low income housing, art in public places and environmental mitigation programmes. For example ,the construction of commercial buildings is directly linked to both new employment opportunities and to increased demand for improved municipal facilities and services. An example of such fees could be the conditioning of non residential building permits upon payment of a fee for housing to offset expenses associated with the influx of low income workers for the new project.

6)
Transfer of Development Rights (TDR)

A TDR programme is a growth management tool in which the development potential from sensitive lands is transferred to non -sensitive lands through private market transactions. TDR programs separate the development potential of a parcel from the land itself and create a market where that development potential can be sold. An effective TDR programme will have delineated sending and receiving zones. The sending zones are areas which are limited for development for reasons such as habitat preservation, wetland protection, erosion control, protection of historic resources and agricultural land retention. The receiving zones must be with a market demand for increased density. In a free market the value of the TDRs will be set at the marginal value of that density. 

7)
Urban Service Area and growth boundaries

One of the key features of developing a compact city and restricting urban sprawl is the identification of Urban Growth boundaries for the urban centres in the Local Plan. Areas within the growth boundaries are generally permitted for urban development while for areas outside, development is restricted. Urban Growth Boundaries in the Local Plan should generally translate the intent of the higher Strategic Plan i.e. Structure Plan.




FIGURE 5.1 - COMPARATIVE AVERAGE DENSITY












































































































