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Abstract of thesis presented to the Senate of Universiti Putra Malaysia in 
fulfilment of the requirement for the Degree of Doctor of Philosophy 

 

LAND USE PLANNING IN PROVISION OF AFFORDABLE HOUSING FOR 
MIDDLE INCOME HOUSEHOLDS IN KUALA LUMPUR, MALAYSIA 

 
 

By 
 
 

INTAN MELATI BINTI CHE HASSAN 

April 2019 

Chair: Faziawati Binti Abdul Aziz, PhD  
Faculty: Design and Architecture 
 
The literature review identifies a particular problem concerning housing 
affordability among middle-income earners in Kuala Lumpur, Malaysia. 
Realising that affordable housing accessibility is an acute problem among the 
middle-income group; the government has initiated several policies and 
housing programs. Advocates believe that successful growth management 
can provide housing for the middle-income households via effective and 
comprehensive planning through the adoption of appropriate land use 
planning and housing policies.  

 
 

Nonetheless, no study has assessed if relationships exist between housing 
policies, land use planning, and middle-income housing outcomes within the 
Malaysian context. As such, this thesis probed into how land use planning 
offers affordable housing for the middle-income group in Kuala Lumpur. 
Through the implementation of relevant housing policies and strategies, the 
land use planning system should address the needs and demands for 
affordable housing amidst middle-income households in this city.  

 
 

A structured interview was carried out to eight agencies responsible for 
providing affordable housing. This was followed by an analysis on housing 
affordability in Kuala Lumpur. Six housing policies that governed affordable 
housing programs deployed by various agencies were assessed. This study 
appears to be the first to systematically review housing policies in Malaysia 
and to evaluate the performance of affordable housing programs stipulated in 
these policies. The roles of planning and providing affordable housing through 
land use planning were mapped against agencies and policies. This 
comparative analysis offers in-depth understanding regarding the 
effectiveness and the comprehensiveness of institutional and governing 
factors in providing affordable housing for the middle-income group. Lastly, 
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the Local Plan (LP) land use planning of Kuala Lumpur and its surrounding 
municipalities that supported the housing demands for Kuala Lumpur had 
been analysed. An evaluation framework for the LPs was built to assess the 
effectiveness of the land use planning in providing the middle-income housing. 

 
 

This study revealed that the formal housing market in Kuala Lumpur failed to 
provide affordable housing for the middle-income group. The price-to-income 
ratio for the middle-income households in Kuala Lumpur seemed to fall in the 
seriously to severely unaffordable category. Housing programs by the 
agencies were uncoordinated and the National Housing Policy (NHP) was 
ineffective. Nevertheless, three policies, namely Federal Territory housing 
(RUMAWIP), Malaysia PR1MA Corporation (PR1MA), and Rumah 
Selangorku, were capable of delivering affordable housing to the middle-
income group because the provision for middle-income housing is stated 
explicitly in the policies. Unfortunately, five of the policies were not linked to 
the land use planning framework at the local authority level, except Rumah 
Selangorku. Thus, in ensuring delivery, the final provision for the middle-
income housing programs would need to fit the present LP land use planning, 
which should have been planned together in the beginning. This study offers 
good feedback to the government by providing them relevant information for 
improvement to the provision of affordable housing for the middle-income 
group in Kuala Lumpur. 
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Abstrak tesis yang dikemukakan kepada Senat Universiti Putra Malaysia 
sebagai memenuhi keperluan untuk Ijazah Doktor Falsafah  

 
 

PERANCANGAN GUNA TANAH DALAM PERUNTUKAN PERUMAHAN 
MAMPU MILIK UNTUK ISI RUMAH BERPENDAPATAN PERTENGAHAN 

DI KUALA LUMPUR, MALAYSIA 
 
 

Oleh 
 
 

INTAN MELATI BINTI CHE HASSAN 
 
 

April 2019 
 
 

Pengerusi: Faziawati Binti Abdul Aziz, PhD 
Fakulti: Rekabentuk dan Senibina 
 
 
Kajian literatur mengenal pasti masalah tertentu mengenai kemampuan untuk 
membeli rumah di kalangan masyarakat berpendapatan sederhana di Kuala 
Lumpur, Malaysia. Menyedari bahawa akses kepada perumahan mampu milik 
merupakan masalah yang kritikal di kalangan kumpulan pertengahan; 
kerajaan telah menggubal beberapa dasar dan program perumahan. Para 
advokat percaya bahawa pengurusan pertumbuhan yang berjaya dapat 
menyediakan perumahan yang mencukupi untuk isi rumah berpendapatan 
sederhana melalui perancangan yang efektif dan komprehensif melalui 
penerapan perancangan guna tanah dan dasar perumahan yang sesuai. 
 
 
Walau bagaimanapun, tiada kajian yang telah dilaksanakan untuk menilai 
sama ada wujud hubungan antara dasar perumahan, perancangan guna 
tanah, dan hasil pembangunan perumahan mampu milik dalam konteks 
Malaysia. Oleh itu, tesis ini membincangkan bagaimana perancangan guna 
tanah dapat menawarkan perumahan mampu milik yang berpatutan untuk 
kumpulan pertengahan di Kuala Lumpur. Melalui pelaksanaan dasar dan 
strategi perumahan yang relevan, sistem perancangan guna tanah harus 
memenuhi keperluan dan tuntutan semasa untuk menyediakan perumahan 
yang mampu dimiliki di kalangan isi rumah berpendapatan pertengahan di 
bandar ini. 
 
 
Temubual berstruktur dilakukan kepada lapan agensi yang bertanggungjawab 
untuk menyediakan perumahan mampu milik. Ini diikuti dengan analisis 
mengenai kemampuan pemilikan perumahan bagi golongan berpendapatan 
sederhana di Kuala Lumpur. Enam dasar perumahan yang menyediakan 
program perumahan mampu milik oleh pelbagai agensi telah dinilai. Kajian ini 
merupakan yang pertama memantau dasar perumahan untuk perumahan 
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mampu milik secara sistematik di Malaysia dan untuk menilai prestasi 
program perumahan mampu milik yang ditetapkan dalam polisi-polisi ini. 
Peranan perancangan dan penyediaan perumahan mampu milik melalui 
perancangan guna tanah dipetakan terhadap agensi dan dasar. Analisis 
perbandingan ini menawarkan pemahaman mendalam mengenai 
keberkesanan dan kesesuaian faktor-faktor institusi dan pentadbiran dalam 
menyediakan perumahan mampu milik untuk kumpulan berpendapatan 
sederhana. Akhir sekali, perancangan guna tanah Rancangan Tempatan (RT) 
Kuala Lumpur dan majlis perbandaran sekitarnya yang menyokong 
penyediaan perumahan untuk Kuala Lumpur telah dianalisis. Rangka kerja 
penilaian bagi RT dibina untuk menilai keberkesanan perancangan 
penggunaan tanah dalam menyediakan perumahan berpendapatan 
pertengahan. 
 
 
Penemuan dari kajian ini telah mendedahkan bahawa pasaran perumahan 
formal di Kuala Lumpur gagal menyediakan perumahan mampu milik untuk 
kumpulan berpendapatan sederhana. Nisbah harga-kepada-pendapatan bagi 
isi rumah berpendapatan sederhana di Kuala Lumpur adalah dalam kategori 
serius iaitu ketidakmampuan yang teruk untuk memiliki rumah. Selain itu, 
program perumahan oleh agensi-agensi yang berkaitan tidak diselaras 
dengan baik dan Dasar Perumahan Negara (DPN) juga tidak berkesan dalam 
menawarkan perumahan mampu milik kepada masyarakat kumpulan 
pertengahan di Kuala Lumpur. Walau bagaimanapun, tiga dasar, iaitu 
perumahan Wilayah Persekutuan (RUMAWIP), Perbadanan PR1MA Malaysia 
(PR1MA), dan Rumah Selangorku, mampu menyediakan perumahan mampu 
milik kepada kumpulan berpendapatan sederhana kerana peruntukan bagi 
perumahan berpendapatan sederhana  dinyatakan dengan jelas dalam dasar-
dasar ini. Malangnya, lima daripada enam dasar tersebut tidak diselaraskan 
dengan rangka kerja perancangan guna tanah di peringkat pihak berkuasa 
tempatan, kecuali Program Rumah Selangorku. Oleh itu, dalam memastikan 
penyediaan pembangunan perumahan yang berkesan, peruntukan terakhir 
bagi program perumahan berpendapatan sederhana ini perlu memenuhi 
perancangan penggunaan tanah RT, yang sepatutnya dirancang bersama 
sejak dari mulanya. Kajian ini menawarkan maklum balas yang baik kepada 
kerajaan dengan memberikan maklumat yang relevan untuk memperbaiki 
penyediaan rumah mampu milik untuk golongan kumpulan pertengahan di 
Kuala Lumpur. 
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CHAPTER 1 
 

ISSUES IN PLANNING AFFORDABLE HOUSING IN URBAN AREAS FOR 
THE MIDDLE-INCOME GROUP 

 

1.1  Introduction 
 
Studies conducted by Mingxing et al., (2014) and Jedwab and Vollrath (2015) 
using data retrieved from several decades ago found that urbanisation is a 
crucial driver of economic growth. With focus placed on infrastructure, people, 
and economic inter-relationships that support economic transformation, 
urbanisation has become critical. Malaysia has been experiencing 
accelerating urbanisation as a result of the structural economic change from 
dependence on agriculture to manufacturing, services, and oil & gas. With 
Malaysia aiming to reach high-income status by year 2020, one of the 
strategies is to accelerate the pace and the intensity of urbanisation. With the 
rapidly increasing urban population, Malaysia is among the more urbanised 
nations than the rest of East Asia (World Bank, 2015).  
 
 
In the urbanisation process, migration to urban centres, coupled with rapid 
population growth, has created massive demand for houses. This huge 
demand for houses requires proper planning, wherein many countries have 
laid out a comprehensive planning policy to support the delivery of houses to 
their urbanites, such as Australia (Commonwealth of Australia [COA], 2011), 
the United Kingdom (UK) (Department for Communities and Local 
Government [DCLG], 2012), and Canada (Government of Canada [GOC], 
2018). There are, however, constraints due to shortage of developable land 
in urbanised areas, thus exceptional urban growth management (UGM) tied 
with efficient land use planning is necessary. Property developers have been 
focussing on high-end housing and the government has been busy attending 
to the low-income group. This has left a big gap for the middle-income housing 
supply. Apart from the insufficient housing supply, several studies have lighted 
the issue of housing affordability faced by the middle-income group in 
Malaysia (see Bujang et al., 2010; Wan Aziz et al., 2011; Khazanah Research 
Institute [KRI], 2015). This phenomenon has led to housing stress among the 
middle-income group, thus requiring some thoughtful strategies in addressing 
the escalating housing issues. 
 
 
The living cost in urban areas is not only high, but it also rises rapidly, thus 
affecting the affordability of people to buy homes, especially amongst the 
young executives and first time home buyers (Khan et al., 2012). Despite of 
the various policies, initiatives, and mechanisms devised by the government 
aimed at ensuring a sustainable living environment for the urban inhabitants; 
they still demand adjustment, revision, and consideration to be effective for 
the middle-income housing (Baqutayan, 2014).  
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Malaysia is not the only country that is faced with issues related to affordable 
urban housing, as this is also experienced in several other developed 
countries, such as New Zealand (Mattingly & Morrissey, 2014), the United 
States of America (USA) (National Low Income Housing Coalition [NLIHC], 
2018), the UK, and Australia (Austin et al., 2014). Inadequate supply of 
affordable housing in urban areas could give rise to other urban problems (see 
Bhatta, 2010; Boori et al., 2015), which has enticed several governments to 
hold intervention for the middle-income through specific policy (Baqutaya et 
al., 2016), housing programs (City of Boulder [CoB], 2016), and inclusionary 
land use planning (Mekawy, 2014).  

 
 

1.2  Housing Affordability As A Problem For Middle-Income Group  
 
Governments around the globe reckon that housing is a fundamental 
requirement for every citizen. The realisation has led them to formulate 
policies and programs aimed at ensuring that the citizens have the opportunity 
to stay at suitable places. Access to housing directly influences, among other 
things, educational accomplishment, outcomes of employment, as well as 
impacts on physical and mental health (Kottke et al., 2017). 
 
 
Many urban areas in Malaysia seem to experience an undersupply of 
affordable houses (Samad et al. 2016). The term ‘affordability’ refers to the 
capacity of buyers that directly translates the socio-economic situation of a 
nation. Housing affordability is influenced by a number of interrelated factors, 
such as housing price, financial capacity, access to credit, and supply of 
suitable housing stock. Although the definition varies across economies, 
affordable housing typically embeds three components, which are: income 
threshold, affordability threshold (the percentage of income devoted to 
housing), and minimum acceptable housing standard (McKinsey, 2014).  
 
 
The Knight Frank's Global House Price Index (KF, 2016) reported that the 
prices of homes in Malaysia have rocketed for the past years. For example, 
the report showed that the prices had risen by 7.2% from 2015 to 2016, which 
was higher than that in the UK (5.2%) and the US (5.1%). Worse still, the cost 
of purchasing a house here had increased by 99% since the last decade 
(Global Property Guide [GPG], 2015). The scarcity of supply resources, 
mainly strategic land with reasonably construction cost, created challenges in 
developing affordable housing in urban areas. Previously, intervention policies 
and tools, such as land use planning; only focus on the low-income group 
(Baqutaya et al., 2016), while dismissing the inadequate supply of affordable 
housing for the middle-income as an issue. 
 
 
Another central issue is the availability of financial support and stricter lending 
guidelines. Based on the estimation by the Malaysia’s Performance 
Management and Delivery Unit (PEMANDU) Prime Minister’s office (see 
Figure 1.1), about 60% households in Malaysia were in the medium income 
bracket (PEMANDU, 2015). The socio-economic growth of the middle class 
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needs to be emphasised, as they are more vulnerable to experience 
downward socio-economic mobility (KRI, 2015). Hence, it is vital to address 
affordable housing requirement for the middle-income group, which 
constitutes the majority of the urban population. 

 
The annual reports published by the National Property Information Centre 
(NAPIC) revealed huge gaps; up to 40%, between the demand and supply for 
affordable housing in Malaysia. For instance in 2013, only about 30% of the 
total number of housing units constructed was priced below RM 250,000 
(Department of Valuation and Property Services [JPPH], 2014). Realising that 
access to affordable housing is an acute problem among the middle-income 
group, the government began initiating several programs, such as Malaysia 
PR1MA Corporation (PR1MA) and Federal Territory housing (RUMAWIP). 
There was huge demand for these programs with the number of people 
applying exceeding seven times of the planned supply (PR1MA, 2015). This 
clearly reflects the mismatch between demand and supply of middle-income 
housing.  

 
 

1.3 Urban Growth Management and Planning of Affordable 
Housing In Urban Areas 

 
Cities have been the centre of social and economic interaction. The 
remarkable expansion of cities has led the majority of the world’s population 
to reside in urban areas (United Nations Environment Programme [UNEP], 
2017), which has been continuously attracting more people. The role of cities 
for global sustainability is widely acknowledged to accelerate urban growth in 
many developing nations, which has led to unplanned development and poor 
management systems (Bhatta, 2010). As such, urban growth needs to be 
planned and managed so as to maintain and to enhance the quality of life of 
the community. As defined by the Australian Planning Institute (PIA), UGM is  
“the application of planning tools in a coordinated manner to guide the 
development of cities and towns towards desired patterns of growth” (PIA, 
2007). 
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Managing urban growth requires policy instrument, integrated land use 
planning, regulatory, and authority of local governments to guide the pattern 
of growth and development (Horn, 2014; Infrastructure, 2018). The land use 
element is the central requirement in UGM because it offers the basis for all 
the other required elements, including housing, transportation, facilities, and 
utilities, which depend on the land use pattern and the population. In 
enhancing land use planning and development in urban areas, several 
concepts have been amalgamated to cover the wide range of growth 
management initiatives, such as smart growth (Shrivastava & Sharma, 2011), 
new urbanisation (Rahnama, 2012; Boeing et al., 2014), and compact city 
(Organisation for Economic Co-operation and Development [OECD], 2014). 
UGM aims to yield environmentally sound, economically efficient, and socially 
just outcomes using various tools to manage the future growth of urban 
(Ruddiman, 2013).  

 
 
Growth management policy or statute is a potential vehicle through which land 
use planning is organised and implemented (Fertner et al., 2016). In the USA, 
many states have enacted the Growth Management Act (GMA) to guide 
planning for growth and development. The policies or statutes ensure that 
localities recognise the need for affordable housing and provide planning to 
meet those needs. Through growth management principles, localities need to 
assemble their land use planning objectives and tools with affordable housing 
in becoming a component of land use. With limited land in the urban area to 
accommodate projected affordable housing growth, it heavily relies on the 
ability to increase the average densities of new development and appropriate 
consolidation of the existing lower density residential areas. 
 
 
Land use planning is a powerful tool to plan for affordable housing, particularly 
at the local level (Agyemang and Morrison, 2017). This involves preparation 
of plans and development control to generate better living environments, as 
well as to address the persistence gaps of land utilisation and development 
sustainability. More challenges are found in planning affordable housing in the 
urban areas due to constraint of land available for development, besides 
integrating the transport system and provision of facilities into the land use 
plan (Winston, 2010; Cahill, 2018). It is also tied to administrative jurisdiction 
and several concepts, such as conurbations that cover administrative areas, 
thus affecting effective land use planning (OECD, 2017).   
 
 
Housing affordability is made part of the implicit goal of land use planning 
policy across most jurisdictions (Caldner, 2017; Cahill, 2018). Through the 
planning system; several policies, regulations, and implementation guidelines 
can be established to overcome the deficiencies of housing affordability. They 
include the following: 
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i. Providing greater housing diversity in the allocation of land uses to 
achieve social mix and to support economic prosperity. 

ii. Making affordable housing inclusion a requirement of development. 
iii. Minimising the impact of planning on the availability of affordable 

housing. 
 
 

As for Kuala Lumpur, the capital city of Malaysia, its development plan 
includes policies and strategies aimed at promoting and managing growth, so 
as to ensure that it can meet the aspirations of its diverse communities. 
Housing is a key subject matter discussed in both plans. The principal strategy 
in these plans is to equally distribute the housing needs at strategic zone - an 
attempt to reconcile the tension of population growth. The needs of having 
affordable housing scheme for the urban population in Kuala Lumpur were 
highlighted in both these documents.   

 
 

1.4  Problem Statement 
 

The Economic Planning Unit (EPU) (2015) reported that the supply of 
affordable housing unit was insufficient, especially for low- and middle-income 
households residing at urban area. Similarly, Bloomberg (Chong, 2017) and 
KRI (2015) found that homes in major cities, such as Kuala Lumpur, Penang, 
and Johor Bahru, were ‘seriously unaffordable’ by global standards. Thus, it 
is vital to understand the failure of the present practices in supplying 
affordable housing in these cities.  
 
 
The plight of having planned affordable housing in Kuala Lumpur has been 
highlighted in many mainstream newspapers (Ahmad, 2016; Nee, 2018; 
Hamid, 2017). Despite that, the affordability of housing is still a major public 
concern, topping the budget wish list in the past three years - 2016, 2017, and 
2018. Hence, despite the government’s efforts in promoting homeownership, 
some issues need to be addressed in meeting affordable housing needs. 
Interestingly, studies have reported that most of the Kuala Lumpur population 
that did not own a house and needed government intervention for programs 
and initiatives to close their housing affordability gap were from the middle-
income group (Wan Aziz et al., 2010; Baqutaya, 2014; Zainon et al., 2016).  
 
 
As highlighted earlier, housing affordability infers the correlation between 
housing price and household income. Since affordable housing has always 
been associated with the low-income group, from the perspectives of both 
consumer and economy, it is important to study the middle-income housing 
affordability in large metropolitan, especially Kuala Lumpur city. Data from 
reliable sources, such as JPPH, Central Bank (BNM), and Department of 
Statistics Malaysia (DOSM) should be incorporated to evaluate the issue of 
middle-income housing affordability.  
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Although the implementation of affordable housing development lies with the 
local authority, several national development policies do give attention to 
affordable housing. Although these policies and planning obligations have 
been devised for quite some time, the problem of affordable housing for the 
middle-income has kept surfacing. The effectiveness of policies and practices 
related to affordable housing, and planning mechanisms deployed in Kuala 
Lumpur to meet the affordable housing demand for middle-income group, had 
been assessed in this study.  
 
 
Looking at the governance aspects, several government authorities and 
agencies are directly involved in planning and developing affordable housing 
in Kuala Lumpur. The key organisations are the National Housing Department 
(NHD), the Ministry of Federal Territory (KWP), the National Housing 
Company Ltd (Syarikat Perumahan Negara Berhad or SPNB), and PR1MA. 
With this number of authorities, it would be interesting to study the 
coordination and the implementation mechanisms for the provision of 
affordable housing meant for the middle-income group in Kuala Lumpur. 
Besides, it is imperative to have sustainable policies, as well as effective 
practices and mechanisms, deployed in Kuala Lumpur to meet the affordable 
housing demand. With that, the governance structure, the institutional 
arrangement, as well as the implementation of policies and plans for 
affordable housing in Kuala Lumpur, were appraised in this study.  
 
 
Despite the rapidly growing support for managing the urban growth in Kuala 
Lumpur, there are concerns regarding the influence of present growth 
management on housing affordability (Merican, 2015; Gambero, 2013). Rapid 
urbanisation implies difficulties in managing growth and causing a challenge 
to manage the expanding populations and to secure resources for the 
provision of social needs and services, including houses. Housing affordability 
is included as sustainable economic and social factor in urban development. 
The influence of UGM on land and housing demand must be established, 
especially when the amalgamation of urban areas around Kuala Lumpur forms 
the Greater Kuala Lumpur. Although urban expansion is a dynamic process 
and does not adhere to a perfect uniform growth pattern for sustainable 
development strategy and efficient management, it is vital to determine the 
growth pattern of Kuala Lumpur and its surrounding regions. This pattern and 
monitoring urban growth dynamics can be studied using Geographic 
Information System (GIS) and remote sensing technology, so as to bring an 
impact on the tools and methodologies applied in land use planning (Boori et 
al., 2015).   
 
 
Land use and development planning play an important role in delivering 
housing supply. Thus, the provision of affordable housing encompassed in the 
Kuala Lumpur development plans had been deliberated with the assessment 
on several related planning policies and strategies in meeting the demand of 
middle-income housing in Kuala Lumpur. With limited land available in Kuala 
Lumpur and with most developers concentrating on high-end housing, the new 
middle-income housing is expected to be developed in the surrounding 
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municipalities. However, no study has directly assessed if national and state 
has mandated planning for affordable housing that has improved housing 
affordability for middle-income households at the local level. Hence, the 
relationship between land use planning strategies and policy levers of the 
surrounding Local Plans (LPs) to support the provision of middle-income 
housing was evaluated in this study. 
 
 
A number of programs have been successfully carried out in other nations, 
such as in the UK (Hilber, 2015; DCLG, 2006), the USA (Housing and Urban 
Development [HUD], 2015), Canada (Cox & He, 2016), and Australia 
(Department of Family and Community Services [DFCS], 2013), in meeting 
the needs of affordable housing in urban areas. The suitability and practicality 
of the mechanisms in supplying affordable housing deployed in these nations, 
especially for the middle-income group, should be reflected in attempting to 
deploy them in Kuala Lumpur. This would improve both the UGM and planning 
the necessary middle-income housing supply in Kuala Lumpur. 

 
 

1.5  Research Questions and Research Goal 
 
The specific questions addressed in this study are outlined as follows: 

 
i. Why do the middle-income households in Kuala Lumpur face housing 

affordability problem? 
 

In 2015, Khazanah Research Institute (KRI), a government research 
subsidiary, reported: 
“Gaps are beginning to appear in the system, as exemplified by the 
growing concern of middle-income households who are neither eligible 
for social housing nor are able to afford private sector-supplied houses.”  
 
The non-existence of the authoritative definition for the term ‘middle-
income household’ has made it difficult to relate to the affordability 
profiles of this group of earners. Other factors also have to be 
deliberated in relation to middle-income housing affordability. Amongst 
others are housing supply (both quantity and spatial distributions), 
institutional practices, household income, and trends.  
  

ii. How do governance and development policies for affordable housing 
affect the housing provision for the middle-income group in Kuala 
Lumpur? 

 
This research question looked into the policies that are currently in 
place in the country to address affordable housing, as well as the social 
and spatial effects that these policies have. This study focused on the 
governance of the policies, and the appropriate application of these 
policies at national, regional, and local levels. The responses to this 
question reveal the planning aspects and the urban growth strategy that 
had impacted the availability and the appropriateness of affordable 
housing in Kuala Lumpur. 
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iii. How can land use planning implementation, based on the present 

governance and governing housing policies, is able to provide 
affordable housing for the middle-income group in Kuala Lumpur? 

  
Given the lack of affordable housing delivery, there is no clear flow 
between development policy and land use planning system. This is a 
particularly important and an under-researched issue. In effect, the 
question is raised if local authority policies on affordable housing in their 
LPs are developed due to national and regional government 
intervention or in spite of it? The strategic standing of the land use 
planning system in providing affordable housing, thus, was verified and 
explored in this study to address the planning system deficiencies that 
undermine housing affordability. 

 
 
The broad goal of this study is to better understand how to make land use 
planning more effective in delivering affordable housing for the middle-income 
group. In more specific terms, this study enhances the present composite 
approach that consisted of several components (e.g. housing affordability, 
UGM, governance, policies, and land use planning), and to assess the 
provision of affordable housing for the middle-income group in Kuala Lumpur. 
With that, the study objectives are as follows: 

 
a. To redefine affordability and the definition of affordable housing for 

middle income in urban context like Kuala Lumpur 
b.  To evaluate the development policies and to analyse their attributes 

to the provision of middle-income affordable housing. 
c.  To assess the governance and the implementation of land use 

planning in addressing the demand for affordable housing for the 
middle-income group in Kuala Lumpur. 
      
 

1.6  Contribution of the Study 
 

Primarily, this study assessed local, state, and national land-use planning in 
providing middle-income affordable housing. The study outcomes reflect the 
effectiveness of the policies, programs, and initiatives in supplying middle-
income affordable housing. Taking into account the present land use planning 
systems in Malaysia, this study highlights issues, challenges, and practical 
urban planning mechanisms for middle-income housing in urban areas. Kuala 
Lumpur, being unique in its urban administration as a state (Federal Territory) 
and a city, had been selected the case study to probe into housing affordability 
amongst the middle-income households, land use planning approach for 
middle-income housing, and the implementation of programs for the provision 
of middle-income housing. 

 
 
This research emphasised on the importance of detailed housing planning, 
being part of the land-use planning, in UGM. The research offers intuitive 
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technical deliberations on a number of aspects pertaining to affordable 
housing planning, such as 

 
i. thoroughness of scheming urban housing affordability,  
ii. forecasting affordable housing demand,  
iii. spatial planning utilising Remote Sensing and GIS technologies for 

temporal urban growth and land use trend, and  
iv. a framework to evaluate land use plan in providing affordable housing.  

 
 

The research outcomes, especially on the implementation of policies and 
practices on provisions of middle-income affordable housing, are meant to 
give a bearing on the contemporary needs and the possible reforms. This 
streamlines land use planning processes within the context of supplying 
middle-income housing in urban areas and minimising supply-demand issues. 
This is further enriched by a comparative study concerning practicality and 
efficacy of urban planning governance, mechanism, and programs for 
affordable housing from several other countries. This study directly benefits 
several stakeholders, namely local authorities, policy makers, urban planners, 
developers, and government agencies dealing with affordable housing, such 
as the NHD and the Plan Malaysia. 

 
 

1.7 Thesis Organisation 
 
The thesis is divided into seven chapters. Chapter One contains the 
introduction of the study comprising the research background, the problem 
statement, the research aim and objectives, and the research contribution. 
Chapter Two reviews three crucial traits of this study: affordable housing, land 
use planning, and UGM. Successful urban planning programs and 
mechanisms executed around the globe in supplying affordable housing are 
also presented. Local and international guidelines, policies, and strategies 
were reviewed to determine their roles in resolving and in undertaking the task 
of minimising issues related to affordable housing among the middle-income 
households.  
 
 
Chapter Three delineates the research framework, the methodology, and the 
process flow in meeting the study objectives. The research framework shapes 
the research with the gathered and analysed relevant data. This research is 
unique since it combined quantitative and qualitative approaches to gauge 
development policies and planning practices with corresponding numerical 
indications linked to affordable housing. The quantitative analysis is depicted 
in Chapter Four to study housing affordability for the middle-income group in 
Kuala Lumpur. The standard measuring affordability technique and 
methodology adopted internationally are elaborated in this chapter. Chapter 
Five details out the prevailing government development policies and 
interventions in providing affordable housing. These include the national 
initiatives at the Federal level, such as the Malaysia Plan, the National 
Development Planning Framework (NDPF), the National Physical Plan (NPP), 
the National Housing Policy (NHP), and the National Urbanisation Policy 



© C
OPYRIG

HT U
PM

 

10 
 

(NUP). The challenges in implementing federal programs, including 
institutional factors, which affected the provision of affordable housing, were 
addressed, with specific focus on the provision of middle-income housing for 
Kuala Lumpur.  
 
 
The development plan of Kuala Lumpur and its mechanism in providing 
affordable housing is described in Chapter Six. The Kuala Lumpur Structure 
and LPs were appraised to assess the provision of middle-income housing. 
The urbanisation and the temporal urban growth of Kuala Lumpur for the past 
three decades were analysed quantitatively using Remote Sensing and GIS 
technologies. Related land use planning factors, provision in managing urban 
growth, and affordable housing supply in Kuala Lumpur were examined in this 
chapter. Finally, Chapter Seven summarises the findings and delivers the 
conclusions of this research, along with several recommendations for future 
study.  
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