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Going beyond
fintech
P18

Bukit Jalil to see
tremendous pace
of development
P22 & 23

New proposal may set
a dangerous precedent

he government’s plan to introduce a new urban renewal legislation that can compel minority
home owners to “force sell” their homes, has led to a barrage of negative feedback. Malaysia
is unlike more densely developed nations like Singapore and former British colony Hong Kong
where land is truly scarce. Thus, do we really need such a law?P. 20-21
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Do we even need an
urban renewal law?

he recent announce

menl on a proposed a

urban renewal legisla- 1
tion  allowir for ]
“Toreed”™ en bloe strata | JosephWeng

satle for urban redevelopment or

renewal purposes, has raised the *®

ha
an

n

For now, there
are no specific
laws to facilitate
and implement

ckles of many organisations
il individuals.

The new law, corrently being
lled by the government, is

expected to be similar to that of
Singapore and Hong Kong, where
the meajority of owners can “force”
the minority to sell their homes.
whether they we rnol.

Federal Ter es Minister
Abdul Khalid Abdul Samad has
come under fire after announc
ing the proposed urban rencwal
Laiw.

Does Malaysia necd Uhis legis-
lation since it is no where near to
the Land shortage faced by Hong
Komng whiere the Land cost is one of
the highest in the world, or
Singapore, where land prices are
also astronomical,

For Singapore,

il o building is

less than 1o vears old. 9o of the
owners must agree o sell Tor o
Sforeed” en bloc sale. And if

Iuile more than o \x:l['\um
Ko of II11 wners minst agree for
the sale to go through,

Ihe Law is more stringent in
Hong Ki S
mino
the former and unlike Singapore,
the threshold of buildings is
4o vears, four times longer than in
the Island-nation

Currently, there are no spe
cific laws to facilitate and imple-
menl redevelopment of cities in
it Instead. there is only a
guideline on urban regeneration
for the government and public
seclor.

However, the Larl
Acauisition Aot provides  pre-
il ons, including stipu-
I procedures in place. o
ensure any forceful acquisition is
undertaken having consideration
ol the interests and opinions of all

redevelopment
of cities in
Malaysia

* Proposed law
can force
minorities to sell
indiscriminately

the owners and not a
nujority,

Ihe reasons prescribed are
also confined to those for the
“henefit of the public” and not for
cormmercial inlerests,

The National House Buyers
‘ssociation (HBA) is against the
proposed liw, which seems 1o
heve ignored the very unconstitn-
tional impact it will have on all

mere

house owners in the country, sayvs
s secrelarv-gencral  Datuk
Chang Kim Loong.

“Does the Federal Terrvitories
Minister nol realise the implica-
tions and far-reaching damage
such a redevelopment law will
have on Article 13 of the Federal
Constitution and the principles of
indefeasibility of title as enshrined
in the National Land Code which
the Federal Territories are bound
n?

“We  hope  the  Federal
Territories Minister is not swaved
by the whisperings of commercial
minded developers, hence this
mlling for o liw o govern rede

velopment or renewal,

Forced sale

“Wee can certainly mull the enact-
ing of a law for the greater good
of the general public but the gov
ernment must ensure that it
understands that this purported
‘redevelopment or renewal” [LEH
posed law is a another name for
the impugned en bloc strata
(forced) sale proposal which was
put forth by commercial devel
apers Jabout] 10 vears ago,”
Ching says.

T points out tt the primary

=

Afile photoof the Pcknll.!lng Flats which are in the process of being
redeveloped without the need for an urban renewal law
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ABOVE: An aerial photo
of commercial and
residential properties in
KL. Land is still available
in the city

aim ol “confiscating™ land from its
owners is for profit and not for
any higher purpose of rejuvena
tion or renewal or beneficial
interests of the owners

He adds that  commercidl
developers do not have in mind
any pristine ohjective to contrib
ute towards the comfort of the
OWTHETS,

“Once the commercial devel
oper abtaing the kind, the original

il © demolished and a
new development is ereeted, most
likely o mixed  development

encompassing  residentis
commercial buildings which
priced high above the origi

rate of the demolished buildings,”
I sy,

i the excuse that the
dilapidated
ve and not
based on any authoritative find-

How long do buildings
last? The old KTM
station in Sentul was
redeveloped but much
of the old structure
was retained

SOME BVEN SUMpa
tions.

Moreaver, mi
and buildings have bee
pushing up their propert

Hence, it came as a surpri geM\E'h

1 Greater Kuala Lumpur that have t
beyond 10 years, M
tWo genera-

of these alder houses
maintained

1y the own

THFF!E are many older developments Act 2013 (SMA 2013) that provides for con-

intenance Account and
Account in strata schemes so
be property maintained, refur
Js—hlc'privulhﬂ it fal

“[This is op
vant practice
Sinking Fund
that strata

neral Datuk  albeit “under

1 law such as rlrr- onein
apore and Hong Kong when in fact
rsia [which still has ample land] is
different from Singapore’s and Hong

intere

or en bloc sale
of urban redevel

he 9. opment/ renewal btaining the
government us “in "It is justified to redevelop stratadevel-  genuine consent of all th ers will pave
deciding the percentage of votes required opment areas for urban renewal using the way to create disharmony in any devel ure?
for enbloc strata sale under its proposed either the current Land Acquisition Act ar opment, strata or landed, and potentially

urban renewal legislation. Inm
buildings over 10 years are
and not dilapidated

“We also have the Strata Management

still functios

the SMA
of the F

58

deral Co

its of home owners

013 which is inline with Article 13
nstitution and section 340
of the National Land Code to protect the

lead to socia

this propo
in place to pust

nrest, h
There is no valid

within 10 years.

“And if Mala
version of the Ul
firstadop

SMA Hwyhnere.«e. Is uesu pr
maintenance than in Malaysia he s

dilapidated buildings without sacrificing the
of the owr
A joint manag
member adds tha
aslap to the SMA 2013, which has already
come under much scrutiny
“The proposed urban renewal law takes
into account that buildings will not be man
aged properly and become dilapidated
Is this validation of its fail-

5, he says.

an RE n{'\\ ul Ac

ts Building
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enit body committee
he move appears

iais to adopt Singapore’s
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ings  and  conclusions,  Chang
points ont

Morveover, there is o risk that

cnses conld just be oa

stnnke-sereen o justify the foree
Tul acquisition, espectally @7 nol

lidated by an independent

is the Toreelal acquisition ol cer

tain commercially

the Desa §
Win

Because ¢n bloc sale

o example
apartments,
respect  the opinions of  the

O owWners,

sl redevelopiment
I law ondy upholkds Uhe
the majority and

Poper se It
clions of those wh
1 Lo dispose of their propaert

s il operates based on

iy rule,” says Clang

Leave it to market forces

Similarly,  architect  Mustapli

iy ol

“We are nol like

Ll fs acute, 1 we fook at Kuaala
Lumpur,
pockets of undeveloped ld
cinrt b used,” e lells FocusM
Clhang

there are still o

secording 1
Singapore and Hong K

ioare

ranked as the world's third and

fourth most densely populisted

countries  respect whilst
Malaysia is ranked [ar behind at
nzth, based on the projections of
the Upited Nations in 2ons

While en bloc sale is arguably

i necessary evil in Sin e and

Hong kong due 1o the pressing
need for arban redevelopment,
this argument ix pot valid for
Makvsia, he savs

Mustapha savs the govern
ment should leave it to market
Torees as peactised i other devel
oped mtions

“Why

Singapore, Al oy venrs as Loo

must we fidlow
short o period of time.” the past
Malaysion Institute of Architects
PA

nnnillee member savs.,

al most residential unils

o Last a lifetime

here are so many gquestions

on the logie of psing the age

threshold of 1 vears
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“Imagine opling for the rent
PPHIMA
Malaysia)

to-huy  option lor o
(Perlsdanan PRIMA
home and by the tme vou have
heecided to by e unit, it is to be
redeveloped

wWill vou still get the deposit
(T
" ks o

amonnt That vou Tave
lated during the tenur

property investon

“U buvers taking a p-y

loan on their units and e
being foreed Lo sell. €an't

still
allond o bigher losm instalment if

werntion
i loan

they are ol the olde:

who can qualify for o
it this point of their li

“Hiwe about e
Lhey are Toreed | 1 where will
They mly can't
Lok s higth

relived? 1

they gl
loned o by
erty prie

Musly
needl Lo for

“If they choose ool o sell,
build sround them, There wre
iy instances wher
sell their property

1y
s (uestions the

wiers to sell

BWIIETS
chivose not 1o
i the US and von see highways
built around these homes. There
are alwans alleretivies.

“InIndonesia, there is an

ipartment  boilding  where o
couple of
their unils and
that the progper

i the newer

wners relused Lo sell
KNS i
Turtishicd
units saw price
ppreciation but not for e wo
units which remained the some.”

Where's the protection?
RN TR
e ek

where Hhiere

mimber ol twners,
¢ th
h 1
their property even

let's st

nol w

1 eomnsil

crable
they have |
lives -~ s

compensation  becaise
| there their entire
Cannilies, Duildi
lifie. losing their spouses Jor hine

sy HBA

bevome] infirmed
Chang
*1 o

digantecing the rights of the

is the proposed B
ers as enshrined
v ol the Federdl
il the
indefensible tithe ower their prop

“hie asks
THIRAS vie
no guaraniees noe o

IOy o
unider Art

Constitubion

owners’

vrly
wo i that there me

rede

veloproent renewal by gusrantee

Ut the minority are protected.

[

Desa Kudalari is one of the

Full Color
16,405
49,215
2654 cm?2
RM 40,733
RM 122,199

Hnw.[s the proposed law
guaranteeing the rights of the
minority ewners? ask Chang

“Tht ook
Singapore s an exmmple 1o justify
the enactment of this ke but the
Mindster perhaps is in e dack as
to the effect en bloc sale as pra

govermmnent

bisedd i Sing
home owners who objected,” he
ailils

Chaing saws TTBA has explained

LTTITTR R WITES Limes that in

Singapore sl Hon
e omly
ing buildings and new develog

schaold pl

ioenls are scaree on Uie ishnds
Muosbaplia, Hongd
releasing lamil

\econli
[t vhich mekes its
sy “evil®
s Tor Singapore. its housing
nnent 15 contrmlled

legiskation an

“our situation iy
Trom bonh the nations
There is plenty of Lund within
Greater kuala Lampur, without
lawing o congest inner |
| Iigh
expensive  condominiums

buildings,  savy

wilh more

conmnereiil
Chang

W hawe to avoid over-huild
ing within the city, We lave In
dheter uram oigrtion by building
otitside Greater Kling Valley, We
dho ol lowve to worsen e urban

un ol (TR

L

inner

Fewer pros, more cons

In 5i

e, lor example

minorily  owners

gs that will fall under the new Act if it comes into being

We are nat like Hong Kong and
Singapore where scarcity of land
is acute, says Mustapha

vment  anils. om

I and redeveloped |

itsell gaued vl in somnee far-off lea

Lo, siv

the success stories
ghlighn the plight of the
minorily owners (who are allen
il Tolks and the infirmed who
have staved in the samie area for

leciades) in Bawing difficy
with the forced situation

o
perpetrated by the majority in
his tvie up Wheir homes and

eocaln [TRRSTARS

Procecding wiltl the new leg
iskation with o simple magority or
i nmbier of pegority vole
ol his

leprive a home

properly s contran e cunst
tutional right to o
This nrban red
renevwal is pobwhal itsas il s - i
i merely drconian, he sivs
“Will any aggrieved  owner

W property iy CTorecefully

wquired” be given money only or

Both money and 2 replacement

hiouse in an obscore location on
the fringes of the city™ Chong

ks

“Where are they supposed 1o

live during period of the so
called redevelopment for ursan
renewal and who will bear their
expenses”

“Is  this the

Betber ] curing

government's

sision lor i new

Malaysia? Business as usual irre
spective of the changes the ordi
iy Mabivsian voded forin 208"

he questions. =
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