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                                    ABSTRACT 

 

 

 

             The property ownerships have always form a substantial wealth portfolio of 

an individual or organisation. Therefore, ownership of a piece of land must be absolute 

and indisputable and be able to be transacted with confidence and certainty. Nowadays, 

there are some problems encounters (weaknesses) in strata title plan preparations and 

applications in Malaysia. The first problem will be the issuance of Certificate of Share 

Units Formula (SiFUS). The Land and Mines Office (PTG) will encounter some 

problems in preparing the SiFUS certificate that does not tally with the approved 

building plan. As a result, the false information of the unit details will not be processed 

and endorsed by PTG for filing of Schedule of Parcels to be done by COB 

(Commissioner of Building). So, the objectives are to understand the process and 

issues of strata titles application and also to particularly zero in the crucial stage of 

schedule parcelling (i.e. known to cause significant delay) as well as to recommend 

appropriate remedy and action to speed up the process. Hence, a thorough 

understanding of the complete process of strata titles application and the details of 

schedule of parcel (SOP) highlights the issues and challenges due to the nagging delays 

of strata title application especially at SOP stage and hopefully can draw the attentions 

of all relevant parties to recognise these problems to constructively resolve or reduce 

them. Apparently, the delay in the issuance of strata titles has been a nagging problem. 

As in any technical issues or in a line of communications, the challenges and problems 

can be resolved by having the right understanding of the process. In conclusion, a focus 

on SOP would be helpful to highlight the possible solution to minimize delay in 

obtaining the strata title. 
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ABSTRAK 

 

 

             Harta pemilikan selalu membentuk portfolio kekayaan besar bagi suatu 

individu ataupun organisasi. Oleh itu, pemilikan tanah mestilah mutlak dan tidak dapat 

dipertikaikan dan boleh ditransaksi dengan keyakinan dan kepastian. Sekarang ini, 

terdapat pelbagai jenis masalah (kelemahan) dalam penyediaan dan aplikasi pelan 

hakmilik strata di Malaysia. Masalah yang pertama adalah pengeluaran SiFUS. Pejabat 

Tanah dan Galian (PTG) akan mengalami masalah dalam penyediaan Sijil Formula 

Unit Syer (SiFUS) yang tidak seiring dengan kelulusan Pelan Bangunan. Hasilnya, 

maklumat palsu untuk butiran unit tersebut tidak boleh diproses dan disahkan oleh 

PTG untuk pemfailan Jadual Petak (JP) yang akan dilengkapkan oleh Pesuruhjaya 

Bangunan (COB). Oleh sebab itu, objektif tersebut adalah untuk memahami proses 

dan isu-isu aplikasi hakmilik strata dan juga terutamanya kosong dalam peringkat yang 

penting iaitu jadualkan bungkusan (diketahui menyebabkan kelewatan ketara) beserta 

dengan mencadangkan pemulihan yang tepat dan tindakan untuk mempercepat proses 

tersebut. Lantaran itu, pemahaman yang menyeluruh untuk melengkapkan proses 

aplikasi hakmilik strata dan butiran untuk Jadual Petak (JP) menekankan isu-isu dan 

cabaran-cabaran disebabkan oleh ketidakputusan kelewatan aplikasi hakmilik strata 

terutamanya di peringkat JP dan semoga boleh menarik perhatian pihak-pihak 

berkepentingan untuk mengenalpasti masalah tersebut bagi menangani secara 

konstruktif atau mengurangkannya. Seperti dalam sebarang masalah teknikal ataupun 

dalam talian komunikasi, cabaran-cabaran dan masalah-masalah boleh diselesaikan 

dengan mempunyai pemahaman proses yang betul. Sebagai kesimpulannya, fokus 

terhadap Jadual Petak (JP) dapat membantu menekankan penyelesaian munasabah 

bagi mengurangkan kelewatan demi memperoleh hakmilik strata.   
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CHAPTER 1 

 

 

INTRODUCTION 

 

 

 

1.1        Background of Study 

 

  Schedule of Parcels (SOP) refer to the quantity of allocated share units to a 

parcel in a stratified development. It shows the proposed share units of each parcel or 

proposed parcel and the combined total share units of all the parcels. In the case of a 

phased development, the schedule of parcels show the proposed quantum of 

provisional share units for each provisional block which is normally referred to as the 

‘aggregrate’ (Khairul Faizah Mustafa, 2018, p. 121). Before the developer can sell any 

parcel or proposed parcel under section 6(1) of SMA 2013, he must complete and 

obtain the approved Schedule of Parcel and filed it with the Commissioner of Building 

(COB) (Khairul Faizah Mustafa, 2018, p. 121). Therefore, the SOP must be prepared 

by the developer’s licensed land surveyor where the SOP essentially comprise of a 

location plan, storey plan and delineation plan which are drawn based on the approved 

building plans. It shall show all the parcels with dimensions, areas, share units, all 

accessory parcels and common properties using the same format as for the approved 

strata title plans (Khairul Faizah Mustafa, 2018, p. 121). 

 

  In addition, Certificate of Share Units Formula (SiFUS) is considered as one 

of the key element that is required for preparation of Schedule of Parcel (SOP) in 
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showing the share unit value of each parcel. In general, SiFUS is a certificate that is 

issued by the Director of Land and Mines (PTG) for preparation of computation and 

allocation of share units to be verified by the Licensed Land Surveyor (LLS) for all 

the parcels in the proposed strata scheme (Kok Soo, 2018, p. 4). The application for 

SiFUS needs to be submitted to PTG for approval based on the approved building plan 

endorsed by Local Authority (LA) (Khairul Faizah Mustafa, 2018, p. 121). The process 

of preparing Schedule of Parcel starts after Department of Survey and Mapping issues 

the scheme number of the strata development area. Through the established formula 

of SiFUS, the calculations of share units vary depending on various factors such as the 

size of the parcel, the location of the parcel, the selling price of the parcel and the 

market price of the parcel. Subsequently, the maintenance contribution is based on the 

unit share (equity) which means the greater the share unit, the higher the contribution 

is to be paid (Lee Li Ting, 2014, p. 2). Therefore, problems that hinder or delay the 

preparation of Schedule of Parcels and the related SiFUS will definitely hold up the 

issuance of the final strata titles and implicates the property transaction and ownership. 

The importance of this would be highlighted as to draw the attention of all relevant 

parties and authorities to amicably resolve it. As SOP was implemented only in 1st 

June 2015, and in its infancy stage, it is necessary to track its progress and help it to 

evolve to be more efficient and effective (Kashmirjit Kaur, 2015, p. 2). 

 

 

 

1.2        Problem Statement 

   

 Currently, there are some pertaining issues of parcels’ scheduling that impact 

the professionals, developers and purchasers in strata titles application in Malaysia. In 

recent years, the government has taken actions to enact laws and legislations to curb 

developers who intended to ignore or fail to apply strata titles which will affect the 

eventual transference of the legal titles (News Team, 2016, p. 2). In order to achieve 

the delivery of strata titles at the time of vacant possession, developers must first 

initiate the process by applying their Certificate of Proposed Strata Plan (CPSP) within 

three months after the building reaching the super structure stage (i.e. completion of 
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building works up to the completion of roofs and walls which are necessary for 

measurement of parcels, accessory parcels and common properties) (Lee Li Ting, 

2014, p. 24). Because of this, the land surveyor needs to prepare the drawing of the 

Proposed Strata Plan (CPS) (Kashmirjit Kaur, 2015, p. 4). 

  

  However, numerous problems are commonly encountered in this crucial stage 

of preparing Proposed Strata Plan (CPS).  Firstly, the building structure does not tally 

with the approved building plan from the Local Authority. The SOP drawings and the 

subsequent SiFUS calculations are based strictly on the approved building plan 

(Department of Survey and Mapping Malaysia, 2018, pp. 28-32). The variants can be 

deliberated due to changes by the developer, construction misalignments, and changes 

due to new Local Council requirements or mistakes in the construction drawings. 

These mismatches must be rectified before the issuance of CPSP by JUPEM. 

 

             Secondly, the fencing of land parcel was built onto other people’s land. While 

this may sound far fetch, but this has been one of the common occurrences. This 

misalignment of boundary wall has serious implication of infringement and illegal 

encroachment (Department of Survey and Mapping Malaysia, 2018, pp. 28-32). 

 

  Thirdly, developers will face problems in applying the strata titles whereby 

the divisions of unit parcels, common property areas and accessory parcels do not tally 

with the Proposed Strata Plan (CPS) which could result in the difficulties of applying 

for strata titles and application for Certificate of Proposed Strata Plan (CPSP) by 

Department of Survey and Mapping (JUPEM) (Adzman Shah Bin Mohd Ariffin, 2015, 

pp. 8-13). Thus, the strata titles cannot be applied and failed to be issued as developers 

do not have a better understanding of land matters which primarily concerns with the 

categories of either landed or stratified property development (News Team, 2016, p. 

3). 
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1.3        Research Questions 

 

 There are many aspects to consider on approval of CPSP, hence the research                             

 questions on which this study is based include the following:- 

  

1) What are the ideas, guidelines, parameters and basis to formulate the 

allocation and demarcations of parcels, land parcels and accessory parcels? 

 

2) What is the current application procedure for obtaining CPSP after super 

structure stage and also for development of provisional blocks?   

 

 

 

1.4        Objectives of Study 

 

             The main purpose of this study is to understand the process of strata title and                                                                       

 applications in Peninsular Malaysia with the following objectives:- 

1) To investigate the fundamental concepts of Schedule of Parcel (SOP), 

Certificate of Share Units Formula (SiFUS) and Proposed Strata Plan 

(CPS) which essentially lead to the issuance of the Certificate of Proposed 

Strata Plan (CPSP). 

 

2) To examine the application procedure and issues pertaining to the 

application of strata titles approval. Through the challenges, process, 

problems, issues and pertaining to this are to be identified and analysed. 
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1.5        Scope and Limitation of Study 

 

a)          Scope of Study 

             This study can be divided into three parts: 

(i) The first part is to obtain and compile all data relevant to the complete 

process of applications from submitting of Schedule of Parcel to finally 

obtaining the strata title approval. The authorities in-charge of this are 

Pejabat Tanah dan Galian (PTG) and Jabatan Ukur dan Pemetaan Malaysia 

(JUPEM). 

 

(ii) The strata title application process will be fully reviewed and examined 

with detailed study on SOP, SiFUS and CPS. 

 

(iii) The questionnaire surveys and interviews will be devised and conducted 

with consultant licensed land surveyors to obtain feedback with regards to 

issues, problems, challenges and positive actions. 

 

 b)         Limitation of Study 

                 During the course of the study, there are numerous problems encounters.  

                 Some of these are beyond the control of the researcher. The key problems  

                 encountered are: 

 

(i) Difficulties in obtaining documents and making appointment to see the 

officer in PTG Selangor and JUPEM Selangor. 

 

(ii) The information obtained from published literature articles, articles, 

seminars and academia papers are not substantial because the strata title 

implementation and experience are still very recent in Peninsular Malaysia. 

 

(iii) The survey questionnaires were emailed to 6 consultant licensed land 

surveyors. However, not all have replied despite numerous email reminder 
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and phone calls. Nevertheless, 4 consultant licensed land surveyors have 

granted interviews based on the questionnaire while 2 consultant licensed 

land surveyors have replied the questionnaire through email and the 

information and feedback for these 6 surveyors are most relevant and 

useful. 

 

 

  

1.6        Methodology 

 

  The methodology of study is a fundamental component of the research which 

is used in the implementation research to study and analyse the scientific methods with 

its quality for knowing the theory of applications on how work is done and how the 

principles are related to each other. In this research, the process can be used to collect 

information and data for useful purposes which involve interviews and other research 

techniques. Thus, the methodology is divided into several stages which are research 

for respondent selection, research instruments, data collection procedures and data 

analysis procedures. This study utilizes a concept of qualitative research which can 

explain and interpret the data collection as well as data analysis procedures for the 

gathering of information which are necessary and relevant for the respondents to learn 

and grasp the conceptual idea of a qualitative research on how the methodology 

workflow is being carried out. 
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1.6.1     Flow of Study Methodology 

The following is the flow of the study methodology: 

 

PHASE I   

 

 

PHASE II 

 

 

 

 

 

 

 

 

PHASE III 

 

 

PHASE IV 

 

 

                                          Figure 1.6.1:  Methodology Flowchart 
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1.7        Significance of Study 

 

 The overview of amendment of Strata Titles Act have evolved from Strata 

Titles Act 1985 until Strata Titles (Amendment) Act 2013 (Act A1450). According to 

Strata Titles (Amendment) Act 2013 which is implemented effectively on 1st June 

2015, the compulsory period for application of subdivision of building or land is 

required to be made within 3 months upon the completion of super structures (Form 

G12). Therefore, it is advisable to follow the time period application for subdivision 

of a building or land which is important for building plan approval to become a final 

title of the lot that can be used for subdivision of building or land later on. In addition, 

it also further discuss about the relevant documents for SiFUS according to the time 

period schedules for issuance of SiFUS. Hence, all professionals (e.g. developers, 

architects and land surveyors) must fully understand the process of strata title 

registration before Vacant Possession (VP) and also to participate gainfully in the 

process of SiFUS application for issuance of SiFUS. In this paper, the focus is 

primarily on the change in evolution of strata titles which is necessary to govern the 

strata title act in Malaysia and also involves Scheduling of Parcels. 

 

 

 

1.8        Summary 

 

             Nowadays, the strata title applications have been greatly considered 

tremendous problems which impact people who own a strata property and all parties 

involved in preparing and issuing the strata titles. Thus, in order to resolve this 

technical issues or matters pertaining to the issuance of strata titles application, the 

challenges and problems can be resolved by having the right to understand the process 

of applying strata titles for strata developments in Malaysia. Apparently, it has been 

identified that the delay occurs mainly at the crucial stage of CPS. Therefore, a focus 

on CPS would be helpful to highlight the possible solution to minimize delay in 

obtaining the strata title. 
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      CHAPTER 2 

 

 

    LITERATURE REVIEW 

 

 

 

2.0        Introduction 

 

  This chapter describes the information and the research materials to be 

referred throughout the whole thesis. The topics include the concepts of strata 

development, concepts of strata title, concepts of Schedule of Parcel (SOP), Certificate 

of Share Units Formula (SiFUS), Proposed Strata Plan (CPS), Certificate of Proposed 

Strata Plan (CPSP), the flowchart procedures of strata title applications for strata 

developments through strata titles delivery via Vacant Possession (VP), concepts of 

Certified Strata Plan (PA(B)), procedures for preparation of PA(B) and the 

requirements for PA(B). 

 

 

 

2.1        Concepts of Strata Development 

 

  A strata development is a kind of process whereby the building or land is 

subdivided into separate parts held under individual ownership together with common 

property. In other words, it consists of a strata lots, parcel, accessory parcel (if any) 
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and common property whereby the share units are important to strata property owners 

for determining the number of votes on a voting by poll, the amount of charges payable 

and the number of individuals that may be nominated by him for election as a 

committee member subject to a threshold (Andrew Wong, 2019, p. 1). However, the 

sales and purchase agreement (SPA) for strata properties between a housing developer 

and a purchaser was regulated by a prescribed contract of sale under Schedule H 

(Schedule H SPA) provided if the strata titles can be issued via Vacant Possession 

(VP) and can be easily delivered simultaneously to purchasers through strata titles 

application for strata development (Andrew Wong, 2019, p. 1). 

 

 

 

2.2        Concepts of Strata Title 

 

  The strata title is a form of ownership for building or block with multi-storey 

or land parcel that was built on alienated land. In other words, strata title is a document 

issued by the State Authority in relation to ownership of a ‘unit’ or ‘parcel’ in a 

building which gives legal ownership to subdivision of building into parcels in separate 

title. Moreover, the strata scheme is a development that divides a building or land into 

parcels, accessory parcels and common properties in which the strata titles are issued 

for each parcel in relation to a strata title scheme (Jamaludin Yaakob, 2015, pp. 6-7). 

The examples of strata title properties are residential (e.g. condominiums, apartments, 

town houses, bungalows, semi-detached houses, terrace houses, gated & guarded 

community), commercial (e.g. SOHO office buildings), retail (e.g. shopping 

complexes) and mixed used (e.g. retail/residential, commercial/residential) (Jamaludin 

Yaakob, 2015, p. 8). 
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2.3        Schedule of Parcel 

  The sub-paragraph below explains 2.3.1 to 2.3.6 which are as follows: 

 

2.3.1     Concept of Schedule of Parcel (SOP) 

 

    The SOP must be prepared by the developer’s licensed land surveyor where 

the SOP essentially comprise of a location plan, storey plan and delineation plan which 

are drawn based on the Approved Building Plans. It shall show all the parcels with 

dimensions, areas, share units, all accessory parcels and common properties (Khairul 

Faizah Mustafa, 2018, p. 121). 

 

             Within the Schedule of Parcels plan, the quantity of allocated share units to 

each parcel in a stratified development is clearly endorsed in accordance to SiFUS, 

together with accessory parcels, common areas and approved facilities. It shows the 

share units of each parcel or proposed parcel and the total share units of all the parcels. 

In the case of a phased development, the schedule of parcel shows the proposed 

quantum of provisional share units for each provisional block which are normally 

referred to as the ‘aggregrate’ (Khairul Faizah Mustafa, 2018, p. 121). Before the 

developer can sell any parcel or proposed parcel under section 6(1) of Strata 

Management Act 2013 (Act 757), he must complete and obtain the approved Schedule 

of Parcel and filed it with the Commissioner of Building (COB) (Khairul Faizah 

Mustafa, 2018, p. 121).  

 

2.3.2     Concept of Certificate of Share Units Formula (SiFUS) 

 

             Schedule of Parcel (SOP) is considered as one of the key element that is 

required for preparation of Certificate of Share Units Formula (SiFUS) in showing the 

share unit value of each parcel. In general, SiFUS is a certificate that is issued by the 

Director of Land and Mines (PTG) for preparation of computation and allocation of 

share units to be certified by the Licensed Land Surveyor (LLS) for all the parcels in 
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the proposed strata scheme (Kok Soo, 2018, p. 4). The application for Certificate of 

Share Units Formula (SiFUS) needs to be submitted to PTG for approval referred to 

the approved building plan endorsed by Local Authority (LA) (Khairul Faizah 

Mustafa, 2018, p. 121). The process of preparing Schedule of Parcel starts after 

JUPEM issues the scheme number and SOP number. Through the established formula 

in SiFUS, the calculation of share units vary depending on various factors such as the 

size of the parcel, the location of the parcel, and weightages. Subsequently the 

maintenance contribution is based on the unit share (equity) which means the greater 

the share unit, the higher the contribution is to be paid (Lee Li Ting, 2014, p. 2). 

Therefore, problems that hinder or delay the preparation of Schedule of Parcel and the 

related SiFUS will definitely hold up the issuance of the final Strata Titles and 

implicates the property transaction and ownership. The importance of this would be 

highlighted as to draw the attention of all relevant parties and authorities to amicably 

resolve it. As SOP was implemented only in June 2015, and in its infancy stage, it is 

necessary to track its progress and help it to evolve to be more efficient and effective 

(Kashmirjit Kaur, 2015, p. 2). 

 

 To derive on the equitable and fair allocation of share units, an established 

formula in the industry has been used in the technical apportionment. The individual 

parcel area is multiplied by the weightage factor for the relevant type of parcel and the 

weightage factor of the entire floor parcel. Any accessory parcels areas will be 

multiplied by a weightage factor and to be distributed and added proportionally to the 

individual parcel’s owner. Both of these are added to determine the total share units. 

 

 

 The calculation of share unit comprised of two formulae, namely the formula 

for share unit of the building parcel and share unit of the land parcel. These two 

formula are for different types of stratified developments. Share unit of building parcel 

formula is used to calculate the share unit for standard high-rise stratified building. 

Share unit of land parcel formula is for calculating the share unit of stratified landed 

development (which is gated and guarded landed residential properties). The formula 

for calculating the allocated share units can be generally explained through the list of 

formulas as shown below: 
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1)  Share Unit of a Parcel = (A x F1 x F2) + ∑ (𝐁  x 𝐅𝑁
1 3) 

2)  Share Unit of a Land Parcel = (A x 0.8) + ∑ (𝐁 x 𝐅𝑁
1 3) 

 

WHERE: 

1)  A = Area of Parcel 

2)  B = Area of Accessory Parcel 

3)  F1 = Factor For the Type of Parcel As Specified in Table 1 

4)  F2 = Factor For the Type of Parcel As Specified in Table 2 

5)  F3 = Factor For the Type of Parcel As Specified in Table 3 
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No Type of parcel Without air-conditioning to 

common areas of corridors, 

lobbies and foyers 

Without air-conditioning to 

common areas of corridors, 

lobbies and foyers 

F1 

having 

benefit 

of common 

lift/escalator 

facility 

F1 

having 

no benefit 

of common 

lift/escalator 

facility 

F1 

having 

benefit 

of common 

lift/escalator 

facility 

F1 

having 

no benefit 

of common 

lift/escalator 

facility 

1. Apartment/Small 

Office/Home 

Office (SOHO) 

 

1.00 0.85 1.30 1.15 

2. Office/Institution 

(College) 

complex 

 

1.00 0.85 1.30 1.15 

3. Retail complex 

 

2.00 1.70 3.20 2.90 

4. Hotel/Medical 

centre complex 

 

2.20 1.90 2.80 2.45 

5. Industrial 

complex 

 

1.00 0.85 1.45 1.30 

6. Car park (whole 

floor parcel) 

 

0.75 0.65 0.85 0.75 

7. Shop houses, shop 

apartments & 

shop offices – 

(a)Upper floor 

parcel 

(b)Ground floor 

parcel 

 

 

 

1.00 

 

0.85 

 

 

 

0.85 

 

0.85 

 

 

 

1.30 

 

1.15 

 

 

 

1.15 

 

1.15 

 

8. Land Parcel 

 

0.8 0.8 0.8 0.8 

Table 2.3.2.1:   Factors (F1) for Type of Parcels, Reflecting the Frequency of Usage 

and General Maintenance (New) 
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No. Parcel F2 Basis 

 

 

 

1 

Whole floor parcel excluding 

area of vertical transportation 

core (lifts or escalators) 

 

Also include parcel with an area 

of 1000 sq.m. to 3000 sq.m. 

 

 

0.85 

(a) To reflect an equivalent net 

lettable area after taking into 

account its large circulation area 

only. 

(b) In a retail complex, its 

circulation area is much larger 

but is offset by the letting of 

such parts to retail kiosks.  

2 Whole floor parcel including 

area of vertical transportation 

core (lifts or escalators) 

 

Also include parcel with an area 

greater than 3000 sq.m. 

 

 

0.80 

(a) To reflect an equivalent net 

lettable area after taking into 

account its large circulation area 

and vertical transportation core 

(lifts or escalators). 

(b) In a retail complex, its 

circulation area is much larger 

but is offset by the letting of 

such parts to retail kiosks.   

3 Not whole floor parcel 1 Not Applicable 

Table 2.3.2.2:  Factors (F2) for the Whole Floor & Area ≥ 1000m2 (New) 

 

 

No. Accessory Parcel F3 Basis 

 

1 

 

Outside building 

 

0.25 

To reflect a non-habitable 

open or enclosed area 

outside the building. 

 

2 

 

Within building 

 

0.50 

To reflect a non-habitable 

open or enclosed area 

within the building. 

Table 2.3.2.3:  Factors (F3) for an Accessory Parcel (New) 
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Example of New Allocated Share Units Calculation (Current) 

 

Parcel: M3/3/12 

Accessory Parcel: A23 and A45 

Parcel Type: Apartment 

Usage & General Maintenance: with lift, without air-conditioning 

         (F1 = 1.0, F2 = 1.0) 

Area of Parcel: 105m2 

Area of Accessory Parcel: 13m2 (within building) (F3 = 0.5) 

          13m2 (outside building) (F3 = 0.25) 

Share Units Calculation: (105 x 1.0 x 1.0) + (13 x 0.50) + (13 x 0.25) 

                                         = 105 + 6.5 + 3.25 

                                         = 114.75 

Share Unit: 115 (rounded to nearest whole number) 

 

 

Example of New Allocated Share Units Calculation (Current) 

 

Parcel: M1/6/6 

Accessory Parcel: A6 and A7 

Parcel Type: Office 

Usage & General Maintenance: with lift and air-conditioning 

        (F1 = 1.3, F2 = 0.85) 

Area of Parcel: 1000m2 (whole floor) 

Area of Accessory Parcel: 2 x 12m2 (outside building) (F3 = 0.25) 

Share Units Calculation: (1000 x 1.3 x 0.85) + (2 x 12 x 0.25) 

        = 1105 + 6 

Share Unit: 1111 
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Example of New Allocated Share Units Calculation (Current) 

 

Parcel: M1/1/6 

Accessory Parcel: A6 and A7 

Parcel Type: Office 

Usage & General Maintenance: with lift and air-conditioning 

        (F1 = 1.3, F2 = 0.85) 

Area of Parcel: 2000m2 (Whole floor) 

Area of Accessory Parcel: 20m2 (inside building) (F3 = 0.5) 

Area of Accessory Parcel: 13m2 (outside building) (F3 = 0.25) 

Share Units Calculation: (2000 x 1.3 x 0.85) + (20 x 0.5) + (13 x 0.25) 

        = 2210 + 10 + 3.25 

        = 2223.25 

Share Unit: 2223 (rounded to nearest whole number) 

 

 

Example of New Allocated Share Units Calculation (Current) 

 

Parcel: M2/7/82 

Accessory Parcel: A100 (Store) 

Parcel Type: Retail complex 

Usage & General Maintenance: with lift and air-conditioning 

                   (F1 = 3.2, F2 = 1.0) 

Area of Parcel: 800m2  

Area of Accessory Parcel: 150m2 (inside building) (F3 = 0.5) 

Share Units Calculation: (800 x 3.2 x 1.0) + (150 x 0.50) 

        = 2560 + 75 

Share Unit: 2635 

 

 



 

18 

 

 

2.3.3     Procedures for Preparation of Schedule of Parcel 

 

 Firstly, the application for Development Order (DO) or Planning Approval 

(PA) must be made by the Local Authority for approval so that the developers can 

obtain Certificate of Share Units Formula (SiFUS) from PTG (Land and Mines Office) 

before any sale of parcels or Certificate of Proposed Strata Plan (CPSP) application. 

After the DO application has been approved by the Local Authority, the building plans 

need to be approved for certification by Professional Architect or Engineer. Next, PTG 

has to issue the SiFUS for document applications such as land matters complied, 

appointment letter of LLS, receipt of strata survey fees deposited at LJT (Land 

Surveyors Board), Schedule of Parcel certified by LLS and Professional 

Architect/Engineer and approved building plans together with the application form for 

classification as low-cost building (if applicable) (Adzman Shah Bin Mohd Ariffin, 

2015, p. 9). After the issuance of SiFUS from PTG, the Schedule of Parcel will be filed 

to the Commissioner of Buildings (COB) for the purpose of issuance of strata titles 

before any sale of parcels or CPSP application. 

 

 After the Schedule of Parcel has been filed to COB, it will be made for Sales 

and Purchase Agreement (SPA) whereby the approved Schedule of Parcel shall be 

exhibited at developer office (sale office). Next, the construction of superstructure 

stage (Form G12) shall be made for the Schedule of Parcel in completion of building 

works for establishing the relevant-by-laws made under the Street, Drainage and 

Building Act 1974 (Act 133) (Adzman Shah Bin Mohd Ariffin, 2015, p. 11). After the 

superstructure stage has been completed, the application for Certificate of Proposed 

Strata Plan (CPSP) will be carried out at Department of Survey and Mapping Malaysia 

for strata title application to be made to PTG later for subdivision of land or building 

(Adzman Shah Bin Mohd Ariffin, 2015, p.11). On the other hand, the owner or 

developer needs to submit a new SiFUS to PTG if there is an amendment of the 

building plan made by the Local Authority although there are no changes in the share 

units as stated in the building strata plan. After PTG has already decided of whether to 

approve or reject the SiFUS application although there are no changes to the share 

units, the approval for preparation of CPSP will be done at JUPEM for registration of 



 

19 

 

strata titles later on for Vacant Possession (VP) in which the proposed share units shall 

deemed to be the allocated share units until it is approved by the Director of Survey 

for application of subdivision of any building or land. 

 

2.3.4     Application Procedures for Preparation and Issuance of SiFUS 

 

 The land owner/developer will propose the application form for SiFUS to 

Land and Mines Office (PTG). The officer in-charge/Assistant Land Officer will 

perform the checking of application forms together with those attached documents 

based on the checklist for preparation of SiFUS application. Then, the Chief Assistant 

Land Officer will check and investigate the SiFUS application and at the same time 

give comments. After the checking and investigation of SiFUS application, the SiFUS 

application will be submitted to the Chief Assistant Director for verification. The Chief 

Assistant Director will prepare the verification regarding the SiFUS application. After 

that, the State Land and Mines Officer will examine and approve the SiFUS application 

by making a signature on the SiFUS itself. Then, the State Land and Mines Officer at 

Strata Titles Unit will complete the certificate with stamp seals and contact the 

applicant to obtain the SiFUS. Finally, the land owner/developer will take SiFUS and 

make a signature on the record book as evidence of acceptance. 

 

2.3.5     Requirements for Schedule of Parcel 

 

1)          Every Schedule of Parcel plan shall:- 

     (a)    show a legend comprising of: 

                    (i)    all parcels; 

                    (ii)   all common property; 

                    (iii)  all accessory parcels. 
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      (b)   contain the signatures of both LLS and Professional Architect/Engineer as   

             may be determined by the Land and Mines Office (PTG). 

   2)       The schedule of parcels or an amended schedule of parcels filed under   

 subsection (1) or (2) shall:- 

 

a)  comprise a location plan, storey plan and delineation plan as specified in            

 section 8A of STA 1985; 

 

b)  show a legend of all parcels, all common properties and all accessory parcels                      

 as required in the SOP plan drawings; 

 

c)  contain a certificate by the developer’s licensed land surveyor that the                                       

 buildings or land parcels shown in the schedule of parcels are capable of 

 being subdivided under the provisions of STA 1985; 

 

d) contain a certificate by the developer’s architect or engineer that the             

buildings or land parcels need to be constructed in accordance with the 

approved plans and specifications made under the Street, Drainage and 

Building Act 1974 for subdivision to be carried out under the provisions of 

STA 1985; 

 

e)  contain such other details as may be specified by the Commissioner. 

 

3) The proposed share units of each parcel or proposed parcel as shown in the 

schedule of parcels filed with the Commissioner under subsection (1), and the 

proposed allocation of the provisional share units among the parcels in a 

provisional block as shown in the amended schedule of parcels filed with the 

Commissioner under subsection (2) shall be deemed to be the allocated share 

units assigned to each parcel for the purpose of Part IV of this Act, until such 

time as the share units of each parcel have been approved by the Director 

pursuant to section 18 of STA 1985. 
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4)  A copy of the schedule of parcels or an amended schedule of parcels which                  

 are filed with the Commissioner under this Part shall be:-  

a) exhibited at all times in a conspicuous position in any office and branch 

office of the developer and at such place where sale of a parcel is conducted 

and; 

 

b) submitted to the Director in any application for subdivision of building or 

land under the provisions of STA 1985 (Strata Management Act 2013, pp. 

22-23). 
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2.3.6    Flowchart Procedures of Strata Titles Application for Strata   

            Development 

             Below are the flowchart which shows the procedures of strata titles   

             application: 

         

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                         

 

 

             Figure 2.3.6.1: Flowchart of Strata Titles Application for Strata Development 

Planning Permission Approval 

 
Building Plan Approval 

(Must be approved by Local Authority) 

 

 

 

 

Schedule of Parcels/SiFUS 

(Must be endorsed by PTG (Land and 

Mines Office)) 

Filing of Schedule of Parcels at COB 

(Commissioner of Buildings) 

Advertisement Permit/Developer’s 

Licence 

Sale 

Construction 

Superstructure Stage (After completion 

of site measurement, Developer/LLS will 

submit CPS to JUPEM in same format as 

Certified Strata Plan)) 

CCC (Certificate of Completion and 

Compliance)  

Applying Strata Titles (After Obtaining 

CPSP, Subdivision Approval and COB 

Approval) 

Strata Title Not Issued Strata Title Issued 

Apply to Controller of Housing 

for   consent and approval                    

Vacant 

Possession 

Strata Title issued 

Deliver to Purchaser 
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2.4        Proposed Strata Plan  

 

2.4.1     Concept of Proposed Strata Plan (CPS-Cadangan Pelan Strata) 

 

 In order to obtain CPSP, the developer/LLS has to first submit the Proposed 

Strata Plan together with SOP, SiFUS and all necessary compliant documents. Before 

the developer can sell any parcel or proposed parcel under section 6(1) of SMA 2013, 

he must obtained approved SiFUS and SOP. Subsequently where construction reaches 

Superstructure Stage, the developer has to commission the LLS to do site measurement 

and verification in order to prepare drawings necessary for the submission of Proposed 

Strata Plan. Upon approval of the submission, the CPS will be endorsed and Certificate 

of Proposed Strata Plan will be issued accordingly. 

  

2.4.2     Concept of Certificate of Proposed Strata Plan (CPSP) 

 

             Certificate of Proposed Strata Plan (CPSP) is the certificate which must be 

prepared and issued by the Department of Survey and Mapping Malaysia (JUPEM). 

Before the issuance of CPSP, the developer has to submit the Proposed Strata Plan 

(CPS) to JUPEM for strata checking before the CPSP can be approved and issued by 

JUPEM. Hence, it is important to know that the construction of super structure stage 

(Form G12) shall be made for the Proposed Strata Plan (CPS) in completion of 

building works for establishing the relevant-by-laws made under the Street, Drainage 

and Building Act 1974 (Act 133)  (Adzman Shah Bin Mohd Ariffin, 2018, p. 11). After 

the completion of super structure stage, the CPSP application must be carried out at 

JUPEM for strata title application in order for application of subdivision of building 

or land to be carried out by PTG later on. 

 

2.4.3     Application Procedures for Preparation and Issuance of CPSP 

 

 Firstly, the construction of super structure stage (Form G12) shall be made for 

the Proposed Strata Plan in completion of building works for establishing the relevant-
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by-laws made under the Street, Drainage and Building Act 1974 (Act 133). After the 

superstructure stage has been completed, the developer will have to submit the 

Certificate of Proposed Strata Plan (CPSP) for application of CPSP to be carried out 

at JUPEM (Department of Survey and Mapping Malaysia) for strata title application 

to be made by PTG for subdivision of land or building later on (Adzman Shah Bin 

Mohd Ariffin, 2015, pp. 11-12). Then, the approval for preparation of CPSP will be 

done at JUPEM for registration of strata titles later on for Vacant Possession (VP) in 

which the proposed share units shall deemed to be the allocated share units until it is 

approved by the Director of Survey for application of subdivision of any building or 

land. Finally, the delivery of strata titles can be issued via Vacant Possession (VP) 

directly to the purchasers for strata title developments in subdivision of building or 

land (Adzman Shah Bin Mohd Ariffin, 2015, p. 13). 

 

 

2.4.4  Requirements for Proposed Strata Plan 

 

(1) Every proposed strata plan shall:- 

(a) show a legend comprising of: 

(i) all parcels; 

(ii) all common property; 

(iii)  all accessory parcels. 

 

(b) contain such other particulars as may be determined by the Director of 

Survey. 

 

2) For the purpose of subdivision under subsection 6(1A), the proposed strata 

plan shall comprise a location plan and a delineation plan, and in the case 

of subdivision of land with shared basement, includes a storey plan 

showing the proposed accessory parcels and common property. 

3) Every location plan shall:- 
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a) specify the lot number, the title number of the land comprised therein and 

the area thereof; 

 

b) delineate the boundaries and boundary marks of the lot by showing the 

position of all buildings thereon, for application of subdivision of land into 

land parcels; 

 

c) show the floor and ceiling of each storey of the building including the 

height of each storey of the building; 

 

d) include a vertical section of each such building or shared basement for 

subdivision of land into land parcels with shared basement; 

 

e) contain such other details as may be determined by the Director of Survey. 

 

4) Every storey plan shall:- 

 

a) specify the lot number and the title number of the land comprised therein,   

and the building and numbered storey thereof to which the plan relates; 

 

b) delineate the boundaries and boundary marks of the lot thereof by  

reference to floors and walls showing the horizontal dimensions, without it 

being necessary to show the bearing;   

  

c)   indicate in respect of each such parcel the number by which it is  

      described in the proposed strata plan; 

 

d)  specify the floor area of each parcel; 

 

f) distinguish such parts as are not to be included in any of the parcels but  

are to become part of a common property; 

 

g) contain such other details as may be determined by the Director of Survey. 
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5) Every delineation plan shall:- 

 

a)   specify the lot number and the title number of the land comprised therein,                 

      and the land parcel to which the plan relates; 

 

c) delineate each proposed land parcel by reference to the lot boundary 

showing the bearing and distance of each boundary; 

 

d) indicate in respect of each such land parcel the number by which it is 

described in the proposed strata plan; 

 

e) specify the area of each land parcel; 

 

f) distinguish such parts as are not to be included in any of the land parcels 

but are to become part of the common property and; 

 

g) contain such other details as may be determined by the Director of Survey  

(Strata Titles (Amendment) Act 2013, pp. 14-15). 

 

 

 

 

2.5       Certified Strata Plan 

 

2.5.1    Concept of Certified Strata Plan (PA(B)) 

 

             Certified Strata Plan refers to the plan which must be prepared by licensed 

land surveyor for the final subdivision of building or land. JUPEM will be the 

department to check and approve PA(B) (Adzman Shah Bin Mohd Ariffin, 2015, p. 

12). In another words, all the strata title developments are to be subdivided and needs 

to obtain Certificate of Proposed Strata Plan (CPSP) before the issuance of Certified 
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Strata Plan (PA(B)) from JUPEM. Therefore, the PA(B) is prepared by the Licensed 

Land Surveyor (LLS) and submit to PTG for approval and endorsement. The PA(B) 

essentially comprise of a location plan, storey plan and delineation plan for land parcel 

which is drawn based on the approved building plans. It shall also show all the parcels 

with dimensional measurements, areas, share units, all accessory parcels and common 

properties (Khairul Faizah Mustafa, 2018, p. 121). 

 

2.5.2     Procedures for Preparation of Certified Strata Plan (PA(B)) 

 

             After the approval of CPSP has been done at JUPEM by the Director of Survey 

for registration of strata titles, it will then be sent to PTG for approval later on for 

application of subdivision of any building or land. After PTG receiving and checking 

the application for PA(B), it will send the file to JUPEM and direct JUPEM to check 

and process for approval. Then, the Director of Survey will prepare the final Strata 

Title Plan (eB4) which is provided by State JUPEM for final registration of strata titles 

at PTG. Once the PA(B) has been approved, the Director of Survey shall update the 

PA strata number on the existing/old PA strata with red colour and provide a copy of 

the PA strata for each parcel involved with the subdivision or amalgamation to be 

attached by the Registrar on the issue document of title. Finally, the delivery document 

of final strata titles can be issued together with Vacant Possession (VP) directly to the 

purchasers. 

 

2.5.3     Requirements for Certified Strata Plan (PA(B)) 

 

            1)  The requirements for Certified Strata Plan are as follows:- 

             a) The certified strata plan (PA(B)) must be prepared for each subdivision of    

                  building, building or land, land, subdivision of parcel and amalgamation   

                  of parcels.               

b) The PA(B) shall be made available after the application of subdivision of  
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     building approved and the fee set by PTG has been paid by the applicant.                  

c) The PA(B) provided by LLS shall contain the same information and scale 

as the CPS except the LLS declaration certification, the information of the 

PA(B) and black and white (diagram).                                

            d)  The PA(B) format must follow the rules set by the Department. 

            e)  An empty space of 10 centimetres long and 5 centimetres wide should be 

                 provided in the upper right corner of the plan for the signature of the 

                 photocopy certificate for each strata title plan.                    

h) To expedite and facilitate the checking process, LLS shall ensure that the 

number of PA(B) provided is equal to the number of CPS without regard 

to the Index Plan or Floor Plan or Marking Plan.                        

            h)  All PA(B) shall be kept by the Director of Survey. 

 

2) The certified strata plan referred to in paragraph (1)(a) shall be a plan                                     

     delineating, on as many folios as may be considered most suitable for the 

     purpose, the storeys of the building or buildings to be subdivided, and the 

     parcels within each storey and every folio shall contain also:-  

a) a plan of the land, showing the position of every building thereon and; 

b) except for land parcels, a vertical section of the building or buildings to be 

subdivided, showing the position therein of the storey or storeys to which 

it relates. 

 

3) The number of additional copies of the certified strata plan to be prepared                      

     pursuant to paragraph (1)(d) shall be as follows:- 

a) where any such plan consists of one folio only, the number of copies shall                       

     be equal to the number of parcels shown thereon and; 
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b) where any such plan consists of two or more folios, the number of copies                               

    of each folio to be so prepared shall be equal to the number of parcels        

    shown on that folio. 

 

4) For the purposes of this section, the certified strata plan in respect of a                                   

    provisional block shall contain a plan showing the position of the                

    provisional block and the vertical section and dimension of the building or  

    shared basement for land parcel, if any (Strata Titles Act 1985, pp. 35-36). 

 

 

 

2.6        Summary 

 

 In conclusion, the Certificate of Share Units Formula (SiFUS) must be 

associated with the Schedule of Parcel (SOP) which shows the allocated share unit 

values of each land or accessory parcel and must be issued by the Director of Land and 

Mines (PTG) for approval of Licensed Land Surveyor (LLS) for all the proposed 

parcels in the proposed strata scheme. Whereas, for the Certificate of Proposed Strata 

Plan (CPSP), it must be associated with the Proposed Strata Plan (CPS) which needs 

to be submitted by the developer to Department of Survey and Mapping Malaysia 

(JUPEM) for strata checking before the CPSP can be issued and then approved by 

JUPEM for application of subdivision of any land or building to be carried out by PTG 

later on. Upon completion of all the above matters, PA(B) will be  endorsed and issued 

for the eventual printing and awarding of the documents of final strata titles to all 

eligible owners.  
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CHAPTER 3 

 

 

RESEARCH METHODOLOGY 

 

 

 

3.1      Methodology (Introduction) 

 

 The methodology of study is a fundamental component of the research which 

is used in the implementation research to study and analyse the scientific methods with 

its quality for knowing the theory of applications on how work is done and how the 

principles are related to each other. In this research, the process can be used to collect 

information and data for useful purposes which involve interviews and other research 

techniques. Thus, the methodology is divided into several stages which are research 

for respondent selection, research instruments, data collection procedures and data 

analysis procedures. This study utilizes a concept of qualitative research which can 

explain and interpret the data collection as well as data analysis procedures for the 

gathering of information which are necessary and relevant for the respondents to learn 

and grasp the conceptual idea of a qualitative research on how the methodology 

workflow is being carried out. 
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3.2        Flow of Study Methodology 

             The following is the flow of the study methodology: 

PHASE I   

 

 

------------------------------------------------------------------------------------------------------ 

PHASE II 

 

 

 

 

 

 

 

------------------------------------------------------------------------------------------------------ 

PHASE III 

 

 

 

------------------------------------------------------------------------------------------------------ 

PHASE IV 

                         

                                  Figure 3.2.1:  Flow of Study Methodology 
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Planning (Phase I) 

 

          Firstly, the student needs to think of the topic research study that suits him well 

for a particular subject that he would like to study or focus on before planning and at 

the same time brainstorming some relevant ideas which are related to his topic research 

study. The purpose of doing so is to decide on what topic that he is most familiar and 

interested in for his final year project of research study. With this, he could proceed to 

generate some brilliant ideas through brainstorming and also finding some relevant 

information through internet online regarding his topic research study for a particular 

subject. 

 

Data Collection (Phase II) 

 

          Secondly, the student will begin to carry out his data collection by doing some 

research studies on the chosen topic research study for his particular subject. At the 

same time, the student will also proceed to do literature review by finding some 

relevant information through internet online regarding his chosen topic research study 

for a particular subject. The purpose of doing so is to help him relate the information 

that are relevant to his topic research study before he can begin to extract some of the 

important information that is related to his topic research study. After that, he can 

proceed to do a qualitative questionnaire interview survey by forming some questions 

that are related to his literature review of his topic research study. By doing this, he 

can be able to analyse and also at the same time interpret some critical and creative 

thinking questions base on his literature review before he can proceed to distribute out 

the questionnaire interview survey forms to let the employer’s companies answer by 

filling in them. 
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Data Analysis (Phase III) 

 

          Thirdly, the student has to perform the data analysis by making interpretation 

and analysis based on his issues of a particular chosen topic research study and also 

his questionnaire interview survey forms. The purpose of doing so is to guide him 

through the process of understanding and at the same time give some feedbacks or 

opinions based on the number of respondents he has interviewed at each employer’s 

company so far and also to provide some illustrations (e.g. bar graphs, bar charts, etc.) 

to make some interpretation of statistical data analysis based on his questionnaire 

interview survey forms. 

 

Suggestions and Conclusions (Phase IV) 

 

           Finally, the student will make suggestions and conclusions by discussing about 

his particular issues of a chosen topic research study as well as his data collection and 

data analysis based on the number of interviewed respondents at each employer’s 

company. This is to enable the student to understand the whole process of work scope 

requirements which are to be necessarily included for every section (chapter) of his 

topic research study in his final year project research. Moreover, he can make a 

summary for the particular issues of his chosen topic research study which will relate 

to his introduction or background of study regarding the actual (overall) topic of 

research study for a particular subject. 
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3.3       Definition of Questionnaire Survey 

 

  A questionnaire survey is a research instrument that consists of a set of 

questions or other types of prompts that aims to collect information from a respondent. 

In another words, a research questionnaire is typically a mix of close-ended questions 

and open-ended questions which offer the respondent the ability to elaborate on their 

thoughts. In addition, the data collected from a data collection questionnaire can be 

both qualitative as well as quantitative in nature. Hence, the questionnaire can be 

divided into two categories which is either structured or unstructured. For structured 

questionnaires, they collect quantitative data which can be used for gathering precise 

and accurate information that initiates a formal inquiry, supplements data, checks 

previously accumulated data and helps validate any prior hypothesis. Whereas, for 

unstructured questionnaires, they collect qualitative data which can be used as a basic 

structure for forming some questions that are more open-ended to collect specific data 

from respondents (i.e. giving feedbacks/opinions based on open-ended questions but 

nothing that limits the responses of a respondent). 

 

3.3.1     Definition of Qualitative Survey Interview 

 

  The qualitative survey interviews are sometimes called intensive or in-depth 

interviews which are semi-structured in the way that the researcher has a particular 

topic about he or she would like to hear from the respondent but the questions are 

open-ended and may not be asked in exactly the same way or in exactly the same order 

to each and every respondent. For in-depth interview, the primary aim is to hear from 

respondents about what they think is important about the topic at hand and to hear it 

in their own words. Not only that, the qualitative interviews are conducted to analyse 

interview data and also identify some of the strengths and weaknesses of this method. 

Furthermore, the qualitative interview might feel more like a conversation than an 

interview to respondents, but in fact the student is usually guiding the conversation 

with the goal in mind of gathering information from a respondent. Normally, the 
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qualitative interview use more open-ended questions which is more demanding of 

respondents than close-ended questions for they require respondents to come up with 

their own words, phrases or sentences to respond. 

 

The 12 proposed questions for my topic research study are as follows:- 

1. Please comment on the current statutory timeline to apply for strata titles? Is 

it appropriate? 

 

2. Do you have any comments on the fundamental concepts and sequence of 

SOP, SiFUS and CPS towards submission and subsequently obtaining CPSP? 

 

3. Are the guidelines and parameters to follow and refer to in the process of 

applying for Certificate of Proposed Strata Plan (CPSP) clearly understood and 

complete? Are there any sections that need to be improvised for better 

execution? 

 

4. Is the current application procedure for obtaining CPSP after superstructure 

stage appropriate? 

 

5. In property development, before sales can commence, developer must 

commission licensed land surveyor (LLS) to prepare Schedule of Parcels 

(SOP) and file it with the Commissioner of Buildings (COB). This will follow 

by application for SiFUS. Between these stages, did you encounter any 

problems or rejection? 

 

6. Do you think SiFUS is important and necessary in strata titles management? 

Is the weightage in table 1, 2 and 3 appropriate or not? Any suggestions to 

change? 

 

7. What are the common problems encounters by relevant parties in the process 

of applying for strata title? 

 

8. Are there any suggestions and comments to improve the processing time of 

obtaining strata titles? 

 

9. What do you think are the benefits and effects of SiFUS on strata title 

management? 

 

10.  Do you think SiFUS is important and necessary in strata titles management? 
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11.  Do you think the current process of obtaining strata titles is too long? What do 

you see are the problems? 

 

12.  What do you think are the main issues when strata title applications are 

delayed or rejected? How often do you encounter such problems? 

 

 

The list of questions above are referred to in Appendix A at the back of my 

PSM topic research study. 

 

 

3.4        Summary 

 

             In conclusion, the methodology of study is one of the important components 

which can be used for implementation in research study to analyse the scientific 

methods with its quality for knowing the theory of applications on how work is done 

and how the principles are related to each other. With the use of study methodology 

flowchart, the researchers can be able to collect and extract some useful information 

and data which are required for interview questionnaires and other research techniques. 
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CHAPTER 4 

 

 

RESULT AND ANALYSIS 

 

 

 

4.1        Introduction 

 

             The data analysis is defined as the process of putting in some facts and figures 

for analysing the data and information that has been collected. Besides, another 

significant part of the research is the interpretation of the data which is taken from the 

analysis of the data by making inferences and drawing conclusions. In this chapter, the 

student will explain and analyse the results obtained within the context of the objective. 

 

             The analyses and interpretations are carried out based on the results of data 

gathered from the questionnaire survey interview with six licensed land surveying 

companies. The interview carried out is to identify problems, issues and challenges of 

the current establishment of Schedule of Parcels, SiFUS and CPSP in the course of 

issuance of strata titles in Malaysia. The experiences and views of the licensed land 

surveyor provide some factual encounters that are currently faced by all concerned and 

responsible parties. 
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4.2        Method of Data Collection 

 

           The appropriate method of data collection must be chosen in order to acquire 

relevant data from responsible parties to meet the study’s objectives. In carrying out 

this research, data is collected from primary as well as secondary sources. Thus, the 

student has chosen to do qualitative method whereby the method of interview is used 

for collecting information as well as required data for achieving the results. The student 

has dutifully prepared the survey questionnaire and sent to respondents before 

interviewing them. For those who could not grant interview were requested to reply in 

e-mail. The student has allocated a 6-weeks period to do the interview with respective 

licensed land surveying companies. Through this method, the student is able to obtain 

the necessary information in order to proceed with his research. 

 

Source of Data Explanation 

Primary data Interviews with 4 parties  LLS and e-mail reply from 2 parties 

of LLS 

Secondary data 1) Garis Panduan Pecah Bahagi Bangunan atau Tanah 

Bagi Pengeluaran Hakmilik Strata 2015 (Jilid 1) 

2) Effect of the New Strata Management Act 2013 on 

Upcoming Strata Developments. 

3) Rules and Condition JUPEM – Big Workshop (Strata 

Titles) 

4) Lee Li Ting (Peranan SiFUS dalam Proses 

Pembangunan Strata – Hakmilik Cipta UTM) 

5) Strata Titles Act 1985 (Act 318) 

6) Strata Management Act 2013 (Act 757) 

7) Strata Titles (Amendment) Act 2013 

8) Other information from electronic media such as 

internet 

 

Table 4.2.1:  Sources of primary and secondary data 
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4.3        Preparation of Questionnaire Survey and Interview 

 

  The survey questionnaire was prepared in line with the objective stated in 

chapter 1. This survey questionnaire is divided into two sections which are the 

background of respondent and the comments on SOP, SiFUS and CPSP application. 

The sample of survey questionnaire is attached in appendix A. The list of proposed 

questions are designed to induce the selected licensed land surveyors who have 

substantial experiences in strata applications, to open up to share their encounters and 

thoughts. Although the SiFUS implemented at PTG of different states are slightly 

different in terms of the weightage formulas applied, but the sequence and processing 

of the application are primarily similar. 

 

 

4.4        Choice of Respondents and Background 

 

             In this study, six licensed land surveying companies were chosen as 

respondents. They greatly contributed to this study by giving the necessary (relevant) 

information based on their professional working experience in SOP, SiFUS and CPSP 

application and through the process of obtaining the final strata. Respondents who are 

interviewed were given identical questionnaires to enable assessments based on a unify 

objective of identifying problems, issues and challenges at the current environment.  

No. Name Designation/Name 

of LLS Company 

Respondent 

Number/Response 

Mode 

1. Mr. Heng Wei Kaiy Principal/Jurukur 

Zenith 

    R1/Interview 

2. Mr. Goh Chop Siong Principal/Jurukur 

Nik Hisham & Tung 

Sdn. Bhd. 

    R2/Interview 

3. Mr. Chang Leng Hua Principal/Perunding 

Ukur DC 

     R3/Interview 

4. Mr. Leong Heng Chee Principal/Jurukur 

Kemuncak 

     R4/Interview 
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5. Mr. Leong Hon Cheng Principal/Jurukur 

Pacific 

  R5/e-mail reply 

6. Mr. Lee Boon Chong Principal/Jurukur 

Selatan 

  R6/e-mail reply 

  

 Table 4.4.1:  List of respondents from licensed land surveying firms interviewed or 

replied. 

 

 

4.5        Analysis of Qualitative Data 

 

             The primary qualitative data was collected by the student through an interview 

session with respondents. The qualitative data analysis refers to the phrasing, 

elaboration and recording through interview carried out with respondents. The data 

that is gathered through such direct interviews will provide detailed comments and 

feedbacks that are useful and relevant. The data obtained through this method and 

format is easily understood and appropriate for the objectives of the study. The 

qualitative data was analysed by the student through data explanation and comments 

presented in text after each interview questions assisted with tables, figures and 

diagrams where appropriate. 

 

 

4.6   Results and Analysis for Questionnaire Survey and Interview             

 

             The researcher analyses the data which has been collected through the method 

of interview for the six parties of licensed land surveying firms who are involved in 

SOP, SiFUS and CPSP application , namely Jurukur Zenith, Jurukur Nik Hisham & 

Tung Sdn Bhd, Perunding Ukur DC, Jurukur Kemuncak, Jurukur Pacific and Jurukur 

Selatan. The data was analysed by using the method of descriptive data and also 

statistical data analysis for obtaining the answer to every question being set in order to 

ensure that the objectives of study can be meaningfully achieved. The results of 

research analysis are directly related to the varying experiences, problems and issues 
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encountered by the participating LLS in the course of submitting and obtaining 

approvals of SOP, SiFUS, CPS (cadangan), CPSP (certified final) and documents of 

final strata titles. Out of the six LLS, four granted interviews based on identical 

questionnaires submitted to them earlier on. Two LLS replied the questionnaires by e-

mail. 

 

Questionnaire Survey, Answers, Analysis and Comments:  

Question 1 

Please comment on the current statutory timeline to apply for strata titles? Is it 

appropriate? 

 

a) Jurukur Zenith 

Answer:  The timeline is tight and achievable only if no changes in building 

plans and authority can approve in time. 

b) Jurukur Nik Hisham & Tung Sdn. Bhd. 

Answer: 

i) Basically, the timeframe provided is too short because according to the law, 

it states that you need to apply for CPSP within 3 months upon 

infrastructure (Form G12). 

 

ii) JUPEM cannot assure us that the CPSP will be approved within their 

timeframe stipulated. 

 

iii) So far, in our experience, CPSP has never been approved under the 

stipulated time. To us, there should be some amendments on the process of 

CPSP application because at the moment, a lot of pressure is put onto the 

Licensed Land Surveyor (LLS). The clients chase us incessantly during 

submission and follow-up.  

 

iv) Government process is beyond our control and they have other jobs to 

attend to (i.e. too many cases/submissions to cope up and for the authority 

to handle). 



 

44 

 

 

v) So, the authority needs to review the timeframe problem in the strata titles 

application. 

 

 

c) Perunding Ukur DC 

Answer: Yes, the current statutory timeline given for applying strata titles is good. 

However, in our experience, we have not achieved the target of delivering the 

certificate of strata titles and VP at the same time due to various reasons. As 

compared to the old act enacted before June 2016, it cannot be assumed that in 

seven years’ time, the strata titles can be obtained immediately (without the current 

system of processing strata titles). 

d) Jurukur Kemuncak 

Answer: 

i) At the time of Vacant Possession (VP), the purchasers can obtain the 

strata titles. 

 

ii) In the present law, you will need to apply for CPSP within 3 months upon 

infrastructure (Form G12). 

 

iii) CPSP needs to be applied first for 1 month at JUPEM before submitting to 

PTG for subdivision of building or land and subsequently the final 

document of strata titles. 

 

iv) PTG is supposed to approve the CPSP within 1 month and then PTG will 

approve subdivision of building or land (to be submitted by LLS). Upon 

subdivision approval, PTG is to prepare the Certified Strata Plan (PA(B)), 

to be checked and approved by JUPEM) so that the documents of strata 

titles can be issued same time as delivery of VP within the period of seven 

months (by right; it should be 6 months for the issuance of strata titles). 

 

 

e) Jurukur Pacific 

Answer:  It is appropriate only if superstructure stage is ready with the parcel 

boundary walls and car parks are delineated properly on floor for determination of 
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parcel or accessory parcel limits. Obtaining authority approvals within the 

stipulated time is also a challenge.  

f) Jurukur Selatan 

Answer:  Having a scheduled timetable for approval and delivery is good and 

appropriate. However, in reality, amendment to building plans and hold up in 

authorities approval made the task challenging if not impossible. 

 

Preliminary analysis and comments 

The current statutory timeline is to apply for CPSP within 3 months upon 

completion of superstructure stage (Form G12). Then upon obtaining CPSP, 

developer is to submit subdivision and to be approved within 1-2 months. Finally, 

the approval of strata titles from PTG is expected to be issued within 6-7 months 

after subdivision approval (under SMA 2013, developer is to deliver VP with 

strata titles). All LLS were in the opinion that this timeline is not achievable due 

to various issues, namely i./ difficulty in site measurement when building is 

under construction (though superstructure is supposingly completed); ii./ 

changes in construction needs consultants to submit amended building plans 

(which takes time); iii./ PTG and JUPEM have problems to cope with the 

excessive workload and cannot process and approve the said approval and title 

documents within their stipulated timeframe. Therefore, a review of the timeline 

is necessary to reflect the sequence of work involved.  

 

Question 2 

Do you have any comments on the fundamental concepts and sequence of SOP, 

SiFUS and CPS towards submission and subsequently obtaining CPSP? 

 

a) Jurukur Zenith 

Answer: 

i) Basically, the timeframe provided is too short even though if everything 

is going smoothly. 
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ii) There is no error in construction and is constructed accordingly to the 

timeframe. 

 

iii) But in reality, the constructed building might have some error or even the 

professional consultants like architects and engineers sometimes make 

mistakes which made the constructed building deviated. 

 

iv) In the system, there is no allowance for additional time of amended 

Approved Building Plan submission. So, it is not workable for obtaining 

CPSP unless everything is going perfectly. 

 

v) Ideally, to achieve the stipulated timeline, the building constructed by the 

contractor must be 100% according to the specifications and that 

everything is going on perfectly and smoothly. 

  

vi) Then, it is achievable only when there is zero mistake for all parties and 

everything can run according to the schedule for the process of obtaining 

CPSP application. 

 

b) Jurukur Nik Hisham & Tung Sdn. Bhd. 

Answer: 

i) So far, the concept is good (i.e. to produce the SiFUS to allocate share 

units etc.) 

ii) But then, there is no proper guideline as to what we should submit in 

CPSP. 

 

iii) Sometimes, different officer will want different things for the process of 

CPSP submission in strata titles application. 

 

iv) So, we need to have a clear guideline to be shown what are the necessary 

documents and procedures for CPSP application. This includes the actual 

timeline and deadline. 

 

v) Hence, there is no standard operation procedure for SOP and SiFUS. 
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c) Perunding Ukur DC 

Answer: SOP, SiFUS and CPSP are good and necessary document for equitable 

ownership, maintenance charges and sales transaction. However, at this infancy 

stage, some of the officers could still be new in processing the documents. 

d) Jurukur Kemuncak 

Answer:  In my opinion, the flowcharts for SOP, SiFUS and CPSP are good and   

clear. The concept of these documents has put order and equitable ownership to a 

most valuable assets to common people. The sequence of documents and approvals 

are also laid out in various tables. But then, the departments seem to be overloaded 

and hence, often time the processing and approvals missed the stipulated time and 

causes simultaneous delays.   

e) Jurukur Pacific 

Answer:  The superstructure stage can always be the uncertainty for submission of 

CPSP while SiFUS is strictly produced from the Approved Building Plan. 

However, the CPSP requires validation on constructed building but some 

important features like parcel walls and lines (accessory) parcels are not quite done 

(complete) when super structure stage is reached. 

f) Jurukur Selatan 

Answer: The implementation of stratified properties laws are in line with modern 

township and buildings developments (high density and integrated). The further 

enaction of SMA 2013 and the subsequent implementations of SOP, SiFUS and 

CPSP is in the right direction to realize the concept of equitable ownership and 

responsibilities in a shared building. At this very beginning of the implementation, 

there are rooms for improvement through feedback, workshop and digital 

technology.  

Preliminary analysis and comments 

The fundamental concept of certified strata titles is excellent. It provides a 

legalised, structured and documented ownership of a real estate. Through SOP, 

SiFUS and CPS, the real estate in a communal structure (multiple ownership in 

a shared building) can now be divided equitably and fairly for the purpose of 

valuation, maintenance and subsequent sales transaction. 
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Apart from the timeline challenges faced by the various parties in submissions 

and obtaining approval. Some issues concerning the process of submission and 

approval were raised, namely i./ in most cases, building plans need to be 

amended due to changes required by Local Councils, site conditions or errors by 

consultants; ii./ deviation of constructions from drawings; iii./ in many 

occasions, different officers impose differing submission conditions and 

documentations (the interpretation and execution of standard submission 

guidelines and timeline need to be adhered to). Overall, majority of the LLS 

opined that the flowcharts for SOP, SiFUS and CPSP are otherwise orderly and 

good. However, it is hoped that the officers involved are more informed, 

cooperative and adhere to the stipulated timeline.       

 

Question 3 

Are the guidelines and parameters to follow and refer to in the process of applying 

for Certificate of Proposed Strata Plan (CPSP) clearly understood and complete? 

Are there any sections that need to be improvised for better execution? 

 

a) Jurukur Zenith 

Answer: 

i) The timeframe allowable for LLS to do the site measurement should be 

after the building plan layout is completed perfectly. 

 

ii) Thus, the LLS should be given more time to do the site measurement and 

preparation of JP plans as well as XML plan preparation. 

 

iii) Basically now, the XML plan preparation contains some issues. Based on 

JUPEM at every state, each has its own practice and procedure and 

differing software. 

 

iv) For instance, if we submit the same XML file to JUPEM KL, it can be 

workable. However, the same software drawings are not readable by 

JUPEM Selangor or other states. 
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v) So, these software system are apparently not standardised. Adjustments 

need to be made to LLS software system back and forth to cater for 

different states and progressive amendments. This is absolutely tedious and 

unproductive. 

 

vi) If the problem is resolved effectively, JUPEM can allow us to do the 

submission of plans with a more flexible way without having to do XML 

plan preparation with an XML software necessarily. 

 

vii) Sometimes, JUPEM is also not ready to establish the XML software 

themselves because they do not provide a new and proper platform 

functions to be implemented for the software company and also for other 

staffs at JUPEM to operate the new XML software technology. 

 

b) Jurukur Nik Hisham & Tung Sdn. Bhd. 

Answer: 

i) Basically, the questions 2 and 3 are similar in the way. 

 

ii) One of the recurring problem is the CPSP application that actually take at 

least 12-13 months to get it approved. It is stipulated to be approved within 

1 to 2 months. 

iii) After the CPSP has been approved, then we will need to get the PA(B) 

approved. Even though when it comes to approving PA(B), they can revert 

to comment on CPSP again and instruct to amend the CPSP. 

 

iv) For instance, you cannot have one officer decide on one way and another 

officer coming along and wanted a different way (i.e. the requirements and 

deadlines must be consistent). Thus, there is no common standard operating 

procedure for SOP, SiFUS and CPSP. I think that this part needs to be 

reviewed (find tuned). 

 

c) Perunding Ukur DC 

Answer: We can comply generally. They key problems are software system 

compatibility and obtaining approvals within stipulated timelines. Most of the 
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time, the software systems are incompatible between LLS and PTG/JUPEM. Then, 

the timelines were seldom achieved.  

d) Jurukur Kemuncak 

Answer: Before 1st June 2015, there is no CPSP then. After 1st June 2015, the 

developer shall submit application for CPSP to PTG and then copy to JUPEM for 

checking and approval. But now developer shall first apply the CPSP and obtain 

approval from JUPEM prior sending to PTG for final approval). This is a typical 

example of how the submission and processing sequencing are changing without 

notice. Hard to follow at times. 

e) Jurukur Pacific 

Answer: The guidelines and parameters are not so clearly stated and causing the 

delay of CPSP approval. Hence, a thorough understanding of the guidelines and 

parameters should be circulated. The un-notified changes is an implementation and 

processing problem. 

f) Jurukur Selatan 

Answer: Both the software compatibility and changing guidelines presented 

problems and challenges. Hope authorities see it as an industrial problems faced 

mutually. 

 

Preliminary analysis and comments 

Four issues are brought up here, namely i./ Insufficient time to do site 

measurement (due to site incompletion for measurement) and insufficient time 

to prepare XML plan;  ii./ Software Systems incompatibility between LLS and 

PTG/JUPEM and between states. iii./ Authority has problem in processing and 

approving CPSP within stipulated timelines; and  iv./ Guidelines and parameters 

are not clear and changes are not effectively and timely communicated to the 

applicants; different officers at time issue differing directives post a problem too. 
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     Question 4 

     Is the current application procedure for obtaining CPSP after superstructure      

     stage appropriate?  

 

a) Jurukur Zenith 

Answer:  The comment will be the same as question 2. Procedure is okay except 

the time frame is too short. More time needed for approved building plan 

amendments, site measurements and XML plans preparation. 

b) Jurukur Nik Hisham & Tung Sdn. Bhd. 

Answer: No comment on the law of submitting and applying for CPSP. We prefer 

the old format of start preparing Strata Titles only after building is completed and 

as-built building plans are drawn and certified by relevant consultant. 

 

c) Perunding Ukur DC 

Answer: 

i) The building layout plan that has been made on the approval of CPSP still 

cannot be obtained in the process of super structure stage. 

 

ii) Even though, still applying for CPSP also still cannot obtain the building 

layout plan and also still not finished approved by Local Authority. 

 

iii) Due to the absence of CPSP, ‘superstructure stage’ (Form G12) cannot be 

used anymore. 

 

iv) Simultaneously, the CPC (Certificate of Practical and Compassion) also 

cannot be used anymore. 

 

d) Jurukur Kemuncak 

Answer: 

i) The architect must issue the Form G12 upon the completion of super 

structure stage and thereafter 12 months later, to issue the Certificate of 

Completion and Compliance (CCC). 
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ii) Upon the issuance of Form G12, the LLS is supposed to submit application 

for CPSP and subdivision of building/land. The completion of the above 

will cause the issuance of documents of certified strata titles. This is 

stipulated to be completed within 12 months so as to deliver the strata titles 

at the same time of delivery of Vacant Possession.  

 

iii) However, the actual practice is that the architect did not issue Form G12 

and compile the necessary supporting documents until the whole building 

is completed and ready for the issuance of CCC. 

 

iv) Therefore, in most projects, LLS do not have the lead time (ahead) of 12 

months for their measurement works, preparation of XML plans and related 

works for strata titles application (CPSP). 

 

v) More likely, the developer is only interested in constructing the building in 

accordance to the Sales and Purchase Agreement collection stages. 

 

vi) Therefore, the building might not necessarily be completed to the stage that 

the land surveyor can do complete measurements 12 months ahead of CCC. 

 

 

 

e) Jurukur Pacific 

Answer: No, the current procedure is not appropriate. The guidelines and 

parameters are vague and unclear. There is lack of understanding of sequence of 

work and Sales and Purchase Agreement collection stages. Question is what 

developer has to gain from issuing strata titles at the same time of delivering 

Vacant Possession.  

f) Jurukur Selatan 

Answer:  

 i./     Developer and his consultant always choose to sequence the construction                  

         works in line with his stage completion collection (as stipulated in the S&P 

         Agreement). 
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ii./     Architect will always take his time to certified completion of  

          Superstructure or submit for amended building plans. 

iii./   Authorities have not been able to cope with the current timeline (12 months)                      

         of processing for the issuance of documents of final certified strata titles.  

          So, it is obvious that the current procedure needs more time to execute. 

 

Preliminary analysis and comments   

Some improvisations needed if application for CPSP is to begin after completion 

of Superstructure, namely i./ Synchronised with S & P Agreement stage 

collection schedule, ii./ Devise construction completion stage that enables LLS 

to do complete site measurements. iii./ Allow fair time for architect to submit 

amendment plans. iv./ Sort out the XML software system compatibility problem, 

and  v./ work out a realistic timelines for all parties following the above 

improvisations including the internal processing time required by PTG and 

JUPEM. Question is also about whether delivering the strata titles at the exact 

same time of delivering VP is so necessary and has significant benefits to all 

interested parties. 

 

Question 5 

In property development, before sales can commence, developer must 

commission licensed land surveyor (LLS) to prepare Schedule of Parcels (SOP) 

and file it with the Commissioner of Buildings (COB). This will follow by 

application for SiFUS. Between these stages, did you encounter any problems or 

rejection? 

a) Jurukur Zenith 

Answer: 

i) Basically, if we follow the guidelines that are specified (guided) by 

JUPEM, normally there will be no problems. 
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ii) According to the current act, the developer needs to submit and apply for 

SOP approval to PTG and simultaneously submit SiFUS. Upon these 

approvals they need to be filed with COB. The LLS will have to get the 

SOP and SiFUS done within a short time. 

 

iii) Otherwise, the developer cannot apply for their licence nor get the 

advertisement permit. 

 

iv) So, all amendments or changes must be sorted out and confirmed in order 

for the LLS to prepare the SOP and SiFUS submission as soon as possible. 

 

v) In reality, mistakes and changes to plans often happened and this will hold 

up developers applying for sales and advertising permit. 

 

b)  Jurukur Nik Hisham & Tung Sdn. Bhd. 

Answer: 

i) So far, for SOP is okay (good) in terms of the guidelines and parameters 

specified. 

 

ii) But sometimes, the LLS will take their own sweet time just to complete the 

SOP preparations and applications for submission to PTG. 

 

iii) Often times, PTG will also take their own sweet time to process and 

approve the application. 

 

iv) The same delay happened at COB. There seems to be no clear guideline or 

timeline for PTG to approve the said applications. 

 

c) Perunding Ukur DC 

Answer:  No comments. 

d) Jurukur Kemuncak 

Answer: 

i) PTG will need some time to approve the SiFUS and sometimes, they do 

not agree with the SiFUS proposed by the developers. 

 

ii) Because in SMA 2013, we are supposed to follow the standard formula but 

the law also provides for standard variation. 
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iii) So, the COB just have to accept whether the PTG approve the SiFUS or 

not. But, the COB has to check all the plans which have been approved by 

PTG and also raise the questions back to PTG as well as back and forth 

within the two departments. 

 

iv) Upon the approval of CPSP (within 1 month of submission), the developer 

is supposed to submit plans for subdivision, then both PTG and JUPEM are 

supposed to process and approve the subdivision within 1-2 months 

(subsequently they are expected to issue the approval for strata titles within 

7 months). 

 

v) While the authority cannot cope with the great amount of work and 

submission, the processing inevitably takes much longer time and thus, 

none of the cases have been successfully accomplished (approval of strata 

titles and issuance of strata title documents) at the time of issuance of CCC 

and vacant possession. 

 

vi) Furthermore, there is another problem in an integrated (mixed) 

development whereby the LLS cannot prepare SOP, SiFUS and CPSP until 

the building plan for all phases are completed (meaning that, for projects 

that spend over a long period of time might not be workable (practical) 

because of the market condition changes. Hence, this warrants a serious 

and thorough investigations to justify a workable solution for all parties). 

e) Jurukur Pacific 

Answer: Yes, the most common problem is when an up-to-date amendment of 

building plans had not been prepared/submitted by the architect but the developer 

urged LLS to submit SOP and SiFUS due to the urgency to launch sales. 

f) Jurukur Selatan 

Answer:  No comments. 

 

Preliminary analysis and comments 

Issues encountered are i./ delay in completing the amended building plans, ii./ 

time constraints (need more time) to prepare SOP and SiFUS submissions 
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concurrently, iii./ both consultants and authorities could be slacking in their 

works, iv./ Integrated development posts a real problem to prepare SOP and 

SiFUS because they needed building plans for all phases to be completed and 

that the plans most likely have to be modified/amended to suit the changes in 

market conditions later on. 

 

 

Question 6 

Do you think SiFUS is important and necessary in strata titles management? 

Is the weightage in table 1, 2 and 3 appropriate or not? Any suggestions to 

change? 

 

a) Jurukur Zenith 

Answer: In my opinion, I feel that SiFUS preparation is good. However, more time 

is needed for preparation and submission. Currently under the law, the developer 

can only apply for Developer Licence, Sales and Advertising Permit, after getting 

the SiFUS and filing of the SOP to COB. It won’t make things too rush if the 

application of DL and SAP are not subjected to SiFUS and SOP approvals. The 

weightage factor formula is similar in Table 1, 2 and 3. 

b) Jurukur Nik Hisham & Tung Sdn. Bhd. 

Answer: 

i) In my opinion, the weightage factor formula is a problem. 

 

ii) The weightage system is very subjective. 

 

iii) Previously, where development is for the same type of use such as 

residential only or commercial only, there is no confusion. 

 

iv) Nowadays, an integrated (mixed) development will have mixture of uses 

such as commercial and residential and that makes the weightage 

calculations more complicated and draws different opinions, subjectively 

or otherwise. 
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v) However, everybody still have to abide to the weightage formula 

established in the law even though there are strong disagreements. 

 

vi) In order to resolve this weightage formula problem, the developer should 

be allowed to suggest an alternative weightage factor formula with 

justifications. 

 

vii) By right, the calculation of share unit is not the job of a land surveyor but 

instead is the job of the developer. 

 

c) Perunding Ukur DC 

Answer: SiFUS is important because developer needs to obtain the Certificate of 

Share Units Formula (SiFUS) before he can perform the sale of parcels to 

purchasers via Sales and Purchase Agreement (SPA). There are no problems of the 

weightage factors which are formulated in table 1, 2 and 3, and they are considered 

fixed (i.e. no change in the formula of weightage factors). 

 

d) Jurukur Kemuncak 

Answer: 

i) I think that SiFUS is good and important because the weightage formula is 

based on the circular issues by the PTG (land office) or JKPTG. 

 

ii) However, there are complains that the weightage formulas does not suit the 

allocation of share unit calculation formulas and unjustifiable. 

 

iii) With the establishment of SMA 2013, the law says as long as you have 

share units, you can enjoy all the facilities within the development. 

 

iv) At current practice, an integrated (mixed) development will consist of both 

residential and commercial units with facilities. However, the higher 

weightage (and thus higher service charge) accorded to commercial units 

is apparently not fair and questionable (an everlasting problem for 

integrated development). 
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v) However, every owner has a right to use facilities within the premise under 

strata titles. 

 

e) Jurukur Pacific 

Answer: SiFUS is important as a formula to calculate, determine and allocate 

equitable share (value) to individual parcel owners within a communal building of 

multiple ownership. Also, SiFUS is necessary to help to determine the necessary 

service charge levied on individual parcel owners on a fair and equitable 

distributions that has been established under SMA 2013. 

f) Jurukur Selatan 

Answer: Yes, SiFUS is important and there are no problems of the weightage factor 

formulas for non-integrated development. 

 

Preliminary analysis and comments 

SiFUS is good and necessary for allocation of share unit ownership within a 

communal building of multiple ownership. It is also necessary to determine the 

allocation of service charge and sinking fund on a fair and equitable basis 

established under SMA 2013. However, two issues were raised and warrant some 

investigations and studies, namely, i./ disagreements on SiFUS calculation 

(based on a fixed formula) when the communal property has mixed uses that 

operate differently. ii./ In an integrated  development, SiFUS can only be 

prepared when buildings of all phases are completed or ready. This actually 

hinders developer to launch sales. This also has implications when developer 

wants to make changes to the building plan later on due to market prevailing 

conditions.  
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Question 7 

What are the common problems encountered by relevant parties in the process 

of applying for strata title? 

 

a) Jurukur Zenith 

Answer: 

i) In our opinion, the sole agency of PTG and JUPEM (Each state has only 

one PTG and JUPEM) of each state is unable to cope with the tedious 

amount of work of checking and processing. Moreover, the strata titles 

cases/projects are ever increasing due to more intensive land use and 

complex process of integrated phased developments. 

 

ii) So, this has resulted in a long queue for checking process and granting of 

approvals for projects in most states and this is not workable (practical) if 

the stipulated timelines are to achieve. The problems of delay can only get 

worse as more developments come on stream.  

 

iii) The current timeline is that after LLS submission, JUPEM and PTG have 

only a few months to complete their work and issue strata titles. 

 

iv) As we knew of, there were very few projects issued strata titles in time of 

delivery of Vacant Possession (VP) with CCC. 

b) Jurukur Nik Hisham & Tung Sdn. Bhd 

Answer: 

i) In our opinion, the by-law requires the developer to deliver strata titles at 

the same time of delivery of Vacant Possession (VP). 

 

ii) Often times, the site is not quite ready for measurement. LLS can only 

commence site measurements when the superstructure is completed and 

architect has rectified the amendment plans/drawings. 

 

iii) LLS is supposed to have an early time of at least 12-13 months before VP. 
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iv) But, in all instances we encountered, JUPEM did not have enough 

manpower to process the submission plan in time (e.g. one typical 

submission might have 1000 lots (1000 parcels) to check and confirm). The 

delay becomes apparent and pressurised when it is at the tail end of rushing 

to meet the target delivery date of strata titles together with delivery of VP. 

 

c) Perunding Ukur DC 

Answer: 

i) The first problem is when PTG web system is down for either scheduled or 

non-scheduled maintenance. This usually add to the further delay of 

processing and obtaining the strata titles. 

 

ii) Sometimes, the delay in strata titles applications can be more than one to 

two months due to down time of PTG web system maintenance. 

 

iii) Besides, we observed that one of the reasons for the delays was due to 

insufficient staffs handling too many projects. 

  

d) Jurukur Kemuncak 

Answer:  

i) PTG and COB must increase the number of staffs in order to resolve the 

problem of manpower. 

ii) On a typical month, there were about 100 cases on queue to apply for SOP, 

SiFUS and CPSP but still not enough people to handle. 

 

iii) Perhaps, the strata titles process is still new and at its infancy stage; 

apparently not many consultants including LLS and PTG/JUPEM officers 

are familiar and proficient with the process, documentation and software 

system. 

 

e) Jurukur Pacific 

Answer: One of the frequent problems we encountered is the approved building 

plan and the constructed building features do not tally up. Thus, the site 

measurement cannot commence until the architect has rectified the amendments in 
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drawings. The amended building plan must be resubmitted to Local Council for 

approval for later submission to COB before CPSP can be finally approved for 

subsequent issuance of documents of strata titles. 

f) Jurukur Selatan 

Answer: The most common problem is the building structure is not constructed 

accordingly to the approved building plans, and this need time for the architect to 

prepare the amendment plans. 

 

Preliminary analysis and comments 

The common problems observed and encountered are, i./ authorities do not have 

sufficient manpower to process the ever increasing cases,  ii./ majority of 

consultants and authority staff are new to the process and thus lack skill and 

knowledge; they lack proficiencies and unfamiliar with the software system 

applications, iii./ downtimes due to scheduled and non-scheduled maintenance, 

iv./ the very common problem of building constructed not in accordance to 

approved building plans, and v./ the timeline of 12 months to process and 

approve strata titles could be too hard pressed in view of the various issues 

mentioned above. 

 

 

Question 8 

Are there any suggestions and comments to improve the processing time of 

obtaining strata titles? 

 

a) Jurukur Zenith 

Answer: 

i) In my opinion, I feel that LLS should be given more time to process and 

implement the strata titles application effectively and efficiently. 

 

ii) For example, after Vacant Possession (VP), let’s say we can give LLS at 

least 1-2 years’ time to complete the measurement strata title plans and all 
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the other related documents for filing for the legislation of strata title to 

avoid errors or problems in future. 

 

b) Jurukur Nik Hisham & Tung Sdn. Bhd. 

Answer: 

i) If JUPEM can speed up the process of CPSP and PA(B) approval 

applications, the timeframe will be shortened. This reflects onto JUPEM 

whether it can manage to process the CPSP and PA(B) applications for 

approval on time. 

 

ii) So far, as for PTG (land office), as long as JUPEM can approve the eB4, 

then they can immediately start to process the PA(B). But it depends on 

how fast is JUPEM in processing and registering the case. 

iii) So, it is basically reflects onto the government’s workforce efficiency and 

effectiveness. This cannot be further explained. 

c) Perunding Ukur DC 

Answer: No comments. 

d) Jurukur Kemuncak 

Answer: 

i) PTG and COB must increase manpower and train more staff. Meantime 

experienced professionals can be recruited to speed up work and conduct 

more in-house training. 

 

ii) Moreover, the departments must possess a positive attitude and cooperate 

to help the public, the LLS and developers to hasten the process of 

obtaining CPSP approvals (i.e. not to find fault and not to insist their ways). 

 

iii) Often times, the officers from different departments will have different 

directives and could insist their own ways to do things which might not be 

appropriate given the circumstances of different cases. 

 

iv) There were very few cases where CPSP and documents of strata titles can 

be completed within stipulated time. In reality, more time is needed to 

effectively produce error and problem free documents. This is particularly 
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true at the tail stage of site measurement (to accurately capture building 

amendments) and more time for PTG/JUPEM and LLS to thoroughly 

check the submissions and final documents to be issued. 

 

e) Jurukur Pacific 

Answer: The key is the as-built building plans (including all amendments) should 

have been ready and certified by the architect prior to the starting of application of 

strata titles (i.e. site measurement, submissions for CPSP and PA(B)). 

f) Jurukur Selatan 

Answer: No comments. 

 

Preliminary analysis and comments 

In order to aim to improve or optimise the strata titles application time, a few 

issues must be looked into, namely, i./ shortage of manpower and lacking of 

skilled personnel at PTG/JUPEM, ii./ present Standard Guidelines and 

provisions must be reviewed periodically to ensure the processing and practise 

can be executed effectively and to be able to handle complex cases of integrated 

and phased development (relevant to the growing complexity of the development 

structure). iii./ Procedures and requirements must be clearly spelt out and any 

ambiguities must be rectified and officers must be consistent in handling cases. 

iv./ One suggestion is to have tier system to cater for different categories of 

buildings/developments and allowing differing processing and delivery times ( in 

accordance to complexity, density and scale of the developments), v./  repeated 

complaints and remarks are on the tail stage of construction and pressing time 

to obtain CPSP. Further studies are needed on the merit of delivering VP and 

strata titles at the same time versus the actual time and work sequence needed to 

ensure proper processing, checking, approving and issuance of final documents 

of strata titles (targeting to be zero error and minimise/eliminate future 

document problems and disputes).  
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Question 9 

What do you think are the benefits and effects of SiFUS on strata title 

management? 

 

a) Jurukur Zenith 

Answer: In my opinion, SiFUS is good because the purchasers would know the 

sizes of their share units, the dimensional measurements of their units and also 

their corresponding service charges and sinking fund. At least, they can plan and 

understand what they will be getting before they purchase the units. 

b) Jurukur Nik Hisham & Tung Sdn. Bhd. 

Answer: 

i) Basically, SiFUS is to let purchasers know the share units attached to the 

chosen units before they commit to purchase the respective property in a 

stratified development. 

 

ii) Therefore, the developer cannot short change the purchaser by not building 

the facilities as shown in the SPA (in line with approved SiFUS). 

 

iii) Once the SiFUS application is approved, it means that the developer cannot 

change the building plan. Thus, it helps in protecting the rights and interests 

of the purchasers. 

c) Perunding Ukur DC 

Answer: 

i) In my opinion, SiFUS is important in determining the voting rights for 

parcel owner and determining the respective service charge and sinking 

fund contributions which need to be paid to Management Corporation. 

 

ii) The functions of share unit determination has been amended whereby it 

will no longer determine the rights of profits from the land sales if the 

termination for subdivision of building occurs as stated in section 8 of 

Strata Titles Act 1985 but is based on the  prevailing open market capital 

valuation. 
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iii) Besides ensuring the quality of share units, SiFUS is also introduced in 

order to solve the main issues of previous failures in strata titles application 

such as land matters and absence of an equitable way of measuring share 

units by an established formula. It is most useful and transparent when the 

equitable share ownerships are established and made known at the onset of 

the development. 

   

d) Jurukur Kemuncak 

Answer: 

i) SiFUS is good and is in the same orderly sequence and concept as of SOP. 

The concept of SiFUS and CPSP are good and logical, and can be 

understood. 

 

ii) It is hope that the process of applying and obtaining strata titles can be 

hastened and achieved zero error. 

e) Jurukur Pacific 

Answer: SiFUS enables purchasers who are not familiar with stratified properties 

(including stratified property management and maintenance payments) to 

understand and be informed of their participating share units within a communal 

development. SiFUS identified and quantified parcel ownerships, common 

facilities, allotted parking spaces and common areas in an equitable way with an 

established formula. 

f) Jurukur Selatan 

Answer: SiFUS ensures equitable ownerships by way of an established formulated 

calculation. Therefore, purchasers must know their share units entitlements and the 

corresponding facilities before committing the transactions. SiFUS is also useful 

and needed to fairly allocate maintenance charges and sinking fund of the property. 

 

Preliminary analysis and comments  

Unanimously agreed that SiFUS is good, useful and needed for stratified 

property ownership and management. The key contributions are, namely, i./ 

purchasers are informed of their participating share units ownership and 

attached facilities before committing to buy, ii./ Purchasers would not be short 
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changed on facilities spelt out in SiFUS and other approved documents, iii./ 

purchasers also made known of the maintenance charges and sinking fund of 

the chosen unit before committing to buy, iv./ the calculation of share units is 

based on established formula in the industry and is fair and equitable, v./ All 

unit/parcel owners have equitable voting rights in management of the stratified 

property.   

 

 

Question 10 

Do you think SiFUS is important and necessary in strata titles management? 

 

a) Jurukur Zenith 

Answer:  The comment will be the same as question 9. 

b) Jurukur Nik Hisham & Tung Sdn. Bhd. 

Answer: The comment will be the same as question 9. 

c) Perunding Ukur DC 

Answer: Yes, SiFUS is important because it is one of the legal ways that will 

ensure that the developer of the stratified building commit to complete the property 

as specified/promised. It is a requirement to submit SOP, SiFUS and CPS and 

obtain approvals (and then lodge with COB) before any sales of parcel is allowed. 

The developer also need these approvals to apply for sales and advertising permit 

before sales can commence. 

d) Jurukur Kemuncak 

Answer: SiFUS is an important document in allotting share units ownerships by 

way of an established formula in the property industry. It is also necessary to assign 

voting rights to all communal owners in a stratified development with fair and 

equitable divisions. The same formula distribution is used for contribution of 

service charge and sinking fund.   

e) Jurukur Pacific 

Answer:  The comment is the same as question 9.  
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f) Jurukur Selatan 

Answer: Yes, SiFUS is important and necessary in strata titles management. 

 

Preliminary analysis and comments 

i./ SiFUS is necessary to quantify participating ownership in a stratified 

development.  ii./ It helps also in quantifying and determining management 

voting rights. iii./ It is also important in that it allots share units ownership fairly 

and equitably by an established formula in the industry. iv./ Although the 

practice is still  very new to our country, but we are making strong progress. Of 

course, there are plenty of rooms for improvement. We need continuous drive 

for excellence and positive attitude for effectiveness and efficiency as a whole. 

The future developments are going to be much more complex and it needs 

innovations and constant educational upgrading to be able to successfully attain 

the desired results.   

  

 

Question 11 

Do you think the current process of obtaining strata titles is too long? What do 

you see are the problems? 

 

a) Jurukur Zenith 

Answer: No comments at all and just follow the procedures. 

b) Jurukur Nik Hisham & Tung Sdn. Bhd. 

Answer: The comments will be the same as question 7.  PTG and JUPEM are slow 

due to shortage of manpower, lacking of skilled staff and new to the software 

system. On applying for CPSP, more time is needed for building plans amendments 

before site measurement can be successfully carried out. The timeline of 12 months 

after completion of superstructure might have to be realistically 

rescheduled/extended to avoid error and incomplete work due to rushing. 
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c) Perunding Ukur DC 

Answer: The current process of obtaining strata titles is not too long if authority 

can check, process and approve within the stipulated timeframe. 

d) Jurukur Kemuncak 

Answer: 

i) We asked the government why do we need the developers to obtain CPSP 

approval and issue strata titles at the same time of delivering Vacant 

Possession (VP) to the purchasers. 

 

ii) For instance, Singapore is a very well-developed country and it does not 

require delivery of strata titles at the same time of delivering Vacant 

Possession.   

 

iii) In reality, most developers are unable to obtain strata titles in time to deliver 

them at the same time of handing over VP. So, they find that it is not 

necessary and practical to do it. They opined that there is no apparent 

benefits in rushing to issue the strata titles.  

 

iv) We recommend that strata titles should be issued within 2 years of VP. This 

will avoid rushing and most likely to enable the developers to deliver strata 

titles with zero error and mistakes free documents of stratified property. 

 

e) Jurukur Pacific 

Answer: Depends. It is too long if the buildings are constructed in accordance with 

the approved building plans without much deviations. Otherwise, more time 

should be allowed to resolve the problems arose from obsolete or not up-to-date 

building plans that have not been re-submitted in time to Local Council for 

approval. The guidelines and standard procedures from PTG/JUPEM should be 

formulated to cater for such common issues/situations. 

f) Jurukur Selatan 

Answer: No comments at all and just follow the procedures. 
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 Preliminary analysis and comments 

 i./ The processing and approval time should be shorter if the development has            

no substantial amendments or straight forward and  of low density. ii./ However it is 

observed that one of the key reasons for long processing time could be shortage of 

manpower and lack of skilled personnel on job, iii./ the issue of whether it is 

necessary or are there tangible/substantial benefits in delivering strata titles and VP 

at the same time need to be reviewed ( or justified), iv./ apparently the recurring 

issues/complaint is in the tail stage of obtaining CPSP and issuance the documents 

of final strata titles ( for insufficient time to amend building plans to enable proper 

site measurements and subsequent checking and processing of the final titles 

documents). All in all, all relevant parties have the same objective to deliver error 

free titles and mistakes free related titles documents. 

 

 

 

Question 12 

What do you think are the main issues when strata title applications are delayed 

or rejected? How often do you encounter such problems? 

 

a) Jurukur Zenith 

Answer: 

i) Basically, if we follow the guidelines that are specified by JUPEM, 

normally there will be no problems. 

ii) The current act says that before the developer can obtain Sales and 

Advertising Permit to sell, he needs to submit SOP and SiFUS to PTG and 

upon approvals filed them to COB. In our experience, the duration 

stipulated to prepare SOP and SiFUS submissions is too short. 

 

iii) Developer always want it fast to launch sale.  
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iv) At the tail end, LLS is required to conduct site measurements, submit CPSP 

and get it approved and pursue the issuance of documents of final strata 

titles all in about 11-12 months to match the date of VP handing over. 

 

v) Some advanced states may have more than 100 cases to handle within a 

single government agency. This overburden is compounded by complex 

(integrated and phased) projects and the lack of manpower and skilled 

personnel in the agency. 

 

vi) But the problem is that the government at the moment is not employing any 

more staff to overcome this. 

 

vii) Processing and checking strata title applications to ensure zero error is 

consuming. 

 

 

viii) However, it is also the duty and professional practice of LLS firms to 

ensure quality control and correctness before submissions. These are going 

to be legal documents of ownership that should not be easily contested. 

b) Jurukur Nik Hisham & Tung Sdn. Bhd. 

Answer: 

i) Often time, the building plan has to be re-submitted for amendments before 

the process of site measurements and preparation of CPSP submission can 

commence. This is a common situation that takes longer time than 

anticipated in the guidelines and stipulated timeline.  

 

ii) In a mixed development with different phases, SiFUS, SOP and CPS 

(cadangan) are submitted and approved in line with the Approved Building 

Plan of the entire scheme. 

 

iii) Legally, the developer is not allowed to change the building plan without 

the consent (approval) of the existing buyers (of the early phase). 

 

iv) However, sometimes, the changing market conditions force the developer 

to change/improvise the building plan to suit it in subsequent phases that 

are yet to launch. 
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v) The current strata titles process (SOP, SiFUS, CPS (cadangan) and CPSP 

(certified final)) and system is strictly rigid and does not allow any changes 

in the building plan after approvals. 

 

vi) So, it is recommended to relevant parties to consider allowing some 

flexibilities to make some necessary changes for subsequent phases (as 

market trend will most likely change over a long period of development). 

 

c) Perunding Ukur DC 

Answer: 

i) So far, we have not encounter any rejections in our strata titles applications. 

 

ii) We have cases where the strata titles application were delayed due to 

unresolved land matters. 

 

iii) Such land matters include non-conformity to the requirements of Strata 

Titles Act such as land ownership still in the status of temporary ownership, 

and development that is contradictory with the stipulated terms of the land. 

 

iv) Some developments may have extended beyond their lot boundaries and 

encroached into the adjacent lands that belongs to others.  

v) In addition, the completed superstructure which does not follow the 

approved building plan by Local Authority is also a common occurrence 

contributing to the failure/rejection in strata titles application. 

 

 

d) Jurukur Kemuncak 

Answer: 

i) In most delays or rejections, the LLS are to be blamed because we are the 

one who take up the job and advise developer. 

 

ii) We must be very familiar with the laws and process of applying for strata 

titles. We are professionally trained and duty bound to advise the 

developers what needs to be done and what are not needed. 
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iii) Therefore, LLS must have in-house education and continuous training for 

staffs. All process of strata titles application must be up-to-date and closely 

monitored. 

 

iv) Sometimes, we cannot just blame JUPEM and PTG for the delay. The LLS 

must know how to act fast by solving immediate problems that arise. 

 

e) Jurukur Pacific 

Answer: One common problems is the original approved building plan is already 

obsolete when the building is under construction or to be soon completed. When 

the building plan is not amended and re-submitted to the Local Council for record 

and approval, work cannot progress to site measurements, preparation for CPSP 

and subsequent submissions to PTG/JUPEM and COB for finalisation and 

issuance of documents of final strata titles. Obsolete or not up-to-date approved 

building plan which is not supposed to happen under the new strata act happens 

almost all the time. 

f) Jurukur Selatan 

Answer: This normally happens when the building is not constructed as 

accordingly to the approved building plan. 

 

           Preliminary analysis and comments  

           There are numerous issues that caused delays and rejections in application 

for strata titles under the law of SMA2013. Some were mentioned in previous 

questions and will be re-emphasised here, namely i./ More time needed for 

applications of SOP, SiFUS and CPS (cadangan), ii./ More time and 

flexibility are needed for amendment of building plan, site measurement, 

checking, CPSP and the issuance of documents of final strata titles, iii./ 

amendments to building plans seems to be the norm due to changes as 

necessary or changes as a result of market conditions (in particular to 

integrated and phased development that span over a long period of time), iv./ 

problems also arise from  resolved land matters and development orders, v./ 

the responsibility of PTG/JUPEM to resolve shortage of manpower and staff 

training issues, vi./ the responsibility of LLS and other consultants to act 
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professionally and responsibly to update themselves and to liase with 

authorities effectively. All in all, all parties should aim to produce zero error 

strata titles that would not be easily disputed and legally contested. The 

concept of strata titles under SMA2013 set out to do this and has a good 

frame work and system to achieve it. However, this was implemented in 2016 

and still at its infancy stage. The current implementation/execution process 

has many deficiencies that need time and concerted effort to improve on the 

delivery. A key technical issue is to consider tier system for different 

categories of developments based on complexity, density and duration. 
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                 Legend:            5 = Excellent      0 = Poor 

                 Figure 4.6.1:   Graph of rating of the SOP, SiFUS and CPSP application 

                                           procedures by respondents (LLS) 

 

 

Respondents 

(LLS) 

Respondents Who Agree/Disagree with SOP, SiFUS 

& CPSP Application  Current Stipulated Timeline 

LS Zenith 1.5 

LS Nik Hisham                                           2.5 

LS Ukur DC 3.5 

LS Kemuncak                                           3.0 

LS Pacific  1.5 

LS Selatan  3.5 

              

               Legend:       5 = Strongly Agreed        1= Strongly Disagree 

                 Table 4.6.2:   Respondents (LLS) on the rating of SOP, SiFUS and CPSP            

                                        Application Current Stipulated Timeline 
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4.7        Summary  

                 

             The questionnaire survey and interviews were successfully completed with a 

lot of enthusiasm from the participating LLS. It was with regret that PTG and JUPEM 

did not response to either replying the questionnaire or granting an interview despite 

many attempts visiting their offices and persistent enquiries and reminders. The 

responses from the LLS were most insightful and first hand. Many issues and 

challenges were highlighted and explained in-depth with strong regards and intentions 

to improvise the submission and approval of strata titles. It proved to be useful to 

provide the necessary background and basic knowledge of the process in this study. 

 

             The problems, issues and challenges came from all parties including 1./ 

Shortage of manpower and skilled personnel at government agencies, 2./ hike in 

workload due to increasing strata titles submission, 3./ LLS too needed to upgrade and 

hasten their knowledge and skills in strata titles, 4./ Some LLS needed more time to 

prepare SOP, SiFUS and CPS, 5./ All LLS unanimously pointed out that the tail end 

submission for CPSP within 12 months( and to coincide with the delivery of VP) has 

proven to be very difficult since implementation on 1st June 2015 ( mainly as a result 

of amendments made to finished superstructure and workload at government 

agencies),  6./ both the developers and their architect have to ensure land matters are 

effectively settle or submission will be hindered, 7./ the technical issues of software 

system compatibility between states agencies, LLS etc. must be resolved, 8./ 

apparently the stipulated timeline and guideline in strata titles application is rigid as 

not practical/flexible to consider varying timeline for developments of differing 

complexity, density and size, 9./ finally integrated phased development that span over 

a long period will alter due to market conditions and the current guidelines seems to 

be insufficient/inappropriate to cater for this imminent changes in the industry. 

 

             Otherwise, the strata titles acts and its concept were well understood and 

appreciated by all parties including consultants and owners. The concept of 

quantifying ownership by parcelling and calculating with an established formula, 

SiFUS, is perceived to be transparent, fair and equitable. Under SMA2013, 
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maintenance charges and necessary sinking fund are fairly levied to ensure best 

management possible to the stratified property to uphold its value. Having analysed 

and evaluated the current situation, where we are new and at infancy stage of 

implementing strata titles, we should set our target to strive for improvisation and zero 

error.  
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CHAPTER 5 

 

 

CONCLUSION AND RECOMMENDATIONS 

 

 

 

5.1        Study Findings 

 

             There are two objectives that need to be achieved through this research based 

on the problem statement that was stated in the previous chapter. Overall, this study 

had successfully achieved the two objectives set out. These two objectives of the study 

are explained as follow:- 

 

5.1.1      First Objective Discovery 

 

              The first objective of study is to investigate the fundamental concepts of 

Schedule of Parcel (SOP), Certificate of Share Units Formula (SiFUS) and Proposed 

Strata Plan (CPS) which essentially lead to the issuance of the Certificate of Proposed 

Strata Plan (CPSP). This objective is achieved in chapter 4 by through the comparisons 

between SOP, SiFUS and CPSP submissions and approvals. Essentially the three key 

stages of the strata application process progress in tandem with the development 

stages. All parties concerned are receptive of the concept and functionality of the strata 

title acts and its implementation. SOP is the equitable division or delineation of unit 

parcel on ground and presented on plan. SiFUS is an established formula from the 

property industry whereby the co-ownership of a stratified property can be fairly and 

equitably allotted with quantifiable share units. These share units ownerships are 

necessary for the fair levy of maintenance charges and sinking fund that is critical for 

the Joint Management Body operation. SiFUS enables shared owners the equitable 
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rights to vote for the good of the property and inhabitants. Finally, the strata titles has 

created a legal documents of ultimate ownership enabling proper transactions and 

recordings. At the stage of SOP and SiFUS, CPS (cadangan plan strata) is also 

submitted in line with them. CPS will be used as the basis to prepare the final 

Certificate of Proposed Strata Plan (CPSP) after the necessary site measurement and 

verification are completed by the submitting LLS. CPSP is considered the master strata 

titles where upon this the individual documents of final strata titles (share unit 

ownership) are issued. 

 

5.1.2     Second Objective Discovery 

 

  The second objective of study is to examine the application procedure and 

issues pertaining to the application of strata titles approval. This objective is achieved 

by comparing SOP, SiFUS and CPSP application procedures in chapter 4. The 

information were reinforced through literatures reviews and first-hand knowledge 

form interviewing six licensed Consultant Land Surveyors who are experience in strata 

titles applications. Through analysis and explanation by the six respondents, various 

problems, issues and challenges were discussed and identified.  

 

 

5.2        Problems and Issues Encountered and Recommendations 

                        

             The problems, issues and challenges came from all parties including:-  

i./ Shortage of manpower and skilled personnel at government agencies. More 

experienced officers are needed and scheduled trainings are needed for existing staff 

and new recruits. 

ii./   Hike in workloads due to increasing strata titles submission. The trend is expected 

to grow due to scarcity of land and increase density of population. Some robust states 

such as Selangor, KL and Johor may have to consider setting up more regional/district 

agencies to distribute the fast increasing workloads.   



 

79 

 

iii./   LLS too needed to upgrade and hasten their knowledge and skills in strata titles. 

This can be studied and enforced in ISM and Board of Surveyors to uphold the 

professional performance of practising land surveyors.  

iv./   Some LLS needed more time to prepare SOP and CPS. This is in respective to 

the types of project in terms of complexity, density, size, phasing and duration of 

development. Therefore, the current single Standard Timeline must be flexible to allow 

appropriate duration for the different types of developments.   

 v./   All LLS unanimously pointed out that the tail end submission for CPSP within 

12 months( and to coincide with the delivery of VP) has proven to be very difficult 

since implementation on 1st June 2015 ( mainly as a result of amendments made to 

finished superstructure and workload at government agencies). This problem is 

currently most acute. Realistically, more time is needed for the architect for 

amendment and documentation before accurate site measurements can be done. Again, 

more time is needed for detail verifications by the LLS and PTG/JUPEM for complex 

and large developments. This should be realistically accepted.   

 vi./  Both the developers and their architect have to ensure land matters are effectively 

settle or submission will be hindered. The onus is for both to solve the problems before 

contemplating to start development and submit for SOP and SiFUS. Perhaps this could 

be made an explicit condition precedent before allowing any preliminary submission.   

vii./  The technical issues of software system compatibility between states agencies, 

LLS etc must be resolved. This is purely a technical issues whereby PTG/JUPEM must 

have a competent software cum technical director to oversee the teething problem so 

as on line submission and rectification can speed up work. All states should conform 

to a compatible software system. Agencies and LLS should have regular scheduled 

joint workshops to iron out the process and technical hitches.  

viii./  Apparently, the stipulated timeline and guideline in strata titles application is 

rigid as not practical/flexible to consider varying timeline for developments of 

differing complexity, density and size. A tiered system is recommended to 

accommodate the differing timelines needed for the natures of the development. This 

is most relevant and needed as more integrated developments are coming on stream 

and all parties will be under stressed in meeting the unrealistic delivery date. 
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 ix./  Finally, an integrated phased development that span over a long period will alter 

due to market conditions and the current  strata titles guidelines seems to be 

insufficient/inappropriate to cater for this imminent changes in the industry. Apart 

from proposing tiered system for project of differing natures, more comprehensive 

researches are needed as to understand and prepare all concerned parties of the 

increasingly complicated mixed stratified developments.  

      

 5.3       Further Research Proposal 

 

             Based on the limited scope and time of this study, the researcher proposed                   

             further possible researches on the following topics:- 

a) To study and propose tiered system for integrated stratified developments; 

 

b) To study and establish the new timeline needed for SOP/SIFUS and CPSP; 

 

c) To compile statistics for current workloads and manpower input for every 

states; 

 

d) To compile statistic for processing time for all states; 

 

e) To study and recommend the selections and adoptions of best unify software 

for all states. 

 

 

5.4        Conclusion 

 

             The strata titles acts and its concept were well understood and appreciated by 

all parties including consultants and owners. The concept of quantifying ownership by 

parcelling and calculating with an established formula, SiFUS, is perceived to be 

transparent, fair and equitable. Under SMA2013, maintenance charges and necessary 

sinking fund are fairly levied to ensure best management possible to the stratified 

property to uphold its value. Having analysed and evaluated the current situation, 
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where we are new and at infancy stage of implementing strata titles, we should set our 

target to strive for improvisation and zero error. With this study, it is hoped that both 

professionals and non-professionals who are involved in the strata development 

process can acquire some basic knowledge on strata applications and its current issues 

and challenges. With impending hike in stratified developments and increasing 

complexity of mixed use designs, it is necessary for parties concerned to be educated 

to manage the change. The first step is then to understand the current functional 

problems and issues, resolve them effectively and amicably. 
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TOPIC: THE ESTABLISHMENT OF SCHEDULE OF 

PARCELS IN THE ISSUANCE OF STRATA TITLES IN 

MALAYSIA 

CASE STUDY: LAND AND MINES OFFICES OF PTG AND 

JUPEM SELANGOR  

RESEARCH OBJECTIVE: 

 

1) To investigate the fundamental concepts of Schedule of Parcel (SOP), 

Certificate of Share Units Formula (SiFUS) and Proposed Strata Plan 

(CPS) which essentially lead to the issuance of the Certificate of Proposed 

Strata Plan (CPSP). 

 

2) To examine the application procedure and issues pertaining to the 

application of strata title approval. Through the process, problems, issues 

and challenges pertaining to this are to be identified and analysed. 
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Attachment A: Project Sarjana Muda (PSM) Permission Letter 
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               Attachment B: Qualitative Questionnaire Interview Survey Form                    
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________________________________________________________________________ 

Attachment C: Flowchart for issuance of strata titles together with empty    

ownership 
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     Attachment D: Flowchart for the applications of SOP, SiFUS and CPSP 
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___________________________________________________________________________ 

Attachment E: Flowchart for application of CPSP (upon completion of 

superstructure) 
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Attachment F: Flowchart for application of subdivision of building or land (after 

                                     obtaining CPSP)   
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Attachment G: Flowchart for application of PA(B) and documents of final strata title 

( after obtaining CPSP and approval of subdivision) 
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Attachment H: Sample of Certificate of Completion and Compliance (CCC) issued 

by architect 

 

 



 

99 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 



 

100 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment I: Guidelines for Introduction to Strata Development (Land and Land 

Parcels) – Pejabat Tanah dan Galian Negeri Perak 
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                                        Attachment J: Flowchart for application of SiFUS 
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                                    Attachment K: Guidelines of SiFUS application 
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Attachment L: Guidelines for calculation of share units for application of subdivision 

of building or land 
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