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Transit-oriented developments (TOD) have been implemented
worldwide to increase population density, pedestrian-friendliness,
public transportation usage, and economic growth by creating well-
planned and integrated urban areas. Thus, development agencies such
as the Asian Development Bank (ADB), Japan International
Cooperation Agency (JICA), and World Bank, to name a few, are
helping their member and borrowing countries to promote TODs
by investing in mass-rapid transit and addressing financial gaps to
make Southeast Asian cities liveable by 2030. Despite traffic
congestion, Singapore and Malaysia successfully pioneered TOD in
the region. At the same time, Thailand, Indonesia, the Philippines,
and Vietnam have recently implemented national and local policies
to replicate this success in their major urban centers. As borrowing
members of the World Bank, these countries must adhere to the TOD
Implementation Resources and Tools, a publication by the said
agency that helps implement TOD. Although these nations tried to
achieve similar success, they needed help implementing the
reference. Hence, a Comparative Content Analysis between the TOD
policies of the select Southeast Asian countries and TOD
Implementation Resources and Tools was conducted where four
main criteria were examined: TOD Planning, Station Area
Development, Stakeholder and Community Collaboration, and Value
Capture was found that Southeast Asian countries' policies must
address and improve various policy barriers on transit accessibility,
pedestrian-friendliness, liveable public facilities,
surrounding developments, affordable housing and accessible living,
mixed-uses and suitable urban forms, stakeholder and community
collaboration, and value capture mechanisms, and the TOD
implementation resources and tools to include in their policies on
the empowerment of local culture and identity. This will help
promote genius loci and esprit de corps to existing and future TODs.
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1. Introduction

Prior to Peter Calthorpe's discovery of Transit-Oriented Development (TOD) in the 1980s,
transport agencies in the United States were already leading efforts to promote sustainable urban
environments by regulating and guiding the type and size of projects around specific mass transit hubs,
such as train and bus stations. They advocated for compact, walkable developments as a means to
restrict urban expansion. Consequently, there was a rise in the number of people using public mass
transit, and neighbourhoods that were previously focused on cars shifted their focus to transit. Backed
by academic research, this finding has motivated transportation agencies to envision the transformation
of neighbourhoods surrounding significant transit hubs into TOD [6]. The concept of TOD in urban
development aims to promote sustainable mobility and enhance urban density by strategically locating
communities around transport hubs, taking into account the socioeconomic level and accessibility of
the neighbourhood [8, 24]. The TOD concept is defined by a significant increase in the use of public
transport by residents and the general public in specific TOD station areas. This increase is facilitated
by the implementation of proactive and intelligent technologies and initiatives. As a result,
approximately one-fifth of trips to commercial areas are made using public transport in TOD areas,
which is 4.9 times higher than in the outskirts of urban areas [25,39]. The urban development concept
is based on fundamental ideas that emphasise the importance of policies, actors, and institutions in
ensuring successful implementation. This is achieved by promoting cooperative processes and
community-led development strategies, with the aim of achieving equitable urban development [24,
28]. TODs are a concept in urban development that promotes the integration of various uses such as
residential, commercial, and institutional, with a focus on enhancing walkability, increasing public
transit ridership, and stimulating economic activity. This benefits both the public and private sectors
through the generation of revenue and profits from sources such as fares, leases, and taxes [6]. Despite
its innovative and creative nature, TOD is not a recent concept. It has been popular in both the global
north and south, including regions such as the United States, Europe, and Asia-Pacific. Extensive
research and practical applications have been conducted in these areas, leading to the endorsement of
TOD implementation by numerous reputable organisations [8, 24]. The concept of TOD gained
momentum throughout time and became widely adopted globally, leading to many interpretations and
applications in numerous countries and institutions. As a result of this progress, TOD evolved from
being solely a concept for neighbourhood development to becoming a concept for urban development
and planning that had an impact on various geographic scales. This emphasised its significance in the
establishment and expansion of nations [22].

The Asian Development Bank (ADB) has set a goal to promote the development of TODs in the
Southeast Asian region. This involves investing in mass-rapid transit systems and bridging funding
gaps by linking Land Value Capture (LVC) with TOD. The aim is to enhance land values and
infrastructure systems, ultimately creating livable cities by the year 2030 [1]. Consequently, the
ADB provided financial support for the development of railway sub-sector projects in various
Southeast Asian countries through Official Development Assistance (ODA). This support included
conducting a feasibility assessment and creating a detailed design for TOD [18]. Singapore was the
pioneer in Southeast Asia in successfully implementing TOD by integrating urban transit development
with spatial design and planning, while encountering congestion issues similar to other nations.
Malaysia followed suit after Singapore [1]. The measures taken by Singapore and Malaysia were
highly successful and efficient, compared to Thailand, Indonesia, and the Philippines, including their
capital cities. Although these countries showed potential, they encountered obstacles in applying the
TOD concept [1, 4, 22]. Attempting to replicate the strategies employed by successful nations in
adopting TOD, such as Singapore and Malaysia, may appear possible but is indeed difficult. When it
comes to the Netherlands, which effectively applied the TOD idea, replicating and immediately
applying policies, concepts, and performance indicators to other developed countries in the global
north proved to be more challenging than transferring technology, infrastructure, and equipment [37].
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Therefore, the act of imitating or replicating may not be as simple and relevant as it appears, as there
are other sector-specific factors to take into account before implementing a strategy.

In order to tackle the problem, Southeast Asian countries that are borrowing members of the World
Bank are required to adhere to the guidelines established by the organisation when implementing the
TOD concept. This involves utilising the TOD Implementation Resources and Tools, which is a
guideline published by the World Bank that is grounded in peer-reviewed research and literature [13].
This guideline seeks to build TODs through the use of consistent and pre-determined procedures,
policies, concepts, and standards. Nevertheless, although the guideline is easily accessible, it is
difficult to adopt, and its execution may not be totally suitable for certain member nations in Southeast
Asia. Therefore, this paper contends that the TOD Implementation Resources and Tools may not be
entirely fit for the Southeast Asian context, and suggests using this guideline as a framework for
modifying and adapting to the local context, in order to guarantee positive outcomes for stakeholders
involved in TOD projects in Southeast Asia.

The assessment of TOD projects in Southeast Asia underscored the importance of taking into
account the socio-cultural characteristics of the local community to ensure the success of these
initiatives. Numerous TOD initiatives are unsuccessful because there is a lack of understanding of the
local culture, behaviour, and attitudes. This leads to a mismatch between the goals of the project and
the needs of the community [1,15]. The challenges in adopting the TOD idea to attain sustainable
development encompass the lack of adequate park-and-ride facilities, high housing costs in close
proximity to transit stations, and the sufficiency of public transport services [21]. Reports have
highlighted the challenges faced by Southeast Asian megacities, including Bangkok, Jakarta, and
Manila, when it comes to investing in mass rapid transit systems. These challenges stem from the
delayed process of urbanisation in these cities in comparison to global metropolis. These cities have
less extensive mass rapid transit networks and have difficulties when trying to transition from a culture
that heavily relies on cars to one that prioritises public transportation. Therefore, additional research
should be undertaken to enhance capacity development and address these issues [1].

Several peer-reviewed papers indicate that Brunei, Cambodia, Myanmar, Laos, and Timor-Leste
do not have any TOD policies or guidelines [2, 11, 23, 27, 35, 38]. Nevertheless, a few of the above
named countries are inclined to implement TOD in the future. Current publications on Cambodia
explore the impact of economic globalisation, foreign direct investment (FDI), and China's Belt and
Road Initiative (BRI) on the country's spatial structure and land use patterns along highways. Two
impediments observed in the implementation of TODs are the expansion of development area along
National Highway 4, which has stimulated commercial activity, and the clustering of population along
the route. Furthermore, these factors have contributed to the spatial distribution of land use and have
played a significant role in driving these changes. This information is crucial for implementing
effective policies related to land use in Cambodia and other developing nations [23]. In Laos, the lack
of public transport in Vientiane leads people to rely on private vehicles, creating a gap between those
with lower and higher incomes. However, the construction of the Lao-Chinese High-Speed Railway
(LCHSR) is currently in progress. This railway will connect Boten to a new border crossing with
Thailand in the capital city. The project is expected to cost around 6 billion USD, with China providing
co-financing. The LCHSR's economic impact on Laos, Thailand, and China showcases distinct
benefits arising from the provision of passenger and cargo train services. Laos is expected to see
substantial advantages from TODs located near railway stations [20]. Myanmar has emphasised the
challenges in implementing TOD. This includes the delivery of dependable and ample energy, the
growth of cities, the supply of adequate sanitation and access to clean drinking water, and the
establishment of secure regional communication networks. In addition, obstacles to the development
of TODs include societal variables such as congestion control systems and innovative city initiatives
[2, 27]. Based on the research objectives of this study, countries that do not have a current TOD policy
or guideline will not be included in the analysis. This exclusion is imperative due to the scarcity of
accessible data and will be regarded as a delineation and constraint for this study paper. Nevertheless,
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it is heartening to see that these nations are advancing and exerting endeavours to embrace TODs for
the purpose of urban planning and development. Prioritising the resolution of the identified obstacles
and catalysts for development is crucial before implementing the TOD concept, its principles, and
policies in other Southeast Asian countries that are aiming for similar progress.

This research aims to assess the relevance of TOD Implementation Resources and Tools in
Southeast Asian countries that have adopted TOD policies and guidelines in select countries in
Southeast Asia, which include Thailand, Indonesia, Vietnam, and the Philippines. Singapore and
Malaysia are not included in this context because they have already been recognised as successful
countries in implementing the TOD concept [4, 18]. The system will generate a concise overview of
significant topics concerning the application of TOD based on various studies and policy documents.
These topics include TOD Planning, Station Area Development, Collaboration with stakeholders and
the community, and Value Capture. The specified variables will serve as the control variables and will
serve as foundation for comparative analysis [22] and examine the policies in the TOD Implementation
Resources and Tools, and identified and published national policies and guidelines related to TODs in
the selected Southeast Asian countries. The findings will contain a detailed breakdown of the
outcomes obtained from this comparative analysis. The policies will undergo critique and analysis to
reach a clear and concise conclusion that identifies the barriers and drivers of the policies being
compared. As an outcome, this paper will identify the barriers and drivers to policy implementation of
TODs in Southeast Asia, their own TOD policies, and the TOD Implementation Resources and Tools
which is promoted by the World Bank in implementing TODs on the same region. This will assist
policymakers in Southeast Asia in planning and incorporating TODs into their policy
creation, development of applicable and relevant strategies for TOD implementation.

2. Methodology

The researchers will follow the methods illustrated in Figure 1. The researcher will define the
fundamental benchmark criteria for analysing the dependent and independent variables, as specified
in Table 1. Comparative content analysis will be used to rigorously compare the policy conditions of
the independent variable, TOD Implementation Resources and Tools, with the corresponding policy
conditions of the relevant nations mentioned in the introduction, such as Malaysia, Thailand,
Indonesia, Vietnam, and the Philippines. The aim is to draw inferences and provide suggestions for
policy formulation and decision-makers in Southeast Asia. The findings of this study will assist
Southeast Asian countries in developing or revising their TOD policies and guidelines. The
fundamental objective of the study is to ensure that these policies are considered acceptable and
inclusive by the main stakeholders and players in the region. The baselines will consist of specific
criteria that will be used as a control variable to analyse and compare the independent variable, which
is the TOD Implementation Resources and Tools published by the World Bank. The dependent
variables are the published TOD policies from countries such as Thailand, Philippines, Indonesia, and
Vietnam, which have established TOD directives but have not yet successfully implemented the TOD
concept. Based on the comparative analysis, we will form a conclusion by highlighting the barriers
and drivers that influence the implementation of TOD in the aforementioned countries.
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Establishing Baselines

* The researcher will first establish the baseline criterions for the analysis
of dependent and independent variables.

e

Setting the Independent Variable \/

*Following the established baseline criterions, the researcher will input
the policy conditions of each criterions found in the TOD
Implementation Resources and Tools by World Bank.

N

]

Setting the Dependent Variables \/

* The researcher will then input the identified policy conditions of each
applicable countries with governing TOD policies following the
prescribed baseline criterions.

-
Comparative Content Analysis of Policy Conditions \/

* The researcher will conduct a Comparative Content Analysis of the
Independent and Dependent Variables, and itemize the identified policy
gaps, similarities, and differences which constitutes the barriers and
drivers in applying the TOD concept on Southeast Asian countries.

]

N

Conclusion and Recommendations \/

* The researcher will present the results of the comparative content
analysis and offer suggestions for Southeast Asian policymakers to
enhance or modify existing policies implementing the TOD concept.

Figure 1 Methodological Framework of the Study proposed by the authors

2.1 Establishing Baselines and alignment of the Independent Variable

The key factors for implementing TOD policies can be categorised into four main fundamental
criteria: TOD Planning, Station Area Development, Collaboration with Stakeholders and Community,
and Value Capture [22]. The baseline criteria are derived from multiple published peer-reviewed and
reputable sources, which have been collectively contextualised to provide a concise yet comprehensive
summary of the issues involved in developing and implementing TOD policies. These criteria serve as
the basis for the creation of the TOD Implementation Resources and Tools by the World Bank. The
policy conditions, on the other hand, are based on the TOD Design Principles of the independent
variable, which is the TOD Implementation Resources and Tools by World Bank. These conditions
will be tailored to the baseline criteria provided in Table 1.
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Table 1
Baseline Criterions and Policy Conditions from the TOD Implementation Resources and Tools by World Bank
[10, 13, 33, 34, 37].

Source: The New Transit Town: Best Practices in Transit-Oriented Development; Transit Oriented Development: Making
It Happen; Transforming the Urban Space through Transit Oriented Development; Is transit-oriented development (TOD)
an internationally transferable policy concept?; TOD Implementation Resources and Tools)

2.2 Southeast Asian Countries, their TODs, and their Policies

Studies have revealed that the countries selected for investigation are actively adopting the
TOD concept at both the national and local levels. Conversely, certain countries deliberately
implement the concept on specific locations, with the deliberate goal of transforming those areas into
TOD areas. This involves restricting urban planning and development policies to only apply within
these designated areas of interest. The countries for discussion are shown in Table 2.
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Table 2
Implementation Level of TOD Concept as a policy in select Southeast Asian Countries

Source: Transit-Oriented Development (TOD) Policy Framework of the Department of Human Settlements and Urban
Development (DHSUD); JABODETABEK Urban Transportation Policy Integration Project Phase 2 in the Republic of
Indonesia; Republic of Indonesia number 16 of 2017 guidelines for the development of the transit-oriented area; A Study
on Transit Oriented Development in Thailand Executive Summary Report Thailand TOD Master Plan Project for Studying
the Implementation of Integrated UMRT and Urban Development for Hanoi in Vietnam Final Report Main Text Part I:
TOD Concept Plans

Thailand, particularly in Bangkok, plans to improve urban accessibility and quality of life by
integrating land use planning and transportation as the Ministry of Transport plans to expand the
present metro lines to 464 km by 2035 and focus on improving passenger transportation services and
last-mile connections. TOD is crucial for enhancing ridership and public infrastructure in Thailand.
Factors affecting the development of healthy cities in suburban areas also influence TOD initiatives.
The efforts of Thailand to implement the TOD concept are contextualized and summarized in their
published document entitled “Study on Transit Oriented Development in Thailand Executive
Summary Report Thailand TOD Master Plan” by the Ministry of Transport [16, 30]. From the National
Policy, Thailand also published site-specific policies and master plans for TOD (e.g., Pattaya, Khon
Khaen, Ayutthaya).

Indonesia has crafted national and provincial TOD policies by the Minister of Agraria and Spatial
Planning through Regulation no. 16 of 2017. Indonesia also developed TOD guidelines and plans at
the provincial level, which provided site-specific policies to implement TODs (e.g., JABODETABEK,
Dukuh Atas, etc.). With MRT Jakarta being among the busiest TODs in the country, the Jakarta 2030
Regional Spatial Plan envisioned the TOD to combine residential, commercial, and public areas to
integrate mass public transportation networks and lower the use of motor vehicles. However, despite
the initiatives, studies suggest that the government should prioritize diversity in land-use allocation to
maximize transport ridership in Jakarta. Although faced with challenges, having the said policies is
already considered significant progress for Indonesia compared to other metropolitan cities worldwide
[5, 14, 15, 17].

The Philippines and its Department of Human Settlements and Urban Development (DHSUD)
developed a TOD Policy Framework that mandates national and local governments to include TOD
into their land use strategies in building compact, mixed-use, pedestrian-friendly urban developments
that encourage seamless movement of pedestrians and cars as well as provide open and green spaces
and a strong sense of place. However, motherhood statements serve as the foundation of the policy
framework, which needs precise implementation goals for TOD. At the local level, some cities in
Metro Manila already adopted the TOD concept on their major transit stations to reduce traffic and
enhance vehicular and pedestrian mobility. These local-level policies, however, encourage developers
to create plans to guarantee the success of the TOD by fostering local economic growth near the transit
stations, providing affordable housing, reducing traffic, and improving lifestyles. To ensure the full
participation of stakeholders in the TOD planning process, a shared awareness and understanding of
the TOD implementation is envisioned through awareness campaigns and institutional frameworks [9,
12].
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Despite lacking a national-level policy, Vietnam has adopted the TOD concept through the
guidelines published by JICA and other peer-reviewed research publications, which integrated transit
stations to promote transit orientation. However, this lack of a national policy in Vietnam makes the
TOD implementation exclusive to some areas (e.g., Ho Chi Minh City, Hanoi, Binh Duong, etc). For
example, Ho Chi Minh City in Vietnam plans to pilot the TOD concept on the urban railway system
by improving land use efficiency, reducing traffic congestion, and reducing environmental pollution.
The TOD concept will be implemented in conjunction with urban planning around the stations of the
urban railway line, with a proposal to pilot mechanisms and policies for development, emulating
Japan's experience in successful TOD implementation. The city is currently constructing its first mass
transit line and is working on analyzing and evaluating the application of TOD using the TOD-ID
analysis toolset to optimize residential, business, and leisure spaces within walking distance of public
transport. However, Vietnam may need to follow different routes than developed countries due to its
unique political system and central-local government relationship [3, 7, 36].

2.4 Baselines and alignment of the Dependent Variable

The researcher summarized and analyzed the applicable Policy Conditions for each country using

the available data, references, and reports. This analysis was based on the researcher's understanding
and is presented in Table 3.
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Table 3
Comparative Content Analysis of TOD Policies from World Bank and Select Southeast Asian Countries [9, 19,

26,31, 32].

Source: Transit-Oriented Development (TOD) Policy Framework of the Department of Human Settlements and Urban
Development (DHSUD), JABODETABEK Urban Transportation Policy Integration Project Phase 2 in the Republic of
Indonesia; A Study on Transit Oriented Development in Thailand Executive Summary Report Thailand; TOD Master Plan
Project for Studying the Implementation of Integrated UMRT and Urban Development for Hanoi in Vietnam Final Report
Main Text Part I: TOD Concept Plans,; Republic of Indonesia no. 16 of 2017 guidelines for the development of TOD areas
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3. Results

The researcher used the comparative content analysis method shown in Figure no. 2 to examine
the similarities and distinctive positive aspects of select Southeast Asian countries, which served as
the dependent variable. This analysis is then compared to the independent variable constituting the
TOD Implementation Resources and Tools of the World Bank and its policies.

Figure 2 Proof of the Author creating a Matrix Table conducting Comparative Content Analysis

After a careful study, the researcher identified the barriers and drivers between these
variables and produced the following findings:

3.1 Commonalities in TOD Policy of Select Southeast Asian Countries

The select Southeast Asian countries exhibit numerous commonalities in formulating their separate
TOD policies. This suggests that although the Southeast Asian region is comprised of multiple
countries, it exhibits significant similarities, notably in terms of policy planning and development.
Based on the Baseline criteria, TOD planning policies prioritise the participation of both the public
and private sectors in order to accommodate high-density and high-intensity developments. The goal
is to minimise urban sprawl and alleviate congestion by providing open spaces. This approach involves
constructing vertical developments and incorporating green and public spaces to facilitate public
activities. Additionally, it aims to connect different transportation nodes and create walkable env
Similar to TOD planning, station area development strategies emphasise the importance of establishing
connections and providing easy access to major developments and transit hubs. In addition to providing
public and green open spaces that can accommodate the capacity of the TOD and promote walking
and pedestrian activities, there is a need to increase the density and economic activity in the immediate
vicinity of the station. Affordable housing should also be provided to meet the needs of marginalised
and affected groups. It is important to have a mix of different uses in the station area to improve
mobility, prevent an excess of unused land, achieve balanced development, optimise population
density and diversity, and maximise economic opportunities within the station area. Meanwhile, the
rules on collaboration with stakeholders and the community generally pertain to involvement,
communication, and cooperation specifically related to the physical planning aspects of the TOD, such
as land use, zoning, and estate development. Conversely, value capture strategies seek to stimulate
local economic activities and foster their growth by highlighting the significance of enterprise, profit,
and money generated by development.
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3.2 Extracted Unique Features and Policy Highlights for TOD of Select Southeast Asian Countries

In addition to the fundamental standards established by the TOD Implementation Resources and
Tools, the chosen Southeast Asian countries also emphasised distinctive characteristics in their
policies. Some sources have questionable origins, while others are reputable and offer valuable
learning opportunities to improve current and future policies. These unique features, in contrast to the
Independent and other Dependent variables are outstanding and exceptional to these counties’ TOD
policies. Theses can be either considered as points of possible learning or improvement. The said
unique features are summarized on Table 4.

Table 4
Unique Features and Policy Highlights for TOD of Select Southeast Asian Countries [9, 19, 26, 31, 32].

Source: Transit-Oriented Development (TOD) Policy Framework of the Department of Human Settlements and Urban
Development (DHSUD), JABODETABEK Urban Transportation Policy Integration Project Phase 2 in the Republic of
Indonesia; A Study on Transit Oriented Development in Thailand Executive Summary Report Thailand; TOD Master Plan
Project for Studying the Implementation of Integrated UMRT and Urban Development for Hanoi in Vietnam Final Report
Main Text Part I: TOD Concept Plans; Republic of Indonesia no. 16 of 2017 guidelines for the development of TOD areas

299



UIA International Forum 2024 (UIA2024KL) - Malaysia Architectural Journal
MAJ Volume 7, Issue 4 (2025) 289-305

3.3 Identified Barriers between TOD Implementation Resources and Tools and Select Southeast
Asian Country TOD Policies

The author found barriers to Transit Accessibility, Pedestrian-friendliness, Liveable Public Space,
the station area's development, Affordable housing and accessible living, Mixed-use and form,
Collaboration with stakeholders and community, and Value Capture. These barriers are summarized
on Table 5.

Table 5
Identified Barriers between TOD Implementation Resources and Tools by World Bank, and available TOD
Policies of the select Southeast Asian Countries [9, 13, 19, 26, 31, 32].

Baseline Criterion Identified Barrier for TOD Implementation

There is a lack of comprehensiveness in the concept of transit accessibility.
Policies should be more inclusive, encompassing public motorized
Transit Accessibility transportation and safe non-motorized and active transportation, supported by

SMART systems.

Except for Indonesia, one of the policy barriers is the need for more dialogue

regarding restricting private car parking and similar amenities, which

discourages using single-occupancy vehicles and obstructs the promotion of
Pedestrian-friendliness sustainable transportation alternatives. A policy primarily focused on

motorized transportation is further hampered by the necessity for provisions

RE ~ESE® — DO~

on safe speeds and traffic demand management for cars.

The policy lacks sufficient details regarding the green and public open spaces,
which are crucial for understanding their importance and relevance to the
Liveable Public Spaces TOD. Specifically, information about their size, potential contributions to

public safety, disaster risk reduction, climate change mitigation, and cultural

significance must be included.

The policy regarding developments in the station area needs to align with its
stated objectives. While the select Southeast Asian countries prioritize
densification, culture, and identity, they lack the landscaping and good
architecture necessary to create a high-quality environment. It is essential to
Development acknowledge that the World Bank and its guidelines should consider the
Surrounding the Station importance of culture and identity when formulating policies regarding the
Area surrounding environment. This approach prevents the creation of standardized
developments and instead encourages the creation of distinct and independent
developments with unique characteristics and development directions. The

TOD Implementation Resources and Tools should prioritize

empowering culture and identity to promote Genius Loci and Esprit de Corps.

Except for Thailand, the restriction on the affordable housing policy is

Affordablf‘: Hougir'lg and primarily due to the emphasis on catering to the needs of the socialized and
Accessible Living

*EO0FT O —0 <o g o BpE0 =ad s

marginalized sector. While the current policy is commendable, Southeast
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Asian countries must broaden their perspective on mixed-income housing to
achieve inclusive development. This means considering different income
levels and implementing plans to finance or subsidize low-income and
socialized housing. The TOD will thus be able to serve a more

extensive and varied population without driving out underprivileged people
from the community or fostering exclusive gentrification. The concept of
offering affordable housing is commendable. However, the primary concern
is devising a sustainable approach to maintain it. Regarding housing, the TOD
should determine its population and density limits to effectively manage the
stakeholders involved in the development. This will prevent it from
negatively impacting other TODs with their population and development
areas. Therefore, Vietnam's policy suggests that relocating excess population
to TOD station areas with lower population density and good access to public
transportation is a viable strategy. This would provide stakeholders with a
high-quality living environment. Essentially, Mixed-income housing is
beneficial, but it is essential to set a limit or boundary to prevent uneven
distribution of people and development densities along railway alignments

comprising various TODs.

Mixed-uses and Form

The policy on mixed-use needs more diversity in its application. The
combination of residential and commercial elements exclusively defines
mixed-use. Further exploration should be undertaken to expand the range of
uses in mixed-use developments, including incorporating institutional,
cultural, and recreational components. This will contribute to the creation of a

more holistic and comprehensive development.

Collaboration with
Stakeholders and
Community

The policies in various Southeast Asian countries prioritize managing land
use, zoning, and estate matters in the public and private sectors. The analysis's
exclusion of the informal sector compromises the policy's efficacy in
lowering poverty and inclusiveness. Expanding the public participation policy
should include a broader range of demographic profiles, such as gender, age,
ability, income level, and other pertinent considerations. To attain inclusive
development, it is imperative to establish more comprehensive and precise
policies concerning engagement with stakeholders. These policies should

cater to the requirements of even the most susceptible segments of society.

Value Capture

The value capture strategies in select Southeast Asian countries focus on
benefiting from various development sources. Still, they need to fully
incorporate and emphasize the complete cycle and concept of Land Value
Capture. This concept not only involves initial investments but also
reinvestments to ensure the creation of sustainable land value and appraisal.

This entails reinvesting in infrastructure enhancement, green building and

infrastructure integration, service improvement, and utility upgrading.
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3.4 Identified Drivers between TOD Implementation Resources and Tools and Select Southeast Asian
Country TOD Policies

By doing a thorough examination of policies from various countries and the available TOD
Implementation Resources and Tools, it is evident that certain factors are reinforcing each other, and
there are specific areas of expertise that select Southeast Asian countries can use as a starting point to
introduce the TOD concept in their own countries. The information is condensed on Table 6.

Table 6
Identified Drivers between TOD Implementation Resources and Tools by World Bank, and available TOD
Policies of the select Southeast Asian Countries [9, 13, 19, 26, 31, 32].

Baseline Criterion Identified Barrier for TOD Implementation

Tl? Both policies support the need for a high-density and intensity TOD along the
Pla Density transit corridor to restrict urban sprawl and provide ample public open and
nni green spaces for non-motorized transportation.

ng
Stat There are no barriers to policies regarding connectivity to the surrounding
lon Connectivity to neighborhood. Instead, the policies focus on promoting accessibility to
Are surrounding i : .

a . significant developments and various modes of transportation, such as
D neighborhood , . N . . ,

£V primary and secondary options, to facilitate multi- and intermodality.
elop
men Development Both policies focus on implementing and promoting green and accessible

t Surropndmg the Sulbife s,

Station Area

4. Conclusions and Recommendations

The completeness of the selected countries is not the issue regarding the barriers and drivers of
TOD implementation in Southeast Asia. However, the issue lies in the compliance, relevance, and
context of the crafted policies for each established criterion for a successful TOD of the said countries.
To summarize, TOD Planning Policies concerning Density, Transit Accessibility, and Pedestrian-
friendliness advocate for a high-density, high-intensity TOD along transit corridors to limit urban
sprawl and provide public open spaces for non-motorized transportation. However, there is a lack of
comprehensiveness in transit accessibility. Policies should be more inclusive, encompassing public
motorized, safe, non-motorized, and active transportation supported by SMART systems.

For Station Area Development, which includes Connectivity to Surrounding Neighborhoods,
Livable Public Space, Development Surrounding the Station Area, Affordable Housing and Accessible
Living, and Mixed uses and form, The policies advocating for connectivity to surrounding
neighborhoods and establishing green public spaces in TOD are need to be more detailed, underscoring
additional information regarding their dimensions, potential impact on public safety, reduction of
disaster risks, mitigation of climate change, and cultural importance. The policies also need to include
the goal of achieving exceptional landscaping and architecture, which should be further elaborated
and is essential for creating a high-quality environment. There is also a need to expand affordable
housing policies to include a broader and more diverse population while ensuring that marginalized
individuals are not forced out of development. It is also recommended that the potential benefits of
incorporating a mixed-income approach in housing development be examined because this housing
typology fosters inclusivity and, with the development of appropriate financial tools such as cross-
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financing and community mortgage programs, it also contributes to the long-term economic
sustainability of housing projects. While mixed-income housing can have advantages, it is crucial in
the TOD policies to establish population-carrying capacities to avoid uneven distribution of people
and development densities along the railway alignment.

On the other hand, the policy regarding mixed-use developments should be broader and diverse in
its implementation. This should involve integrating institutional, cultural, and recreational uses in its
mix to achieve a more comprehensive and balanced development rather than simply focusing on
balancing residential and commercial uses. The World Bank could also benefit from the Southeast
Asian countries' emphasis on culture and identity in policymaking related to the TOD to encourage
distinct TODs with unique features and characteristics. Hence, the TOD Implementation Resources
and Tools as a universal guide for creating TODs should include and empower culture and identity
to promote a genius loci and esprit de corps while avoiding generic and templated developments.

In collaboration with stakeholders and the community, policies should prioritize addressing various
cross-sectoral issues besides land and development and ensure all members of the majority and
minority of the population are well-represented. To enhance cooperation, it is imperative to expand the
demographic profile of individuals engaged in the process, encompassing not only stakeholders but
also the diverse members of the community. It is also crucial to incorporate the informal sector into
the collaboration between the public and private sectors, which is why the select countries should have
included it in their policies because aside from inclusivity issues, the informal sector is still tributary
to the economic growth of the neighborhood where TODs will be situated.

Regarding value capture, certain Southeast Asian countries prioritize investment policies but
overlook the crucial aspect of reinvesting these profits to enhance and advance development, which is
the fundamental principle of land value capture. The economy's cyclical nature will be maintained with
reinvestment, resulting in economic leakage. However, reinvesting to preserve the economy's cyclical
nature is merely the initial measure to guarantee financial sustainability. Another crucial factor is
determining the optimum reinvestment strategy to maintain the cyclical economy. The course of time
is constantly changing, giving rise to specific phenomena. Therefore, it is essential for policies
regarding value capture to be resilient and updated with these changes. This phenomenon can be
observed in value capture, where a linear economy is nearing its obsolescence. Adopting the concept
of a circular economy is essential to achieve economic sustainability and stability. This means
implementing green and sustainable ideas in the policymaking process, reducing waste, improving
infrastructure and utilities, and a positive loop that continuously reinforces the economy and all its
aspects cyclically. By implementing such policies, the TOD can be ensured to have long-term
implications.
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