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Getting Familiar with the GST    
Since the announcement of Budget 2014, the Goods and Services Tax 

(GST) has been one of the most talked-about subjects in Malaysia. This 

month, we get fully acquainted with it as the tax is implemented.

Our recent iProperty.com Asia Property Market Sentiment Survey Report 

for the first half of 2015 has revealed that property buyers and investors 

are of the opinion that the tax will affect property prices despite the tax 

not being imposed on residential properties and only on commercial 

properties. However, a majority of the respondents stated that the 

implementation of the GST will not stop them from purchasing property 

although many are adopting a wait-and-see stance on the matter.

While affordability and rising house prices continue to remain a major 

concern, property buyers and investors would still rather purchase a 

property than rent at the moment.

These are just some of the findings that the survey has revealed. Read 

more about what Malaysians think about the affordable housing schemes 

introduced in Budget 2015 as well their perception on the property market 

for the first half of the year on pages 12 to 15.

Aside from that, our special focus this month is on luxury properties and 

information on this can be found on pages 50 and 51.

Happy reading!
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HAPPENINGS

Mah Sing Group Berhad recently launched its new 

D’sara Sentral show gallery following the success of 

its first block of D’sara Sentral’s serviced residences 

which is 80% sold. In conjunction with the launch of 

the new sales gallery, the second serviced residence 

tower which is Tower 1B was also opened for pre-

selection and has also seen an encouraging initial 

response.

Staying true to its philosophy of LiveLearnWorkPlay, 

S P Setia celebrated the Lunar New Year with its 

communities across Penang, Kuala Lumpur, Selangor, 

Johor and Sabah in a vibrant and colourful way on the 

weekend of 28th February and 1st March.

Celebrations in the northern region of Penang took 

place at Setia Welcome Centre SPICE in Bayan 

Baru. On this auspicious day, the Setia Sky Vista 

condominium development which comprises 

27-storey and 32-storey towers linked by a sky bridge 

was officially launched and saw an extremely good 

take-up rate.

Meanwhile, festivities in the central region of Kuala 

Lumpur and Selangor were held at KL Eco City, Setia 

Alam’s Setia City Park, Setia Eco Park, Setia Eco 

Glades and Setia EcoHill’s Setia Welcome Centre.

In the southern region of Johor, Setia Eco Gardens 

welcomed visitors with acrobatic lion dance 

performance amidst the launch of Eco Village 2 where 

the Cardena (22’ x 70’) and Pandora I (20’ x 70’) eco 

homes were officially launched.

 

Over in the eastern corridor of Kota Kinabalu, 

Sabah, Aeropod which is S P Setia’s maiden project 

in the state hosted a Chinese New Year luncheon in 

conjunction with the launch of a new dual-key Small 

Office Versatile Office (SOVO) concept within the 

integrated development.

Mah Sing Launches New 
D’sara Sentral Show Gallery

S P Setia Celebrates A ‘Happy Yarn Yarn’ Chinese New Year across Malaysia

Situated at No 3, Jalan Zuhal U5/179, Shah Alam, 

Selangor, D’sara Sentral’s new sales gallery is situated 

in Star Avenue, another development by Mah Sing. An 

encouraging turnout of close to 500 invited guests 

graced the formalities which included a ribbon cutting 

ceremony as well as auspicious Lion Dance and 24 

Drums performances. Guests were then ushered into 

the gallery to view show units of Type A (2-bedroom 

unit 809 sq ft in size) and Type C (3-bedroom unit 

1,136 sq ft in size). During the grand opening, the 

D’sara Sentral scale model was also available for 

public preview.

Located in the vibrant hub of Sungai Buloh, the 

integrated development has a gross development 

value of RM938 million. D’sara Sentral comprises 

lifestyle retail shops, one Smart Office Versatile Office 

(SOVO) block and four serviced residence towers.

Mah Sing will open its final two serviced residence 

blocks which feature 444 units priced from RM600,000 

upwards with built-up sizes starting at 752 sq ft for 

registration of interest soon. There are many exclusive 

layout options available which include double-volume 

units suitable for residents who appreciate high 

ceilings and grand living spaces as well as dual-key 

units suitable for multi-generation families.
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HAPPENINGS

The premier mixed development in Medini Iskandar 

that is UMCity Medini Lakeside by United Malayan 

Land Berhad (UMLand) has welcomed five new 

established partners representing six brands who 

will bring a new level of quality services to Iskandar 

Malaysia. The project which has a gross development 

value of RM1 billion is uniquely located next to a lake, 

offering an exclusive enclave for business and living.

These new strategic alliances are with The Ascott 

Limited, ONYX Hospitality Group, Samsung S-1 

Marvelane Home Sdn Bhd has unveiled an exciting 

luxury development in the mature, leafy neighbourhood 

of Putra Heights called Marvelane Homes by the Lake. 

A mixed residential development situated on a 23-

acre site, it comprises 157 units of modern, highly 

luxurious homes with a total gross development value 

of approximately RM400 million.

What sets Marvelane Homes by the Lake apart from 

other developments in the area is its centrepiece jewel 

of natural beauty which is a pristine and serene 16-

acre lake crowned by magnificent lush greenery. The 

lake contains Class One quality water (certified) which 

is non-harmful to the skin and clean enough to swim 

in. The lake has been Marvelane’s key inspiration in 

the project’s planning and design, integrating nature 

seamlessly into the overall development.

The entire development, designed by award-winning 

architecture firm Garis Architects, incorporates 

Marvelane’s trademarked M360 design philosophy and 

will comprise two phases. The soft launch of Phase One 

in March 2015 revealed 46 units of landed residences 

which include semi-detached homes, cluster houses 

and bungalows. Phase Two which is expected to 

launch six to nine months later will see 20 one-of-a-

kind waterfront villas, two blocks of condominiums 

and six waterfront townhouses overlooking the lake 

being added to the mix. Marvelane also took this 

opportunity to showcase its M360 design philosophy 

which is a set of guidelines based on what consumers 

look for in their property today.

UMCity Medini Lakeside Partners 
With International Brands

Marvelane Launches Iconic Lakeside Development in Putra Heights

Security Solutions Korea, MCAT Box Office and Regus.

The Ascott Limited is set to provide a taste of 

contemporary vibrant living with Citadines Medini 

Nusajaya, the first Citadines Apart’hotel in Nusajaya. 

Comfort, style and luxury at UMCity will come in 

the form of Shama Medini, the first Shama property 

in Malaysia which comprises lifestyle serviced 

apartments and will have a lakeside view.

OZO Medini will offer stylish hotel accommodations 

designed to cater to the diverse needs of business and 

leisure travellers. Both the Shama and OZO brands are 

managed and operated by ONYX Hospitality Group.

Work and setting up office in UMCity Medini Lakeside is 

made easy with the Regus Serviced Offices which will 

be located on the 16th floor of the UMCity Corporate 

Office Tower.

Meanwhile, MCAT Box Office will set up an MBO 

Cinema which will boast the latest technology in 

cinema entertainment at UMCity Medini Lakeside. 

UMCity is also currently in discussions with MBO to 

manage and operate a cinema in its retail centre.

UMLand also extended its partnership with Samsung 

by collaborating with Samsung subsidiary Samsung 

S-1 Security Solutions Korea to equip UMCity Medini 

Lakeside with its total security solutions.
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SURVEY  |  An Overview of the 7th iProperty.com Asia Property Market Sentiment Survey (H1) 2015

AN OVERVIEW OF THE 7TH iPROPERTY.COM ASIA 
PROPERTY MARKET SENTIMENT SURVEY (H1) 2015

56%

GENDER

44% 28%

WHERE ARE THEY FROM

Selangor

Kuala Lumpur

Rest of Malaysia

45%

27%

35% 38% 14% 11%2%

CONSIDER THEMSELVES

Will the lower income tax 
rate of approximately 5.3% 
make a difference? 

ANNUAL HOUSEHOLD INCOME

56% consider themselves 
investors and 21% consider 
themselves first time homebuyers First Time Homebuyers

The Investors

The Property Watcher

The Others

Age group
Below 
RM30,000

Below 
RM30,000

RM30,001 - 
RM180,000

No, it does not make 
a significant difference 

Yes, it will be nice to 
have that extra money 

Yes, but with 6% 
charged for the GST, 
it might not make a 
difference 

RM30,001 - 
RM180,000

RM30,001 - 
RM180,000

RM30,001 - 
RM180,000

RM180,001 - 
RM500,000

RM180,001 - 
RM500,000

<20 21-30 31-40 41-50 >51

64% 19%

19%

28%

22%

50%

69%

17% 54%

58% 19%
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SURVEY  |  An Overview of the 7th iProperty.com Asia Property Market Sentiment Survey (H1) 2015

WHERE THEY WANT 
TO PURCHASE 

VIEWS ON YOUTH 
HOUSING SCHEME 

INFORMATION ON HOUSING 
SCHEMES BY THE GOVERNMENT 

THE MALAYSIAN 
PROPERTY MARKET  

BUDGET TO PURCHASE 

HOW EASY IS IT TO FIND PROPERTY 
WITHIN THE RM500,000 BRACKET 

50%

No, there is no sufficient 
information provided 49%

Somewhat challenging 47%
Very challenging43%
Very easy 5%
Somewhat easy5%

More detailed 
information 
is required 

36%

Yes, information is 
easily accessible 15%

Not affordable at all  

Level of Property 
Affordability in 
Malaysia in 
2015

Very Affordable 

First Time Homebuyers

The Investors

The Others

Below 
RM500,000

RM500,000 -
RM800,000

56%

Selangor

Kuala Lumpur
Penang

Yes, it is 
UNFAIR 

for single people

31%

Below 
RM500,000

RM500,000 -
RM800,000

78% 20%

Below 
RM500,000

RM500,000 -
RM800,000

49% 33%

10

0

7.25

AFFORDABLE HOUSING 
FOR MALAYSIANS

54%
No, not enough 
was done 
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On the Malaysian Property 
Market 

Views on the Goods & 
Services Tax 

TOp 3 zones They Want to 
Invest in Iskandar Malaysia? 

What Would Attract 
Them to Purchase 

Top 5 Reasons to Purchase 
in Iskandar Malaysia 

47% Yes

Johor Bharu 
City Center

Nusajaya Senai - 
Skudai

41%
Additional policy 
changes in favour 
of foreign buyers

Affordable property prices 

Enhanced connectivity by 2018 
via the RTS network 

Confirmation of the Nusajaya 
High Speed Rail (HSR) Stop 

For retirement 

Excellent bilateral ties between 
Singapore & Malaysia 

53%No

Are Foreign Property buyers/
investors driving up 
Malaysia’s Housing Prices? 

Will the upcoming April 2015 
implementation of the GST stop you from 
considering a real estate investment? Will the GST  drive up the 

prices of goods and services, 
including property in Malay-
sia? 

Yes67%

46%

17%
9%

9%

19%
No18%

Undecided Views on the new guidelines which came into effect 
September 1 2014, allowing foreigners to only buy 
residential properties priced at least RM2 million in 
selected areas in Selangor fair? 

15%

Yes, but it 
should be 
implemented 
all across 
Malaysia, not 
just Selangor

No, it does not 
affect them 
much due to 
the currency 
exchange 

83%
YES

1
2
3
4
5

No, the limit 
should be 
higher 

Yes

Unsure

43% 7%42%

The full survey can be downloaded directly from iprop.my/APMSS2015Report
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EVENTS  |  iProperty.com Malaysia Agents Advertising Awards 2015

Officer, Georg Chmiel said that the company is 
extremely excited to organise the inaugural awards as 
it provides them with a platform to pay tribute to real 
estate agents, negotiators and agencies in the real 
estate industry.
 
“Last year, we paid tribute to developers for their 
significant contributions towards shaping the skylines 

Aptly named the iProperty.com Agents Advertising 
Awards (AAA) 2015, the awards recognise the highest 
levels of achievements, leadership and innovation by 
agents, negotiators and agencies in the real estate 
industry.
 
Shedding further information on the awards, iProperty 
Group’s Managing Director and Chief Executive 

RECOGNISING 
THE BEST IN REAL ESTATE
As the country’s trusted and No.1 property website, iProperty.com Malaysia 
recently announced that it is gearing up to launch its inaugural agents 
advertising awards ceremony to highlight some of the leading real estate 
professionals in the country.
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of Malaysia with their prestigious developments via 
the iProperty.com People’s Choice Awards 2014. This 
year, we wanted to pay the same honour and recognise 
the achievements of the country’s very talented and 
knowledgeable team of real estate professionals,” 
added Chmiel.
 
Calling for all Malaysian real estate professionals 
attached to a registered real estate agency to 
submit their entries, Chmiel explained that all entries 
received will be shortlisted and then judged by one or 
a combination of three categories; a panel of highly 
experienced professionals from various industries, 
iProperty.com statistics and votes by the general 
public as well. 
 
He added the awards were divided into the following 
categories:

 

AGENCY AWARDS

• Agency of the Year – Platinum / Titanium / Gold
• Outstanding Real Estate Agency of the Year – 
   Platinum / Titanium / Gold
• Most Dynamic Real Estate Agency
• Elite Project Marketing
• Visionary Real Estate Agency
• Most Innovative Real Estate Agency
• State-of-the-art Mobile App
• Star Real Estate Agency – Area
 
INDIVIDUAL AWARDS

• Breakthrough Agent of the Year (Residential / 
  Commercial)
• Star Agent – Area (Residential / Commercial)
• Visionary Trainer
• Outstanding Leader

 

When  asked about why real estate agencies and 
professionals should participate in the awards, Chmiel 
explained that the iProperty.com AAA 2015 is a highly 
valuable endorsement for each individual and/or 
agency.
 
“The recognition they receive will increase the winner’s 
status and brand awareness in the country, creating 
further valuable market differentiation amongst 
consumers and members of the industry. As the 
country’s No.1 property website with over 3.1 million 
visits, 1.4 million unique buyers and investors, the 
awards will not only boost their image in the industry 
but also successfully position them as the trusted real 
estate agent or agency in the country that property 
buyers and investors can turn to,” shared Chmiel.
 
All entries must be submitted online at www.iproperty.
com.my/agentsawards by 11:59:59 p.m. on 31st March 
2015. The winners of the iProperty.com Malaysia AAA 
2015 will be honoured at an awards ceremony on 16th 
June 2015 at the One World Hotel.



EVENTS  |  An Event for the Ages

20 |

2015 ceremony will see the addition of five new 

categories, namely: Best Northern Development, Best 

Southern Development, Best Affordable Development, 

Best Waterfront Development and Best International 

Development. 

He also unveiled the company’s latest plans wherein 

developers can purchase a package that allows their 

business advertisement to be the first things that 

consumers see when they click on iProperty.com 

Malaysia’s site.

The evening came to a close after a short speech by 

Jackson Low, PA to the Group Executive Director 

of Signature Kitchen which was the sponsor of the 

evening’s festivities. Guests were treated to a buffet 

dinner and drinks, after which they continued to mingle 

well into the evening.

The iProperty.com Malaysia’s 2015 Mingling Night 

brought together developers, real estate agents and 

some of the company’s best and brightest for a night 

of casual networking and bonding at the picturesque 

Signature by the Hill @ The Roof, First Avenue.

The evening opened with an introduction by Georg 

Chmiel, iProperty Group’s CEO and Managing Director. 

After a short welcome note he presented the findings of 

the Asia Property Market Sentiment Survey for 1H2015. 

Georg noted that many consumers are being cautious 

due to the implementation of the Goods and Services 

Tax (GST), and joked with developers that business may 

be just a tad slower in the first three quarters of the year.

Loh-Lim Shen Yi, GM of iProperty.com Malaysia, 

followed-up with a short presentation on the company’s 

second hosting of the People’s Choice Awards. The 

AN EVENT FOR THE AGES
The Mingling Night saw some of the industry’s biggest 
players let their hair down for just one night.

Attendees settling in for a fun and relaxing night of food, conversation and networking
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L-R: Investorist’s Founder Jon Ellis, iProperty Group’s CEO 

and Managing Director Georg Chmiel, Andaman Property 

Management Sdn Bhd’s Managing Director Dato’ Sri (Dr) 

Vincent Tiew, iProperty.com Malaysia’s Senior Account 

Manager Sean Lim

Guests listening attentively to the night’s speeches

Guests digging into the buffet dinner

Pictures courtesy of joshuakhoo.com

L-R: Tropicana Corporation Berhad’s Marketing Manager 

Nikki Lee and Senior Marketing Executive Lai Jeng Wen, 

iProperty.com Malaysia’s Senior Account Manager Rae Lee

L-R: UEM Sunrise Berhad’s Senior Executive Jeanette Ng,Assistant 

Marketing Manager Lee Yin Yin, Assistant Marketing Manager 

Emily Chong and Senior Executive Wong Siu Ngaan, iProperty.

com Malaysia’s Senior Manager (Developer) Rachel Leong

iProperty.com Malaysia’s GM Loh-Lim Shen Yi announcing 

details of the second iProperty.com People’s Choice Awards

iProperty Group’s CEO and Managing Director Georg Chmiel presenting 

the findings of the Asia Property Market Sentiment Survey for 1H 2015
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clip of the Chinese food documentary series ‘A Bite of 

China’, a spot and win contest and stage activities.

Following a stately dinner, more stage activities paved 

the way for a round of presentations that included a 

welcome dance, ‘Er Hu’ performance, Chinese acrobatic 

show, ‘Bian Lian’ or mask-changing performance, 

cultural piece, puppet show and Chinese folklore 

performance.

The second day raised the bar further by adding 

more traditional Chinese treats such as glutinous rice 

cakes with sweet potatoes to its menu of available 

snacks as well as a sugar painting demonstration 

to its list of activities. Things began to get even 

more exciting with the arrival of guest of honour 

The weekend of 6th to 8th February 2015 was a 

magical, exciting and festive one for Greenland Group 

as the company invited prominent figures, associates, 

members of the media and the general public to 

celebrate Chinese New Year with it. The merriments 

were even more special as it also marked the official 

opening of the mainland Chinese developer’s Jade 

Palace Sales Gallery.

Guests began arriving at the newly minted sales gallery 

at 2pm on the first day of the festivities and were greeted 

by door gifts and coupons, Chinese dumplings and other 

refreshments. Right off the bat, adults and children alike 

were entertained by ground activities such as candy 

weaving, calligraphy demonstrations, traditional Chinese 

amulet crafting and traditional mat weaving as well as a 

A RED AND GREEN 
CHINESE NEW YEAR
Greenland Group put an additional touch of joy to its Chinese New Year 
celebrations by having it coincide with the opening ceremony of its Jade Palace 
Sales Gallery. -  BY ONG XIN YING

The event’s VIPs posing with the lion dance performers
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project comprising 13 condominium towers which will 

introduce the unique ‘3+1 prestigious service system’ 

that allows owners to enjoy VIP-level treatment 

through the exclusive lifestyle, health, personal care, 

educational, cultural and sports services available as 

well as the international clubhouse.

At the end of the third and final day of the festivities, 

Greenland Group was proud to announce that an 

estimated total of 4,000 people attended its Chinese 

New Year celebrations and opening ceremony.

Decorations welcoming the Year of the Goat were set up all 

over the premises of the sales gallery

and Johor State Tourism, Trade and Consumerism 

committee chairman Dato’ Tee Siew Kiong which 

was marked with an opening show that comprised 

a 24 Season drum performance. This was followed 

up with a speech by Wu Shao Hua, General Manager 

of Greenland Malaysia, a video walkthrough of Jade 

Palace, a speech by Dato’ Tee, the grand opening 

gambit which consisted of fireworks and coloured 

smoke triggered by a button press by the VIPs, the 

activation of the company’s logo and a memento 

presentation session.

“Today is the grand opening of our sales gallery and 

through it we promise to provide our guests with only 

the best service,” Wu said in his opening speech. “This 

establishment was designed by AEDAS, one of the 

top five architecture firms in the world so that 90% 

of it enjoys a view of the straits while China State 

Construction Engineering Corporation, a company 

which is listed in the Fortune Global Top 500 like us 

handled its construction.”

“We wish to contribute to Malaysia’s economic 

development particularly in regards to Johor and will 

soon be introducing our second project which will be a 

comprehensive development located at the land near 

Permas Jaya. The site will be turned into Southeast 

Asia’s leading urban development which will feature 

a snow world theme park and opera house among 

other things,” he added.

Everyone then proceed to the sales gallery for the 

gallery gracing ceremony which consisted of a six 

auspicious lion dance, photo session and a tour of the 

establishment before the festivities which included 

a live band performance and flyboard stunt show 

continued to entertain the crowd. Additionally, there 

was a lucky draw where winners walked away with 

cash prizes and hampers.

Jade Palace is a 17-acre development located in the 

prime waterfront area that is Danga Bay in Iskandar 

Malaysia, Johor. It is a luxurious strait-facing residential 

Some of the lucky draw prizes which had been up 

for grabs that day
The awe-inspiring opening gambit was a sight to behold

The VIPs taking part in the opening ceremony
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COVER STORY  |  Bandar Kinrara

1

2
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Launched in August 2014, Irama 2 is scheduled for 
completion in August 2016.

KINRARA ANGGUN
Boasting luxurious spaces and contemporary home 
designs, Kinrara Anggun presents 52 units of semi-
detached homes which have 10 design options 
measuring a sprawling 40ft x 80ft with built-up sizes 
ranging from 2,778 sq ft to 3,106 sq ft. Featuring modern 
tropical designs, the intriguing abodes promise a 
harmonious open concept with spacious bedrooms, a 
car porch that can accommodate up to two cars and 
wide staircases.

The continuous living, dining and kitchen layout offers a 
seamless flow that is almost endless. Additionally, there 
are centralised water heating systems and mixer shower 
fittings in all bathrooms as well as a rainwater harvesting 
tank for external irrigation.

The mature township of Bandar Kinrara has 
much to offer urban dwellers as it expands its 
horizons and welcomes yet another shining 
series of real estate developments to its fold. 

Surrounded by ample choices of amenities and blessed 
with excellent connectivity, it is an urban oasis in the 
heart of Klang Valley.

IRAMA 2
Irama 2 presents elegant double-storey link houses 
spread across 3.11 acres of freehold land with a gross 
development value of RM67.3 million. An ideal option for 
growing families and upgraders, it features 61 spacious 
homes measuring 22ft x 75ft with built-up sizes ranging 
from 2,257 sq ft to 3,242 sq ft. The development presents 
an amazing 27 design options and the units are priced 
from RM971,800 to RM1.89 million.

The stylish homes offer a low-maintenance living space 
with flexible floor plans comprising spacious living 
and dining areas which lead to a trendy kitchen. The 
residences consist of three luxuriously proportioned 
bedrooms with a sprawling master bedroom overlooking 
a scenic linear park and a guest room located adjacent 
to the living and dining area. The high ceilings, generous 
car porch space as well as elegant front and rear yard 
landscaping add character to the homes.

A RISING ICON IN KLANG VALLEY
Presenting elegant new developments within its borders, 

Bandar Kinrara rises to meet the demand for exclusive and 
luxurious residential and commercial real estate.

43

1 Kinrara Anggun
2 Irama 2
3 Irama 2 - Living area
4 Irama 2 - Master bedroom
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The homes are fitted with large glass window panels 
that offer a panoramic view of the garden spaces and 
lush greenery, allowing for an ample flow of natural 
sunlight into and promoting excellent ventilation in 
the residence.

Launched in December 2014, Kinrara Anggun is set to 
be completed by January 2017. The homes are priced 
from RM1.86 million to RM2.56 million.

QASEH 2
Qaseh 2 presents 46 exclusive semi-detached homes 
spread across 6.38 acres of freehold land with a gross 
development value of RM106.8 million. The homes 
feature grand designs that exude a sense of luxury. 
The massive mansion-like windows and doorways 
in the common areas within the homes present an 
endless sense of grandeur. The living and dining areas 
open out to the terrace or garden courtyard which 
subtly wraps the home in a comfortable cocoon. Each 
home has a large and airy master bedroom as well as 
spacious and comfortable bedrooms all of which are 
equipped with en suite bathrooms.

There are a total of five design options with built-
up sizes ranging from 4,091 sq ft to 4,379 sq ft with 
dimensions measuring 70ft x 90ft and 50ft x 90ft. 
Launched in July 2014, the homes are expected to 

be completed within a two-year period by July 2016. 
The homes are priced from RM2.12 million to RM3.14 
million.

KINRARA NIAGA 3
Bandar Kinrara is also set to welcome a sophisticated 
and contemporary three-storey shop office 
development by the name of Kinrara Niaga 3. The 
2-acre project has a gross development value of RM74 
million and offers modern design lines combined with 
state-of-the-art multi-level street malls which deliver 
new concepts of shopping and office spaces.

Designed to exude the feel of a bright and airy 
commercial hub, the development will have ample 
walking spaces and common areas for shoppers and 
business activities alike.

The development features a total of 84 units measuring 
22ft x 70ft with built-up sizes ranging from 1,412 sq ft 
to 2,595 sq ft and a total of six options to choose from. 
They are priced from RM492,800 to RM1.6 million. 
The development was launched in August 2014 and is 
expected to be completed by August 2017.

A STERLING TOWNSHIP
Bandar Kinrara is an ideal place for living and working 
with an excellent array of amenities which include 

5
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shopping malls, schools, healthcare facilities and other 
public conveniences to its name. Additionally, it has 
a good selection of hypermarkets, supermarkets and 
retail hubs which cater to the needs of its residents. 
The township also boasts an 18-hole golf course with 
a driving range and clubhouse. Kinrara Resort is a 
perfect recreational spot for families and individuals 
with its attractive range of offerings.

Bandar Kinrara enjoys excellent connectivity via major 
highway networks thanks to it being served by the 
Damansara-Puchong Highway (LDP), Kuala Lumpur-
Putrajaya Expressway (MEX) and KESAS Highway. 
Meanwhile, buses and city taxi services provide 
convenient public commuting options. The township 
is also set to host its own LRT services soon, making 
commuting a breeze in the future.

ABOUT THE DEVELOPER
Irama 2, Kinrara Anggun, Qaseh 2 and Kinrara Niaga 3 are 
developed by I&P Group Sdn Berhad, a wholly-owned 
subsidiary of Permodalan Nasional Berhad (PNB). 
The company was formed as a result of the successful 
mergers and rationalisation exercise between three 
companies which are Island and Peninsular Berhad, 
Petaling Garden Sdn Bhd and Pelangi Sdn Bhd. The 
Group is credited with other sterling developments 
which include Bukit Damansara, Alam Damai, Alam 

Impian, Alam Sari, Temasya-Glenmarie, Bandar Baru 
Seri Petaling, Taman Pelangi and Taman Perling.

To experience the wonders of Bandar Kinrara, please 
contact 03-8070 7300 / 03-8070 7800 or visit 
www.inp.my.

5   Qaseh 2
6-7   Kinrara Niaga 3 

7

6
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Developed by Dsara Sentral Sdn Bhd, a wholly-owned 
subsidiary of Mah Sing Group Berhad, D’sara Sentral is 
shaping up to be the latest modern lifestyle hub that 
it promises to be with its many unique selling points. 
Spread across 6.55 acres of land off Jalan Sungai Buloh 
in Sungai Buloh, Selangor, the mixed-use development 
has a gross development value of RM938 million and 
comprises Smart Office Versatile Offices (SOVOs), 
lifestyle shops and serviced residences.

Having held the official opening ceremony for the 
project’s new sales gallery in Star Avenue on the 7th and 
8th March 2015, the company remains confident that 
D’sara Sentral will be yet another entry on its long list 
of successes. Mah Sing’s General Manager of Sales and 
Marketing Winston Tan sat down with iProperty.com for 
a quick interview about the project and its investment 
potential as well as the group’s plans for the rest of 2015.

Please tell us briefly about D’sara Sentral and its new 
sales gallery.
D’sara Sentral is a modern lifestyle hub inspired by 
similar developments in Singapore and Hong Kong. 
It is comprised of 105 lifestyle shops, 322 SOVOs and 
four serviced apartment towers which house a total of 
938 partially furnished units between them. It is a safe 
and secure place as it will have guarded entry points 
and residents will not want for anything thanks to the 
presence of the lifestyle shops and more than 40 facilities 

available to them which include a fully-equipped gym, 
sky spa, infinity pool, thematic gardens and more.

At present, the take-up rates for its launched 
components which are the lifestyle shops, SOVOs and 
first serviced residence tower stand at 80%, 70% and 
80% respectively. Our sales gallery which is now open 
to the public from 10am to 6pm everyday has two 
serviced residence show units which are the smallest 
and largest units available at 809 sq ft and 1,136 sq ft in 
size respectively.

We took the opportunity to hold the soft launch of 
the second serviced residence tower during our sales 
gallery’s official opening ceremony and I am proud to 
say that the pre-registration rates for it stood at 40% 

LIVING IN 
THE FUTURE, 
TODAY
Offering a mix of lifestyle shops, SOVOs 
and serviced residences, D’sara Sentral 
is an ideal place for living, working and 
investing in especially thanks to its MRT 
connection.  -   BY ONG XIN YING

1

1 D’sara Sentral’s lifestyle retail shops offer a stimulating 
and dynamic urban environment ideal for retail activities

2 D’sara Sental’s SOVO tower drop-off point
3 D’sara Sentral is conveniently linked to a MRT station 

through a covered sky walkway

Winston Tan, General Manager of Sales and 

Marketing of Mah Sing Group Berhad
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This will not only make it convenient for those who live 
here but work elsewhere but also for those who do the 
opposite. The presence of the MRT is a key reason why 
we chose to incorporate SOVOs into the development 
as it generates a supply of manpower primarily in terms 
of the office workforce for medium- and large-sized 
companies as well as entrepreneurs for whom the SOVO 
concept is ideal for their businesses.

For more information, please call 019-2922 338.

What is Mah Sing’s strategy for the rest of 2015 and 
what are some of the project previews and launches 
that the public can look forward to this year?
Considering Malaysia’s healthy gross domestic 
product (GDP) and household income growth, young 
demographic and stable employment conditions, we 
are confident that property will continue to be the 
preferred wealth preservation and investment option. 
Additionally, the right products in the right locations will 
continue to see healthy take-up rates and fill the current 
supply gap.

Our focus this year will be on ensuring the affordability 
of our products with 84% of our planned residential 
product launches being priced below RM1 million 
while location-wise it will still be Klang Valley. We plan 
to launch new phases of Savanna Executive Suites@
Southville City, Lakeville Residence in Taman Wahyu, 
D’sara Sentral and M Residence@Rawang in the Greater 
Kuala Lumpur and Klang Valley area as well as Meridin 
Bayvue@Sierra Perdana in Iskandar Malaysia and Sutera 
Avenue in Sabah.

In terms of product previews, there are M Residence 
3@Rawang, Festival Lakecity and Seremban Land in 
Greater Klang Valley, Ferringhi Residence 2 and Icon 
Residence in Penang as well as Bandar Meridin East in 
Iskandar Malaysia which we hope the public will look 
forward to seeing.

even before that. Furthermore, we plan to have the soft 
launch of the third tower in the third quarter of 2015 
and some of those units will also feature the dual-key 
concept.

What would you say makes D’sara Sentral an appealing 
residential, business and investment choice for 
prospective buyers?
D’sara Sentral’s appeal as a place to live and work rests 
heavily on its strategic location fronting Jalan Sungai 
Buloh. For one, this provides it with superb accessibility 
as it is connected to a network of major highways and 
expressways which include the Damansara-Puchong 
Expressway, New Klang Valley Expressway, Sprint 
Highway, Guthrie Highway, Penchala Link and Persiaran 
Surian.

This also puts it in close proximity to public amenities 
such as Hospital Sungai Buloh, Royal Bintang Hotel, 
Subang Airport Terminal 2, Tropicana Medical Centre 
and Putra Medical Centre as well as HELP International 
School, SEGi University and KBU International College. 
In terms of leisure and shopping destinations, there are 
Sunway Giza, One Utama, The Curve, IKEA, Ikano Power 
Centre, Desa Park City, Tesco Extra@Kepong Village 
Mall, Jaya Grocer@Sierramas and Econsave.

However, D’sara Sentral’s biggest selling point is that it 
will be directly connected to an upcoming MRT station 
through a covered sky walkway which will be kept 
secure through guard patrols and CCTV surveillance. 

 D’sara Sentral is a 
modern lifestyle hub inspired 
by similar developments in 
Singapore and Hong Kong.  

“
” 

2 3
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ISKANDAR 
MALAYSIA’S 
IMPERIAL GEM
With its coveted location and extensive 
list of prestigious services, Jade Palace 
is a stunning example of the quality 
Greenland Group promises to deliver 
through all future projects in Malaysia.  
-  BY ONG XIN YINGGreenland Group’s General Manager for 

Malaysia Wu Shao Hua
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While not the first mainland Chinese developer to 
set up shop in Iskandar Malaysia, Greenland Group is 
nevertheless a contender in the market that is not to 
be dismissed easily. The company through its wholly-
owned subsidiary Greenland Danga Bay Sdn Bhd has 
started off strong with its first project Jade Palace which 
occupies 17 acres of the prime waterfront area of Danga 
Bay, Johor Bahru.

Greenland Group’s General Manager for Malaysia Wu 
Shao Hua took some time off his busy schedule to chat 
with iProperty.com about Jade Palace, the local real 
estate situation and what the company’s plans are for 
the near future.

Please give us a brief description of Jade Palace and 
what its unique features are.
Our products are different compared to what we 
see in the local market. As such, we are committed 
to improving the living conditions of Malaysians by 
providing a new concept of living through Jade Palace. 
Its 3 million sq ft of affluent waterfront living space 
will comprise luxury high-rise residences overlooking 
a panoramic sea view as well as a marina yacht, 
school, international-level clubhouse and commercial 
street malls.

Situated just five minutes away from the Johor-Singapore 
Causeway and seven minutes away from Johor Bahru’s 
city centre, the development gives owners the privilege 
of being only a short drive away from enjoying the 
convenience of the two-country-one-city international 
straits view lifestyle that its location offers it.

Jade Palace stands out most of all by allowing residents 
to enjoy a fulfilling lifestyle in the comfort of their own 
home through its merging of innovative technology and 
development, offering Wi-Fi and broadband services, 
a high-tech sensor entry system, in-house apps, 
community weather reports and so much more.

Additionally, they will be able to enjoy VIP-tier treatment 
through our prestigious service system which includes:
• exclusive lifestyle services – home shopping system, 
star-rated housekeeping services, residence rental and 
sales services, commercial value services and more

 This is because Iskandar Malaysia 
has been developing steadily over 
the years on top of its advantageous 
closeness to Singapore.  

“
” 

1 2

1 Artist’s impression of Jade Palace
2 Jade Palace aims to offer homeowners a fulfilling and 

comfortable lifestyle
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three to five years many companies will relocate their 
factories from Singapore to Iskandar Malaysia and this 
will benefit the region’s long-term development.

Your company’s subsidiary recently entered a joint 
venture with Iskandar Waterfront City Bhd’s subsidiary 
Southern Crest Development Sdn Bhd to buy 128 acres 
of land in Tebrau Bay. What can you tell us about this 
deal?
This project is a waterfront residential development 
which will be a benchmark for waterfront living in 
Southeast Asia with its diverse mix of residential 
products, community facilities, high-quality retail outlets 

• health and personal care services – private healthcare 
management, health consultation services, traditional 
Chinese medicine and many more
• education, culture and sports services – community 
sports education, children’s cultural education, senior 
citizen classes and more

Jade Palace is a very ambitious first project for your 
company to start with in Malaysia. Why did Iskandar 
Malaysia appeal to you so much?
This is because Iskandar Malaysia has been developing 
steadily over the years on top of its advantageous 
closeness to Singapore. We believe that in the next 
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as well as health and wellness services all within close 
proximity of fast-growing Johor and the global service 
hub of Singapore.

Located south of Permas Jaya Golf Club and 
Permas Jaya New Town, it will comprise high-end 
condominiums, waterfront landed properties in the 
form of semi-detached homes and bungalows, a 5-star 
hotel, waterfront retail outlets, an opera house, wellness 
centre, school, office tower, theme park and more.

How do you view the oversupply concerns in regards 
to high-end condominiums in Johor and Malaysia’s 
property outlook for 2015?
I do not think these concerns hold much weight especially 
when you look at the facts. Johor Bahru’s large existing 
population and high population growth rate coupled 
with Singapore’s high property prices which have 
caused property investors to look to neighbouring areas 
such as Johor and Iskandar Malaysia in particular are 
some of the top reasons why the demand for property 
in the region remains robust. Additionally, we believe 
that there are a great deal of people especially those of 
the current generation who want or need to buy a new 
home but do not have many choices to pick from which 
is where our project comes in.

What are your future plans in Malaysia for the next few 
years?
We will be focusing on our projects in Iskandar Malaysia 
for the time being and would like to thank the local 
government for their full support in our endeavours. 
By developing these projects, we are gaining a better 
understanding of Malaysia’s needs and pace of life which 
we will then use to formulate an appropriate systematic 
management process before we go on to expand our 
business to other parts of the country and Singapore.

 We believe that there 
are a great deal of people 
especially those of the current 
generation who want or need 
to buy a new home.  

“
” 3 Jade Palace offers a comprehensive list of all-in-one 

lifestyle services
4 Aerial view of Jade Palace, which comprises 13 towers of 

residential offerings

3

4
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OVERSEAS PROPERTY 
INVESTMENT: TABOO OR 
FINANCIAL INGENUITY?

MISCONCEPTION 1: 
RESTRICTIONS, RESTRICTIONS, 
RESTRICTIONS…

“I am not a local citizen or a Permanent Resident (PR) 
therefore I cannot buy or invest in foreign properties.”

Most countries allow non-PR or non-Citizens to invest 
in their country’s equity, as long as they have available 
funds.  However, rules and regulations on particular 
investments could inevitably apply, depending on the 
country of investment. 

For instance, foreign investors are able to purchase 
residential property in Malaysia at a minimum 
purchase price of RM 1 million (this varies across 
state / regions). Singapore, on the other hand, does 
not entitle foreigners to purchase landed homes and 
HDBs, but permits the purchase of condos with no 
restrictions. 

OVERSEAS PROPERTY 
INVESTMENT: TABOO OR 
FINANCIAL INGENUITY?
Debunking the misconceptions of international property investment.

 With oversea banks 
such as in Australia, 
banks would look at your 
repayment capabilities to 
grant you a loan and not 
your Malaysian commitments.  

“
” 
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This provides you with ample time to prepare the loan 
application and remaining payment (excluding down 
payment) for settlement, enabling you to spread out 
your cash flow and cultivate better finance planning. 

Organisations such as JFS also have relationships 
with established financing institutions, as well as 
technological and logistical capabilities which can 
facilitate financing management from within Malaysia 
without the need for the investor to be physically 
present in the respective country. 

For the sub-sale of properties in Singapore and the 
UK, assistance can also be provided to collate your 
documents in place earlier, allowing an immediate 
start to loan processing once an ideal property has 
been identified. 

This service is also available to Australian permanent 
residents who are looking to buy a sub-sale property 
in Australia. 

MISCONCEPTION 4: 
I DO NOT HAVE THE DOUGH!

“I have to be a millionaire to invest in international 
property.”

One can simply start to invest in Australia with a 
joint net household income as low as RM15,000, 
at an exchange rate of 2.8, for a property priced at 
A$350,000 (or RM1.12 mil), as long as the purchaser 
is able to afford repayment and all chargeable fees.

For first time buyers, recognising this opportunity 
would empower them with the upper hand that is to 
maximise finances through expanding their property 
portfolio. 

Regardless of whether the property purchased is 
generating a positive cash flow or is a negatively 

In the UK foreigners are entitled to purchase any 
type of property as long as one can afford it. The 
Australian government permits foreigners to purchase 
brand new residential or commercial properties and 
developments that are Foreign Investment Review 
Board (FIRB) approved with no minimum purchase 
price. However, foreigners are not allowed to buy sub-
sale or secondary properties. 

MISCONCEPTION 2: 
I DO NOT EARN IN THE CURRENCY OF THE 
COUNTRY IN WHICH I WOULD LIKE TO 
INVEST

“I want to invest offshore but I cannot secure a loan 
from Malaysia as I’m not earning in the currency of 
the country that I am looking to invest.”

With established mortgage or financing bodies 
available in Malaysia such as Jalin Financial Solutions 
(JFS), Malaysians have access to a myriad of 
opportunities through a one-stop centre. These 
outfits can provide assistance in obtaining loans from 
either local or foreign institutions. 

Organisations like JFS will first analyse and 
comprehend the location and type of property you 
wish to purchase (or have purchased), and will then 
provide advice on which financing institution, whether 
locally or offshore, offers the best mortgage package 
that would suit your unique situation. 

They can also assist in opening a bank account if the 
investor is taking an offshore loan to finance their 
international property. 

MISCONCEPTION 3: 
I HAVE TO BE PHYSICALLY PRESENT TO 
SECURE A LOAN

“It is too troublesome for me to get a loan immediately 
for offshore properties as I need to fly there to get all 
my loans settled.”

Depending on the country in which you intend to 
invest, a typical off-the-plan development in Australia 
usually takes approximately two years to complete 
and you will only be required to apply for the loan six 
months prior to settlement. 

 In the UK foreigners 
are entitled to purchase 
any type of property as 
long as one can afford it. 

“
” 

Graph depicts median property prices for major cities in Australia. Australia median 
property prices have seen a steady increase, indicating a safe long term option in 
diversifying your property portfolio. The falling interest rate will make Australian 
properties an even more attractive investment buy.



40 |

INTERNATIONAL PROPERTY INVESTMENT  |  Overseas Property Investment: Taboo or Financial Ingenuity?

geared property, rents will inevitably increase 
with time – what more with inflation and capital 
appreciation, your property will be rendered positively 
geared in time, thus supporting your loan repayments 
and providing you with an adequate income.

Whilst this unfolds, seize the opportunity to invest in 
other properties to further increase your portfolio and 
continue producing a stable form of financing. 

MISCONCEPTION 5: 
LOCAL BANKS ARE THE END OF THE LINE

“My local loan quota has maxed out! I am not able to 
invest locally, what more internationally?”

Maxing out your loan in Malaysia does not necessarily 
mean you would not be able to secure one overseas. 
Keep your options open, take a breather, and start 
afresh. 

With oversea banks such as in Australia, banks would 
look at your repayment capabilities to grant you a 
loan and not your Malaysian commitments. 

As it would be a new investment, mortgage brokers 
would generally apply the highest loan margin on 
your behalf – of course, this would vary based on your 
net income.

A good tip to note when applying or selecting off-
shore loans is to never rely on interest rates as the sole 
determinant; always consider other features of loans 
that should be taken into account, such as interest 
only repayment, age limits or lock-in periods, among 
other factors. 

Below is an outlook of the margin and tenure available 
for Malaysians taking an offshore loan:

 Many perceive local 
property buyers to be more 
focused on high capital growth, 
while overseas property buyers 
are focused on high rental yield. 

“
” 

AUSTRALIA 
LENDING 
INSTITUTION

UK LENDING 
INSTITUTION

SINGAPORE 
LENDING 
INSTITUTION

MALAYSIA 
LENDING 
INSTITUTION

Margin Up to 80% Up to 70% Up to 70% Up to 70%

Tenure
Up to 30 years (no 
age limit)

Up to 30 years
Up to 30 years or up 
to 65 years of age 
(whichever earlier)

Up to 30 years or up 
to 65 years of age 
(whichever earlier)

* Above lending terms chart is provided for Australia / UK properties available for Malaysians. 
Do take note that location of the property, built up size and type of property affect the bank’s margin.
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In Malaysia, the progressive built scheme requires 
payments in instalments until the project is completed.

On the other hand, countries such as Australia and 
the UK, practice the 10/90 payment scheme where 
buyers are required to put down 10% of the property 
price up front while the balance is required only 
when the project is completed (this may take two 
to three years), allowing investors to consider other 
investments in the meantime.

CONCLUSION
It is crucial to always do your research and evaluate 
yourself before making any decisions. Never follow 
the herd as every individual’s case varies from one to 
another – from financial status to preferences, such as 
that of local or offshore banks.

This article is courtesy of Vincent Leong, Mortgage 
Executive of Jalin Financial Solutions, Your International 
Real Estate Mortgage Consultant. 

So, remember, if you find yourself stuck in a rut with 
a maximised local loan, you may always consider off-
shore lending institutions that can provide flexible 
and investment friendly terms that are suitable for the 
global property investor. 

MISCONCEPTION 6: 
INVESTING LOCALLY IS THE WAY TO GO

“My local properties are doing pretty good on its 
own, why should I need to invest overseas?”

Many perceive local property buyers to be more 
focused on high capital growth, while overseas 
property buyers are focused on high rental yield. The 
truth of the matter is, one would also receive good 
capital gains in the overseas property market. 

With lower upfront commitment, investing overseas 
allows one to expand their portfolio instead of putting 
all their eggs in one proverbial basket, seizing the 
opportunity to ride on other markets that may be 
doing better than the local scene. 

DISCLAIMER: The information in this article is provided by Jalin Financial Solutions and is not in any form an endorsement or 

recommendation by iProperty.com. Readers are encouraged to seek independent advice prior to making any investments.
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Finding a needle in a haystack is a common sentiment 
when it comes to looking for a home that suits your 
budget. The same, good or bad, cannot be said 
when it comes to finding a shopping mall that suits 
your fancy. A stone’s throw away from pretty much 
anywhere, shopping malls have seen quite a boom 

in the last decade and this trend seems to show no 
signs of stopping.

In this instalment of iProperty.com’s Your Say, we 
speak to the following experts to hear their thoughts 
on the matter:

Yap Kian Ann
Executive Director of 

Jordan Lee & Jaafar (KA)

Catherina Quek  
General Manager and Chief Financial 

Officer of Johor Bahru City Square (CQ)

Tan Hai Hsin  
Managing Director of 

Henry Butcher Retail (HH)

Stephen Pimbley
Founding Director of 

SPARK Architects (SP)

Dena Anne Rasiah
Architect and 

Homebuyer (DR)

A DIME A DOZEN
Are there too many shopping malls in Greater Klang Valley? 

-  BY BRANAVAN ARULJOTHI
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Which is your favourite shopping mall in Klang Valley?

DR: I do not think I have one in particular but if I 
had to pick, I would probably go with The Curve. 
It is close to my home and the fact that it is linked 
to both IPC Mall and IKEA makes things so much 
easier as far as parking is concerned. It is simply 
a matter of distance.

KA: I have a few favourites such as Mid Valley 
Megamall, Pavilion Kuala Lumpur and Berjaya 
Times Square as they are all one-stop centres 
which provide a full range of products, food and 
beverage options, entertainment outlets and 
services.

SP: Bangsar Shopping Centre (BSC) is my pick 
as I enjoy the way in which it blends the outdoors 
with the indoors. It feels very local and is not as 
overpowering as the city’s destination megamalls. 
The cafes and restaurants in it which face the 
street blur the boundary between the inside and 
outside. I also like the way in which the Jasons 
supermarket spreads out across the ground floor 
as it has the feeling of a busy market which is 
quite compelling to European sensibilities.

HH: I do not have a favourite shopping mall in 
Malaysia as my job requires me to visit all kinds 
of retail centres throughout the country. I am 
inside a retail centre somewhere on almost a 
daily basis. Despite having visited over 1,000 
retail centres all over the world, I do not have a 
favourite shopping mall.
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The culture of shopping malls in Malaysia from both the consumer and developer perspective 
can be considered comparatively rampant. What do you attribute this to?

DR: I have thought about this a lot and it is my 
opinion that a big factor is the weather. Malaysians 
cannot spend their weekends like the people we 
see on TV. We cannot just find a park to throw 
a Frisbee in or drive to the beach for a picnic. 
The levels of humidity can be unbearable and 
even unhealthy to some extent. Having leisure 
options in an air-conditioned space just seems 
less of a hassle. Nevertheless, I still make time to 
spend outdoors. I would much rather brave the 
sweltering heat than spend the two days a week I 
have free within yet another set of walls.

KA: Malaysians generally enjoy shopping or 
rather window shopping. This could be due to 
several reasons such as the hot weather which 
discourages outdoor activities, the lack of 
affordable and easily accessible options as well 
as lifestyle quality. There are not many other 
kinds of outlets that provide such a wide range 
of services as shopping malls do and it is also 
a great way to pass the time in a cooling and 
comfortable environment. Car park rates are 
relatively affordable and so are some of the 
dining options within these malls.

SP: In my opinion, it has a lot to do with the 
nature and culture of the millennial generation 
which has grown up in an era of unprecedented 
wealth combined with rapid technological 
advancement. The millennials have habits 
and preferences regarding interaction that is 
significantly different compared to previous 
generations. The mall has become the new social 
centre for communication as they are places 
which provide comfort and safety, are relatively 
easy to access and support a wide range of social 
activities.

HH: The culture is prevalent in not just Malaysia 
but also all throughout Asia. On weekends, 
you will find a large number of shoppers fill up 
popular shopping malls in Malaysia, Singapore, 
Thailand, Indonesia, Philippines, China, Japan, 
South Korea, Taiwan, Vietnam and Myanmar.

CQ: Malaysia is a developing country, and her 

hunger for more retail and entertainment options 

is strong. Coupled with Malaysian malls having 

reasonable amounts of stability, and malls being 

a strong economic driver, it is not surprising that 

more and more shopping malls are sprouting up 

in the country.
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The recent mushrooming of mixed-used 
developments has created a kind of leisure 
hybrid of corporate and residential towers 
which also offer retail options. Is this a case of 
increasing the convenience factor or because 
these options are almost shoo-in successes?

DR: I may not be the most qualified person to 
answer this question but I think it is a mix of both. 
Having office towers surrounded by residences 
and retail outlets seems to be a hit because of the 
convenience it provides, resulting in a success. 
Roads are remapped and homes are rebranded. 
Publika is a great example of how all facets can 
coexist. At the same time, this is what contributes 
to congestion and overcrowding. When the office 
crowd heads off at 6pm, the shoppers and diners 
make their way into the area. It is a cycle that is 
as vicious as it is important.

KA: As mentioned above, residential or office units 
with the convenience of shopping facilities usually 
fetch better prices or receive better take-up rates 
upon the development’s launch. However, this type 
of project may not always be a ‘shoo-in-success’.

The retail component of the development may 
not be able to provide extraordinary profits to 
the developer as the construction cost on a per-
sq ft basis can be higher than the residential and 
office components coupled with the much lower 
efficiency rate (net lettable area over gross floor 
area) in the range of about 50%-60% for shopping 
malls or arcades. Upon completion, they may also 
face problems in getting the retail space occupied 
and to obtain a reasonable yield from this retail 
portion if they have retained the mall for their own 
investment purposes.

SP: Mixing the use of components in a development 
obviously guarantees a certain ‘foot fall’ for the 
retail component but it is not sufficient to make it 
commercially viable. It must attract, as BSC does, 
clientele from elsewhere. In effect, it needs to 
become a destination.

It is true to say that mixed-use developments are 
increasingly blurring the boundaries between 
living, working and playing. The focus on the 
mixing of uses within a development can again 
be attributed in part to the social aspirations of 
millennials who question the traditional structures 
of how and where they live, work and play.

Millennials are attracted to brands that empower 
them to feel individualistic because it is 
simultaneously counter-conformist and socially 
desirable. However, the paradox is that despite the 
self-professed individualistic nature of millennials, 
their ubiquitous use of social media such as 
Facebook, Instagram and WeChat has made them 
more homogenous than any previous generation. 
The mall environment across the world is by 
design homogenous compared to the bespoke 
nature of the traditional street and its small shops. 
As such, it is ideally suited to nourish the complex 
values of this generation.

HH: Neither. This real estate format of mixed-
use developments with a retail podium below 
and high-rises above is due to the land usage 
and plot ratio. Many of these developments were 
built, are developing and have been planned 
throughout Klang Valley. They are usually located 
outside the city centres and town centres. These 
developments have commercial land titles.

When these plots are located where they are, 
there are limited opportunities for high-rise office 
towers and hotel towers. High-rise residential 
units such serviced apartments, SOHOs, SOFOs 
and SOVOs are the most viable option. However, 
the investment return cannot be justified without 
commercial components beneath it due to the 
high cost of commercial land.

Many of these developments have a 1- to 3-storey 
tall retail podium. Developers usually sell the 
retail lots on the retail podium. Residential 
buyers are keen on this development format as it 
will attract tenants who are willing to pay higher 
rental rates due to the convenient presence of 
retail shops at the lower floors. Retail property 
investors are keen on these retail lots as they are 
more affordable when compared to investing 
in shop offices. Unfortunately, many of these 
strata-titled retail podiums fail to enjoy good 
occupancy rates and high rental returns.

CQ: Convenience definitely plays a significant 

part for such developments. With mixed-used 

developments, you have got a community 

outside your doorstep from retail outlets to 

restaurants and parks. There is a reduced need 

in travelling longer distances and the illusion of 

less congestion and pollution. While mixed-used 

project are not necessarily a shoo-in as there are 

factors to consider such as location, tenant mix 

and amenities, it paves the way for economic 

growth and better quality of life.
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In your opinion, are there too many shopping malls in Klang Valley? 

DR: I do not know if there will ever be enough. 
There seems to be a mall popping up every 
other minute. The distance between Mid Valley 
Megamall, Paradigm Mall and the now-defunct 
SS2 Mall is laughable in the sense that you 
have three similar centres all within such close 
proximity of each other. The traffic congestion 
and overall carbon emission is a big price to pay 
for ‘convenience’.

KA: I do think there are too many especially when 
you consider the shopping malls that are still under 
construction. However, certain economic factors 
come into play. For example, the weakening Ringgit 

SP: Yes, there are too many but more importantly, 
they are too similar in their ambition. Nobody 
seems prepared to ‘break the box’ and develop 
a product that is radically different. Some have 
components that offer moments of relief from 
the acres of boring branded outlets but they tend 
only to be ‘the lipstick on the gorilla’ which refers 
to the fact that bad designs cannot be rescued 
by good art.

may improve tourism arrivals and subsequently 
enhance the performance of prime shopping malls 
located within tourism spots such as the Golden 
Triangle of Kuala Lumpur.
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A 2012 report by CB Richard Ellis implied that 2015 will see an oversupply of 
retail space which will be cushioned by the growing amount of submarkets. 

Are we currently experiencing an oversupply?

KA: With the aggregate net lettable area of 
shopping malls in Kuala Lumpur, Selangor and 
Putrajaya being around 57 million sq ft and the 
incoming under-construction supply of around 
5 million sq ft coupled with the weakening 
economy, the depreciating Ringgit which means 
an increase in the price of imported products, 
the implementation of the Goods and Services 
Tax (GST) in April 2015, weakening consumer 
confidence and increasing trend towards online 
shopping, the retail sub-sector is expected to be 
challenging.

In the short term, the increase in the population 
and the inward migration into Klang Valley as well 
as the growth in private consumption may not be 
sufficient to absorb the additional supply of retail 
space. All these factors may lead to an oversupply 
of shopping malls. However, the increasing supply 
of retail space notwithstanding, shopping malls 
located within prime locations with a sizeable 
and quality catchment of shoppers will continue 
to fare well.

HH: Yes. However, this does not mean that 
there is no room for growth. There has been an 
oversupply of retail space in Klang Valley for the 
last decade. In spite of this, developers are still 
building shopping centres throughout the region.

The oversupply issue is not location-specific 
but project-specific. For example, Suria KLCC, 
Mid Valley Megamall, Pavilion KL, Berjaya Times 
Square, One Utama, Sunway Pyramid and a few 
more will remain as popular shopping centres 
in Klang Valley. At the same time, shopping 
centres which have been suffering from low 
shopping traffic will continue to face challenges 
in attracting crowds.

There is still a clear disparity between success and 
failure. Popular shopping centres throughout the 
country continue to attract shoppers and quality 
tenants despite intense retail competition and 
the weak economy. Some shopping centres are 
giving long, rent-free periods to their retailers. 
Despite this, they still fail to attract sufficient 
retailers.

Additionally, some older shopping centres will 
lose retailers and businesses to newer, bigger 
and modern shopping centres. Shopping centres 
that have not been performing well will need to 
work harder to retain existing tenants and attract 
new tenants. Older shopping centres will need to 
improve their trade and tenant mix in order to 
remain relevant and sustainable.

To remain competitive, some shopping centres 
have undergone refurbishments in order to stay 
competitive. Examples in Klang Valley include 
Sunway Putra Mall which is formerly known as 
The Mall in Kuala Lumpur’s city centre, Plaza 

Sungei Wang in Bukit Bintang, Klang Parade in 
Klang, Avenue K in Jalan Ampang, CapSquare in 
Kuala Lumpur’s city centre, Axis Atrium in Pandan 
which was renamed to Fiesta Mall, 1 MK Mall in 
Mont Kiara, Summit in USJ Subang Jaya, Bukit Raja 
Shopping Centre in Klang, Tesco Extra in Mutiara 
Damansara and LIFE Centre in Kuala Lumpur’s city 
centre.

A few underwent complete redevelopments such 
as Plaza Ampang which is now called The Intermark 
and Bukit Bintang Plaza in Kuala Lumpur’s city 
centre as well as Atria in Damansara.
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Given the shrinking amount of land in the more established areas, 
where do you think the next cluster of malls may come to life?

Given the chance to reinvent or improve on the idea of a 
traditional shopping mall, what would you do differently?

DR: If I had the chance to reinvent the idea of a 
mall, I do not know where I would begin. However, 
if you ask me what I would personally like to see, 
I would say a marriage between what we want 
and what we have. Wide-open spaces and parks 
within malls are a great idea. For example, KLCC’s 
garden area is always full of tourists and locals 
basking in the sun. There is a great jogging track, a 
lovely fountain and some areas which would make 
for great picnic spots. Singapore seems to have 
struck a decent balance. Almost every ‘suburb’ in 
Singapore has a park or open space with benches 
and trees. There is a spot near Bangsar Village 
which is currently unoccupied and it is my biggest 
fear that it will become yet another commercial 
development .The government could just as 
easily emulate KLCC’s great balance by building 
a multi-level car park to curb the double-parking 
phenomenon on one side and a park on the other.

DR: Petaling Jaya has a great amount of malls at 
the moment but with the imminent closure of SS2 
Mall, there is a small gap that needs to be filled. 
That is a huge piece of prime land in one of the 
most established areas of the country and I think 
that may be a spot worth looking out for.

KA: I would not change much from the present 
model. Considering Malaysia’s weather and taking 
into account shoppers’ behaviour, a successful 
shopping mall should be comprised of multiple 
traits. It should be sizeable, offer a full range of 
products and services, in a prime and easily-
accessible location and connected to public 
transportation. Additionally, it should have good 
air-conditioning and sufficient car park bays.

KA: Despite the scarcity of land in prime and 
established locations, there are still enough 

SP: Things change and therefore the reference 
to the traditional idea of a day well spent is a 
little nostalgic. People, including myself, like 
shopping malls and go to them in droves to have 
a good time. I postulated an idea a while ago for 
the redevelopment of a mall in KL called Vision 
City where a large portion of the mall was an 
environmentally-friendly, naturally-ventilated and 
covered outdoor space. This in-between space 
which was a large courtyard with cafes, shops 
and restaurants was also heavily landscaped to 
an almost garden-like state. The courtyard was 
the focal point of the development. It connected, 
visually and physically, the street outside with the 
mall’s interior spaces and provided a convivial 
space for the public to enjoy much in the same 
way as the traditional public squares act as the 
animators of the city. This was a simple new 
application of a great idea from the past, used as 
a unique anchor for the development, and a new 
piece of pedestrian infrastructure for the city.

HH: There is no need to reinvent the idea because 
such malls do exist. Free-of-charge leisure 
activities should be brought into the mall to 
enhance the quality of life of the shoppers. In 
Singapore, many shopping centres offer free-of-
charge children’s waterparks at the top floors. 
Locally, The Mines in Balakong and Setia City 
Mall in Shah Alam have such public facilities. 
Additionally, One Utama in Damansara has a large 
garden at the roof top which is open to the public 
on weekends while public libraries can be found 
in several AEON malls across Malaysia. There is 
also Setia City Mall which is an eco-friendly mall 
where rainwater is used to clean the toilets, the 
air-conditioning can be adjusted based on the 
changing outdoor temperature and tenants are 
encouraged to use recycled materials for their 
stores’ interior, among other efforts.

HH: There are still new large township 
developments in Semenyih, Bangi, Cyberjaya, 
Sepang, Northern Shah Alam, Northern Kuala 
Lumpur and Southern Klang which will create 
demand for shopping centres once they have 
large enough populations.

CQ: In this new age where a more affluent 

community exists, many malls are already 

improvising to better cater to the demands of 

shoppers. I believe the idea is to bring shoppers 

convenience and comfort most likely through 

being community hangouts rather than just malls 

where people buy stuff from or are convenient 

stores.

ideal pockets of land for more shopping mall 
developments.
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MAJESTIC SKY VILLAS 
ENRICH TAIPING’S LANDSCAPE
Sunset Villa is poised to set a new benchmark of resort-style living in Taiping. 
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1 Award winning interior design – 
 actual show unit living room
2 The “Sunset Villa”

Taiping, one of Malaysia’s hill cities, is a beautiful heritage 

town where one can stay relaxed in a refreshing and 

serene environment. In the old days, it was a place for 

colonials seeking the cool air at the picturesque Maxwell’s 

Hill (Bukit Larut) which overlooks the town. These days, 

the Taiping Zoo (Night Safari) and the 160-acreTaiping 

Lake Gardens are also drawing the crowds. Some of the 

other popular places of interest in Taiping include the 

Perak Museum, Taiping waterfalls, and Matang Mangrove 

Swamp, among others. These places are in Taiping town 

and are easily accessible.

 

Due to its beautiful natural environment and proximity 

to major cities such as Ipoh and Penang, Taiping has 

become a tourist attraction and a place to live as well. 

It is fast gaining recognition as one of the county’s most 

“livable” towns.

Connected by a highly integrated system of rails and 

roads, Taiping is also a mere 60-minutes commute from 

the Penang International Airport via the Second Penang 

Bridge. The state’s second largest town after its capital 

city of Ipoh, Taiping provides a refreshing respite from 

the hustle and bustle of modern metropolis life, offering 

the comfort of modern conveniences set in the lush 

confines of refreshing air and truly healthy living.

Today, while much of the mining activities have ceased, 

this town with a population of just over 200,000 is also 

served by a variety of shopping malls and hypermarkets 

including Taiping Sentral, Taiping Mall and AEON to 

Tesco, Giant, The Store and Raintown. Hundreds of 

independent stores, eateries and conveniences dot its 

central commercial districts. 

LUXURY FINDS HOME IN TAIPING
Luxury resort-style living will soon become a reality in 

Taiping. Sunset Villa is a condominium comprising sky 

villas that is set to add a touch of posh to the landscape 

of Taiping. Sunset Villa is strategically located at a 

prime area that’s very close to Taiping and the new 

commercial areas where Taiping Sentral and AEON mall 

has called home. It will be developed on 4.52 acres of 

leasehold land, and has a gross development value of 

RM128 million.

AWARD-WINNING INTERIOR DESIGN
This low-density condominium will sit majestically atop 

the lakeview hill, which overlooks Taiping town and 

1

2
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• Approximately 2 acres of private landscaped garden 

• Waterscape features

• Jogging tracks

• Barbeque area

• 25m infinity pool 

• 25m leisure pool with Jacuzzi and spa bed

• Poolside bar and lounge

• Children’s pool 

• Sauna

• Male and female changing rooms

• Gymnasium

• Dance studio

• Squash court

• Table tennis

• Snooker

• Lounge

• Games and reading room

• Function rooms

• Community hall

• Children’s playground

Units are priced from RM1,017,800 to RM2,466,500. 

Bumiputera purchasers are entitled to a 5% discount. 

Sunset Villa condominium is expected to be completed 

in December 2016.

Taiping Lake Gardens. From the ground floor (facilities 

floor) residents and visitors will be able to enjoy full 

view of the prolific Taiping town. From the other 

perspective, those passing by will probably marvel at 

the condominium’s modern architecture. 

The interior design will certainly match the external 

grandeur. In fact, the condominium garnered the silver 

award in the Residential (Show Units) category for the 

MIID (Malaysian Institute of Interior Design) Nippon 

Paint REKA Awards 2014. The interior design is crafted 

to capture the essence of the clean architectural 

lines of the building. Modern grey hues are utilised 

to complement the green landscapes within the 

development, and that of Taiping town. 

VILLAS IN THE SKY – LIMITED UNITS
There are 96 units of spacious sky villas, and with such 

low numbers, purchase of these units are a matter of 

“the early bird gets the worm”. There are four generous 

built-up sizes with high ceiling: 2,702 sq ft, 3,617 sq ft, 

4,650 sq ft, and 6,168 sq ft. 

Classy living awaits residents with its host of facilities. 

Take a look at the resort-style wish list below.

3

54
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THE PREMIER DEVELOPER IN PERAK
Sunset Villa Property Sdn Bhd is part of the Sunset Villa 

group of companies. The company was incorporated 

in 1998 as a construction and development company. 

To date, the group has completed more than 100 

construction projects as the main contractor. Sunset 

Villa is the 11th development project of the group 

and all projects are located in Perak. Its other notable 

construction projects include Center Point Suites/Tune 

Hotel Taiping, Flemington Hotel Taiping, Beverly Hotel 

Taiping, Taiping Sentral Mall, Taiping Villa, Taman Tasik 

Indah Taiping, Taman Sekiah Makmur Tanjung Malim, 

Taman Suria Damai Taiping, Taman Tekkah Damai 

Taiping and Taman Desa Baiduri Gerik. 

For details on Sunset Villa, call 05-808 1199, 

 email info@sunsetvilla.my, or visit sunsetvilla.my

3   Artist’s impression of Sunset Villa from Taiping’s   
   famous lake gardens
4   Breath taking views of Taiping town and Titiwangsa  

  range from the balcony
5   Spacious living, dining and dry kitchen – 
   actual show unit
6-7  Elegant and sophisticated interior design – 
  actual show unit master bedroom

6

7

Sunset Villa

Where On The Map

Offered Built-Ups

Property Type

Developer

Date of Completion

Taiping, Perak

Condominium

2,702 - 6,168 sq ft

December 2016

Sunset Villa Property Sdn Bhd
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Dato’ Zamani Kasim, 
CEO of Astaka Padu Sdn Bhd

Stanley Toh, Executive Director of 
Laurelcap Sdn Bhd

Luxury real estate has seen significant growth in the past few years. 
Will 2015 and its accompanying measures stall this progress?  
-  BY BRANAVAN ARULJOTHI

LOOKING AT THE 
LIKES OF LUXURY

In almost every thriving township, you are bound to 
find an enclave or estate that boasts luxury homes. 
From prime areas like Bangsar, Damansara Heights 
and Taman Seputeh to relatively new hotspots like 
Kota Damansara, luxury homes can be somewhat 
found in abundance.

However, with the Goods and Services Tax (GST) 
kicking into full effect on 1st April 2015 and the 
economy going the way it is, will the market stumble 
upon a roadblock? LaurelCap’s Executive Director 
Stanley Toh and Astaka Padu Sdn Bhd’s CEO Dato’ 
Zamani Kasim weigh in on this matter.

What constitutes a luxury property in Malaysia and 
what are some of the risks involved when investing 
in it?
Stanley Toh (ST): In my opinion, what qualifies as 
luxury properties are residential properties which are 
priced at more than RM1 million or more than RM700 
psf when it comes to strata residential properties.

During the period of 2009-2010 when the Developers 
Interest Bearing Scheme (DIBS) was essential in order 
for a development project to sell, many purchasers 
who were unable to afford a luxury property took 
the risk of owning one in hopes of flipping it when 
the project was completed. The earlier purchasers 
of luxury properties were lucky in that the property 
market was still on an upward climb after the project 
was completed. This made disposing of the property 
fairly easy when you take into consideration the fact 
that similar property types in later phases were much 
more expensive compared to the earlier ones.

However, those who bought a luxury project at a later 
point of approximately 2012 onwards are now having 
problems flipping the property after the development 
is completed as the property market is in a downward 
cycle. Additionally, salaries in general have not 
increased during the development period at a rate in 
which the purchased property has become affordable 
after its completion.
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Due to the extremely low yield for luxury properties of 
around 2-3% coupled with the stagnant rental market, 
renting out a luxury property would be difficult.  Even 
if the purchaser is able to rent it out, the rental fee 
would not be able to cover the instalment.

When the above scenario happens, the purchaser 
will not be able to pay off the loan and automatically 
goes into default. This is evident today as many luxury 
properties have been going into the auction market 
recently.

Dato’ Zamani Kasim (ZK): Local luxury properties 
should be measured by the same standards that are 
used for those in other countries as they cater to the 
rich and famous who are more well-travelled than 
most and have discerning tastes. Malaysia should 
aspire to achieve these standards when we promote 
our properties internationally.

For instance, some of The Astaka’s luxury features 
include a high ceiling 3.6 metres tall, private lift lobbies 
as well as the use of marble flooring, Hansgrohe 
fittings, Duravit wares and Gaggenau kitchen 
appliances. We compare ourselves to Orchard Road 
properties in Singapore as an example of something 
closer to home in terms of finishing and build quality.

As the first 65- and 70-storey building in Iskandar 
Malaysia, our company’s project will be an iconic 
landmark much like how the Petronas Twin Towers 
are in Kuala Lumpur especially as many buildings in 
Johor today are only 30 to 35 storeys tall at most and 
it will tower over them. Luxury properties are made 
for a niche market comprised of the highest level of 
homeowners in terms of purchasing power and an 
investor has to fully understand the risk-reward profile 

 However, those who 
bought a luxury project at a 
later point of approximately 
2012 onwards are now having 
problems flipping the property 
after the development is 
completed as the property 
market is in a downward cycle.

“

” 
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for such properties in order for them to be able to 
invest in them successfully.

Aside from the lifestyle factor, what are some of 
the benefits of investing in luxury properties? As 
the rental yields are not generally higher given 
the capital involved, is there a significantly higher 
monetary gain when compared to properties that 
are not considered ‘luxury properties’?
ST: Luxury properties are usually purchased mainly as 
an upgrade for that individual either for status, family 
or some other reason. The rate of return is significantly 
lower in comparison to commercial or industrial 
properties. Additionally, the effort to maintain and 
manage a tenant is harder as well.

The only area you would be able to gain from a luxury 
property is the capital appreciation. However, the rate 
of appreciation depends on the supply and demand 
of the property in that particular area. Using Desa 
ParkCity as an example, the appreciation rate in the 
area over the last five years has increased twofold 
and is now tapering off as more residential units have 
come and are coming into stream in that area.

ZK: Yes, luxury properties are more of a capital gain 
play than a rental yields type of investment. As they 
are ‘limited edition’ properties, they appeal to high net 
worth individuals who are looking to make a statement 
or for something out of the ordinary. These buyers are 

willing to pay a premium for unique properties and 
as a result investors can make very handsome capital 
gains selling to such buyers.

Iskandar Malaysia is located next to Singapore which 
is the ‘Switzerland of Asia’ that attracts many high net 
worth individuals and many parties agree that it is not 
a question of when but how many of these people 
will come to the island country. As such, The Astaka 
is uniquely positioned to tap into this niche market 
of buyers because even paying a premium to buy a 
unit is hardly a big deal considering the luxury value 
that the development provides compared to similar 
properties in Singapore.

What is the situation now in terms of the secondary 
market when it comes to luxury properties?
ST: Luxury properties have become too expensive and 
are out of the reach of many Malaysians as evidenced 
by the increasing number of luxury properties being 
put on auction recently. Meanwhile, foreigners face 
the many restrictions imposed by state authorities 
to curb the rising property prices in their respective 
areas.

In Selangor, foreigners, permanent residents and 
foreign companies can only buy residential properties 
priced at a minimum of RM2 million in areas 
categorised as Zones 1 and 2 (Petaling, Gombak, Hulu 
Langat, Sepang, Klang, Kuala Selangor and Kuala 
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Langat) as well as those priced at a minimum of RM1 
million in Zone 3 (Hulu Selangor and Sabak Bernam).

Meanwhile, Penang’s limitations are a minimum price 
of RM2 million for all types of properties on the island 
and RM1 million for those on the mainland. Last but 
not least, Johor as well as the Federal Territories 
of Kuala Lumpur, Labuan and Putrajaya share the 
same minimum price threshold of RM1 million for all 
property types.

On the developers’ side, many are finding it difficult 
to sell their respective luxury projects especially those 
priced at RM2 million and above and have resorted 
to giving rebates and discounts. The tightening of 
credit facilities is also a major contributing factor to 
the situation.

ZK: Many of the higher standard properties here 
are still under construction so the active secondary 
market transactions involving homes in Horizon Hills, 
Leisure Farm and East Ledang are probably the 
best benchmarks we have now for premium living in 
Iskandar Malaysia. In Singapore, the secondary market 
for luxury properties is much more vibrant and that 
will grow in Iskandar Malaysia as the region matures 
in the years to come.

In terms of investors, are foreigners or locals the 
ones with the bigger slice of the luxury property pie?
ST: In Klang Valley, the majority of luxury property 
purchases are driven by local demand rather than 
foreign buyers except in Kuala Lumpur’s city centre 
where it is the reverse.

ZK: A majority of our buyers are foreigners with 
Singaporeans and Indonesians leading the pack. 
These are predominantly wealthier individuals who 
have a better understanding of the luxury markets 
in their home countries and the potential these 
properties have especially as Asians get wealthier in 
the years to come.

According to prior reports by C.H. Williams, Talhar 
& Wong, the average occupancy rate of luxury 
condominiums in Kuala Lumpur has seen a downward 
trend. What can this be attributed to?
ST: A major reason for this situation is the oversupply 
of luxury condominiums in the area compared to the 
demand for them. Based on the Residential Property 
Stock Q32014 report by NAPIC, the existing stock of 
serviced apartments in Kuala Lumpur Sections 1-100 
stands at 11,203 whilst there are about 10,305 units 
still under construction and another newly planned 
supply of some 1,431 units.

Another possible cause could be that most luxury 
condominiums are purchased for investment rather 
than owned use purposes. Unfortunately, the rental 

market in the KLCC area is very competitive with many 
new supplies coming into stream, resulting in most of 
the purchasers having to leave their units empty and 
wait to gain from just the capital appreciation.

ZK: Kuala Lumpur basically has a fixed pool of Grade 
A expatriates and high net worth individuals that is 
largely stagnant or slowly growing compared to the 
supply of luxury properties which is much higher. The 
big difference between Iskandar Malaysia and Kuala 
Lumpur is that we are exposed to Singapore which 
is just 2km away and has a population of 5.5 million 
which is expected to grow to 6.9 million by 2030.

With the exchange rate between the Malaysian Ringgit 
(RM) and Singapore Dollar (SGD) now hovering at 
around RM2.65 to SG$1, you actually just need to have 
an above-average income in Singapore to be able to 
buy a luxury unit in Iskandar Malaysia, not to mention 
the Singapore-based high net worth individuals who 
can do so much more. Many will treat these homes as 
second homes, trophy properties or weekend homes 
where they can entertain guests or use for their own 
private enjoyment. If they do business in Iskandar 
Malaysia, these would act as their homes here.

This is why we always say that Iskandar Malaysia’s 
property market is more closely correlated to the 
happenings in Singapore rather than Kuala Lumpur 
which is 400km away. Our exposure to Singapore 
which is one of the world’s biggest business hubs in 
some ways better connects us to other countries such 
as Indonesia, China and Japan compared to what the 
Kuala Lumpur market can do.

Given the lack of information and education on the 
GST coupled with the general concern over the state 
of the economy, what can we expect from the luxury 
property market in 2015?
ST: We can expect very subdued movements in the 
luxury property market with developers trying to 
push the sales of their existing luxury projects by 
giving rebates and discounts as well as focusing on 
affordable housing developments.

In regards to the secondary market, we can expect 
vendors to be more realistic about the value of their 
properties and that they would rather sell them off at 
prices that are lower than what they expected rather 
than hold on for a better offer to come by later.

ZK: Luxury properties are residential in nature and 
buyers are not affected directly as a result. We of 
course expect the GST to have an impact on buyer 
sentiments in Malaysia and increased construction 
costs but as a luxury property developer, we cater 
to the high net worth individuals who should be less 
conscious about the price and more concerned about 
the quality.
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Penang’s dynamic and vibrant economy, friendly 
people, good infrastructure and delicious food coupled 
with its mix of beach and seafront land, city heritage 
and hillside residential living which offers a high quality 
of life has made it an excellent location for both locals 
and foreigners to live, stay, raise their family and retire in.

PENANG’S RECENT DEVELOPMENT AT A GLANCE
• Penang accounted for about 50% of the country’s 

medical tourism and the significance of this industry 
prompted the setting up of the Malaysia Healthcare 
Travel Council (MHTC) Concierge and Lounge at the 
Penang International Airport in July 2014 to provide 
information on health tourism in Penang.

• The RM4.5-billion Second Penang Bridge has made 
its mark in the state’s landscape with its opening 
on 2 March 2014. It is 24km in length, making it the 
longest bridge in Southeast Asia. An alternative route 
linking Penang Island to the mainland, it will boost 
the socioeconomic development and growth of the 
Northern Corridor Economic Region (NCER).

• The signing ceremony between Penang Development 
Corporation (PDC), Aspen Group and Ikano, the world’s 
leading retailer and furnishing company famous for 
its IKEA furniture retail chain, in September 2014 saw 
the sale of 245 acres of land for the development of 
Aspen Vision City, a project comprising an IKEA store 

Henry Butcher Malaysia expresses cautious optimism 
in its Penang property market outlook for 2015.

PENANG REAL ESTATE MARKET 
RESEARCH REPORT Q1 2015
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which will be the first of its kind in the northern region, 
a state-of-the-art regional centre and an integrated 
mixed development in PDC’s Bandar Cassia township. 
The purchase price was recorded at RM45 psf.

• Aspen Group recently saw a successful launch of 
Aspen Vision City’s first phase Verve at Batu Kawan 
which comprises 451 units of 3-storey and 4-storey 
shop-houses priced at RM1.2 million and above.

• Other upcoming developments in Batu Kawan 
include:

  Premium Shopping Outlets Project by PE Land  
  (targeted to open in 2016)
  PKT Logistics’ One Auto Hub with ALC College/ 
  University of Hull franchised programme (expected  
  to begin by 2017)
  a new university college by KDU’s parent company  
  Paramount Corporation (expected to open by 2017)
  Penang International Technology Park
  Hospital and Wellness Centre
  International Theme Park and Golf Resorts
  Development of Workers Villages

• In September 2014, Penang’s state government 
announced that a fully integrated public transportation 
system in the state will be implemented under the 
Penang Transport Master Plan Strategy which will 
be carried out from now until 2030. It will include 
components such as an improved highway network, 
light rail transit (LRT), bus rapid transit (BRT), trams 
and new ferry services. In line with this vision, the 
completion of the new system will further boost the 
state’s tourism industry.

• It was recently announced that an Electric Train 
Service (ETS) linking Kuala Lumpur to Butterworth 
will be operational in July 2015. A total of 10 new 
coach sets will be running in stages by January 2016.

• It was recently 
announced that an Electric 
Train Service (ETS) linking 
Kuala Lumpur to Butterworth 
will be operational in July 
2015. A total of 10 new 
coach sets will be running in 
stages by January 2016.

“

” 
• Another new hub of connectivity for integrated 

transportation is the upcoming Penang Sentral 
by Penang Sentral Sdn Bhd which is owned by 
Malaysian Resources Corporation Berhad (MRCB) 
and Pelaburan Hartanah Berhad (PHB). It is a mixed 
development which comprises retail, commercial 
and residential elements and covers an area of 
approximately 557,000 sq m. The project is located 
at the Butterworth ferry terminal and is expected to 
have a daily patronage of 200,000 passengers.

THE NEW HOUSING POLICY
Penang’s state government implemented a new housing 
rule with the following policies on 1st February 2014 
which took effect on 1st March 2014 and ensures that 
genuine qualified first-time buyers will have roofs over 
their head:

Low-cost/Low-medium Cost
All low-cost (up to RM42,000) and low-medium cost 
(up to RM72,500) homes cannot be sold within 10 
years from the date of the signing of the Sales and 
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that the Real Property Gain Tax (RPGT) has been revised 
as follows:

Citizens:
• 30% for properties held for three years or less
• 20% for properties sold in the fourth year
• 15% for properties sold in the fifth year and later

Company:
• 30% for properties held for three years or less
• 20% for properties sold in the fourth year
• 15% for properties sold in the fifth year
• 5% for properties sold in the sixth year and later

Non-citizens:
• 30% for properties held for one to five years
• 5% for properties sold in the fifth year and later

Other incentives includes the extension of the 50% 
stamp duty exemption on instrument of transfer and 
loan agreements until 31st December 2016 for properties 
with a value of up to RM500,000.

Budget 2015 also introduced the 6% Goods and Services 
Tax (GST) which will be implemented on 1st April 2015. It 
will replace the current Sales Tax (6%) and Services Tax 
(10%). How it will impact the property sector remains to 
be seen. Most experts and consultants are of the view 
that it will affect overall house prices.

Purchase Agreement (SPA). This covers past and future 
purchases. Those who wish to sell their homes can 
appeal to the state government and they can only be 
sold to ‘registered and qualified purchasers’.

Affordable Housing
80,000 units of affordable housing will be built with an 
allocation of RM1.3 billion under the 1Malaysia People’s 
Housing Programme (PR1MA). This will enable more 
people to own houses especially with the monthly 
ceiling household income being raised from RM8,000 
to RM10,000.

          Affordable housing is 
defined as below RM400,000 
on the island and RM250,000 
on the mainland.

“
” 

Affordable housing is defined as below RM400,000 
on the island and RM250,000 on the mainland. Homes 
under this category cannot be sold within five years 
from the date of the signing of the SPA. As with low-
cost and low-medium cost homes, those who wish to 
sell their homes can appeal to the state government 
and they can only be sold to ‘registered and qualified 
purchasers’.

Penang’s state government has also proposed 
Malaysia’s first ever Shared Ownership Scheme (SOS), a 
joint purchase initiative between the state government 
and households who cannot obtain sufficient financing 
to buy low-cost homes. The state government will offer 
30% interest-free loans and households need only raise 
capital for the remaining 70%. The 30% loan can be 
repaid at any time or the home can remain in shared 
ownership where the loan is only paid off when the 
property is sold.

Purchases by Non-citizens
Non-citizens can only purchase properties valued in 
excess of RM1,000,000 for strata-titled properties and 
RM2,000,000 for landed properties. There is an added 
3% levy on any property purchases by non-citizens 
effective 1 March 2014.

Properties Purchased Within Three Years
A 2% levy is also imposed on the sales of all properties 
not limited to sales by non-citizens which are conducted 
within three years from the date of the signing of the 
SPA effective 1 March 2014. However, this levy is not 
applicable to affordable housing.

BUDGET 2015
In a bid to curb speculation, the government in its 
Budget 2015 reading on 25th October 2014 announced 
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PERFORMANCE OF THE RESIDENTIAL SUB-
SECTOR MARKET
The residential sector continues to dominate the 
property market with strata-titled properties such as 
apartments and condominiums remaining the most 
popular.

There was an increase in the total property transaction 
value of RM7.2 billion in H1 2014 compared to H1 2013’s 
value of RM5.6 billion. The residential sub-sector 
recorded a marginal increase with a total of RM3.76 
billion compared to RM3.25 billion in H1 2013.

A total of 12,929 properties were transacted in H1 2014. 
The residential sub-sector saw a marginal increase in 
sales in H1 2014 which totalled 9,023 units compared 
to the 8,483 units sold in H1 2013.

This sub-sector accounted for 70% of H1 2014’s total 
property transactions compared to 74% in H1 2013; 
this slight drop is mainly due to the shift of investment 
interests.

Source HB Research/Napic Source HB Research/Napic

VALUE OF PROPERTY TRANSACTIONS 
BY SUB-SECTOR H1 2014

VOLUME OF PROPERTY TRANSACTIONS 
BY SUB-SECTOR H1 2014
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Some notable new residential developments on Penang 
Island in 2014 include:
• Mira Residence by BSG Properties
• Tropicana Bay Residences @ Penang World City by  
 Tropicana Ivory
• Andaman Edition 18 East by Eastern and Oriental  
 Berhad
• Shorefront Residences by YTL Land and Development  
 Berhad
• The Penthouse by Tamarins Group
• The Marin @ Ferringhi by Plenitude Bayu Sdn Bhd

A LIKELY SCENARIO FOR 2015
The volume of transactions in 2015 is expected to 
marginally decline with sales take-up rates being 
affected by tighter loan eligibility. Property prices are 
not expected to soften. The inflationary effect on land 
and development costs, the introduction of the GST 
and the reduction in new launches and supply are 
anticipated to take their toll on the property market.

The property type which performed the best in terms of 
Compound Annual Growth Rate (CAGR) over a period 
of 15 years is the conventional terrace houses followed 
by strata-titled flats/apartments/condominiums.

The overall total volume of transactions has seen a steady 
decrease since 2011. While the value of transactions had 
also dropped slightly, the house price index continued 
to show an increase.

         The volume of transactions 
in 2015 is expected to marginally 
decline with sales take-up rates 
being affected by tighter loan 
eligibility.

“
” 

Average Price for All Types of Property in Malaysia

House Price Index by Type (2003 - Q3 2014)

Total Volume and Value Transactions (2003 - 2014P)
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greater pressure on the existing and incoming 
desirable housing stock.

Penang is underpinned by healthy fundamentals such 
as a young demographic (two-thirds of Penang’s 
population is less than 40 years old), shrinking 
average household sizes (approximately 3.5 people 
per household), a low unemployment rate, vibrant 
local and foreign investments, stable income levels 
and bright job opportunities.

The overall property market is healthy with a credit 
growth underpinned by strong domestic liquidity 
and continuing credit flows. Property markets rise 
and dip, but the long-term trend is upwards due to 
growing populations, urbanisation, new infrastructure 
development and people’s desire to improve their living 
standards.

DISCLAIMER: The data above represents the findings of Henry Butcher Malaysia (Penang) Sdn Bhd and is not in any form an 

endorsement or recommendation by iProperty.com. Readers are encouraged to seek independent advice prior to making any 

investments.

         A large and well-known 
part of the affordability problem 
on Penang Island is the lack of 
suitable and available land for 
development. 

“
” 

A large and well-known part of the affordability 
problem on Penang Island is the lack of suitable and 
available land for development. The cost of land will 
continue to rise as demand continues to outstrip 
supply. A lower index of affordability notwithstanding, 
this problem is further compounded by the falling 
rates of housing stock growth which places even 
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Global real estate services provider Savills reported 
that 75,188 private residential units are in the 
pipeline as at end 2014 and 21,359 of them will be 
completed by the end of 2015. Of the supply, only 
42,218 units (56.1%) have been sold. New projects 
will continue to be released into the market with a 
majority of the 2015 releases located in the Outside 
Central Region (OCR).

The company highlighted ten major property 
launches homebuyers should look out for which are 
Botanique at Bartley, Kingsford Waterbay, North 

Prices of high-end residential homes in Singapore fell 
by 6% in 2014, making it the largest drop in Asia Pacific 
for the period. Commercial real estate firm Jones 
Lang Lasalle (JLL) reported that the fall is due to 
market adjustments which are a result of government 
policies. Meanwhile, prices in Hong Kong and Manila 
increased by 2% and 9.7% respectively.

In a Knight Frank wealth report for 2014, luxury 
home prices in Singapore were noted to be some of 
the highest in the region. During an interview with 
Bloomberg, Savills Plc’s Director Alan Cheong said, 
“Luxury homes will face challenges in luring overseas 
buyers back as they are loathe to pay the additional 
taxes.” Foreigners have to fork out a levy of as much 
as 18% of the costs of the homes thanks to the current 
taxes imposed by the city state.

The Global Luxury Residential Real Estate Report 
2015 by wealth intelligence and prospecting firm 
Wealth-X and luxury real estate company Sotheby’s 

Park Residences, Symphony Suites, Marine Blue, 
Sims Urban Oasis, Parksuites, Pollen & Bleu, South 
Beach Residences and Victoria Park Villas.

Colliers International’s Managing Director Grace Ng 
recommended that homebuyers purchase property 
now in the face of rising interest rates. She told 
Singapore Business Review that home prices are 
expected to drop by another 5-8% in 2015 and 
homebuyers should buy while interest rates are still 
low.

Oncoming 21,359 Private Homes in 2015

World’s UHNWIs Still Find Singapore’s Luxury Homes Attractive

International Realty showed that the Republic 
continues to be a popular spot for purchasing 
overseas properties by the world’s ultra-high-net-
worth individuals (UHNWIs) at seventh place. A 
UHNWI buyer is on average 59 years old and has a 
median net worth of SGD143 million (USD105 million). 
Sotheby’s International Realty’s President and Chief 
Executive Officer Philip White stated, “Singapore 
is a very attractive luxury real estate market with a 
thriving economy and international marketplace.”
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The Housing and Development Board (HDB) plans to 
release two batches of approximately 5,000 units of 
balance flats this year. Minister of State for National 
Development Maliki Osman said that by conducting 
the sale bi-annually, applicants would have more flats 
to choose from and a better success rate for each 
exercise. Of the 10,000 total balance flats, 3,000 units 
will be located in mature estates. An estimated 4,000 
will be smaller three-room units.

According to Minister of State (National Development) 
Desmond Lee, 9% of the applicants or an estimated 
10,000 failed to complete the purchase of their Build-
to-Order (BTO) flats out of the 113,000 new HDB 
flat bookings made since 2010. There were also 460 
appeals made between 2010 and 2014 to delay the 
key collections with 30 appeals being made in 2010 
followed by 50, 90, 90 and 200 in the subsequent 
years.

He also stated that 51 flat buyers failed to complete 
the possession of their new flats after the second 
round of credit assessment between 2013 and 2014. 
He warned against buyers completing the purchase 
if they cannot manage to serve their housing loan, 
saying, “It would merely be creating a potential loan 
defaulter with many other new problems for the 
family.”

The recent trend of smaller executive condominium 
(EC) units will likely continue as developers attempt 
to balance their own profitability and affordability for 
buyers, according to property analysts interviewed 
by Channel NewsAsia. Property consultancy firm 
SLP International reported that the average size of a 

Sale and Renting of HDB Flats Discussed During Parliament

Sizes of ECs Falling In Recent Years

Additionally, Dr Maliki shared that there are 87,900 
households in Singapore that have rented out their 
flats as of 31 January 2015. Of these numbers, 92% are 
Singaporean households while the rest are permanent 
residents. Since January 2013, permanent residents 
can only sublet part of their flats but not their entire 
flats according to the HDB. He advised flat owners to 
be aware of the regulations to avoid breaching them.

three-bedroom unit fell to 1,100 sq ft in the last five 
years from between 1,200 and 1,300 sq ft in the 1990s. 
Similarly, Savills Singapore’s Senior Director Alan 
Cheong said, “Today, they are about 1,050 to 1,200 sq 
ft in size so the range has already shifted downwards.”

Although there are increasingly smaller units such as 
the 700-sq ft two-bedroom units introduced in 2005, 
property analysts mentioned that a limit exists for how 
small units can go. “ECs are meant to be occupied 
by their owners especially for the first five years of 
the minimum occupation period. If developers build 
anything smaller, they will be taking the risk that their 
buyers will not start a family or even have a maid,” he 
added.

To allow more people to qualify and buy houses, 
Chairman of the Government Parliamentary 
Committee for National Development Lee Bee Wah 
has called for the raise of the income ceilings for the 
purchase of ECs and HDB flats. She recommended 
that the ceilings be adjusted upwards by as much as 
SGD2,000 to SGD3,000 to meet rising income levels. 
The current monthly income ceilings for ECs and HDB 
flats are SGD10,000 and SGD12,000 respectively.
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SINGAPORE  |  Little Red Dot, Giant in Foreign Lands

According to the recent estimates 
by commercial real estate company 
CBRE, overseas investments by 
Singapore-based property investors 
rose to USD11.9 billion last year 
from USD9.4 billion in 2013, making 
Singapore the largest source of 
outbound real estate investment in 
Asia for the second year in a row.

In the data released by the Monetary 
Authority of Singapore (MAS) 
last year, the value of overseas 
properties transacted in Singapore 
rose from SGD1.9 billion in 2012 to 
SGD3.0 billion in 2013 and SGD1.1 
billion in H1 2014. Standouts among 
the destinations for overseas 
property investors include the 
UK, Malaysia and Australia which 
altogether accounted for 91% by 
value and 76% by number of the 
total transactions in H1 2014.

The last iProperty.com Asian 
Property Market Sentiment Report 
in H2 2014 showed a similar trend 
with about 20% of respondents in 
the city-state owning an overseas 
property with most of them being 
in Malaysia followed by the UK, 
Philippines, Australia and Thailand.

It should be noted that this camp of 
Singapore-based property investors 
who are looking beyond the shores 
with their eyes on some of the 
fastest growing property hotspots 
around the world represent a 
growing trend. 

Before we point out the pot of 
gold at the end of the rainbow in 
these overseas property investment 
destinations, let us first take a look 
at some of the factors that have 
created this uptrend.

Introduced to curb the rise of local 
property prices and speculation 
among investors, the two cooling 
measures which are the Additional 
Buyer’s Stamp Duty (ABSD) and 
Total Debt Servicing Ratio (TDSR) 
framework have been two of 
the key push factors in driving 
property investors to look beyond 
the country’s shores. To clarify, 
Singapore’s citizens pay an ABSD 
rate of 7% for a second residential 
unit and 10% for subsequent 
properties while the TDSR which 
was introduced in June 2013 
requires borrowers to keep all their 
debts to within 60% of their gross 
monthly income to ensure financial 
prudence.

Although these property loan 
restrictions mean that property 
investors have to ensure that both 
their onshore and offshore loans 
have to be in accordance with the 
TDSR framework, the better value 
in overseas property markets, 
lack of restrictive policies, stable 
rental yields and strong capital 
appreciation have convinced many 
to give local properties a miss and 
instead explore new destinations 
for their investments.

While Singapore is looking at 
restructuring demand, overseas 
property markets are pulling out 
all the stops to attract Singaporean 
investors with disposable income 
and a willingness to diversify.

There are a couple of key reasons 
as to why they are looking 
elsewhere. Firstly, there is the 
favourable exchange rate wherein 
the Singapore dollar is performing 
well against foreign currencies. The 

LITTLE RED DOT, 
GIANT IN FOREIGN LANDS
Cooling measures in their local property market are spurring many Singaporean 
investors to look overseas for prospective real estate investment opportunities.

situation is not helped by Singapore 
being regularly placed in the top ten 
most expensive real estate markets 
in the world, resulting in overseas 
properties located elsewhere 
looking more attractive to locals.

Secondly, the promise of a 
guaranteed rental yield as marketed 
by developers gives better rental 
yields to investors. For high-growth 
Asian cities such as Jakarta, Ho Chi 
Minh City and Bangkok, the gross 
rental yields of prime residential 
properties could easily fall in the 
range of 5-10% according to the 
Knight Frank Prime Global Cities 
Index Q1 2014. For the 45% of 
Singapore’s ultra-high-net-worth 
individuals (UHNWIs) whose 
investment portfolios are dedicated 
to property, many of them place 
an emphasis on investing in prime 
residential properties in established 
locations such as London and 
Australia which benefit from being 
global cities with vibrant economies 
and global reach.

Last but not least, the several 
rounds of cooling measures aimed 
at moderating the property market 
in Singapore have caused a decline 
with prices of private residential 
properties dropping 4% for the 
whole of 2014 according to the 
Urban Redevelopment Authority 
(URA) price index.

With Singaporeans always seeing 
property as a key piece in their 
investment portfolios that will 
grow their wealth, the investors 
with the capacity and disposable 
income who are not averse to 
exploring options globally have all 
diversified their property portfolio 
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overseas. Many Singaporean high-
net-worth individuals (HNWIs) 
who already own and invest in 
multiple properties locally have also 
started looking at opportunities 
in international markets such as 
London, Tokyo, New York, Australia, 
Thailand and Malaysia.

According to the most recent 
Asia Wealth Report, Singapore 
has doubled its number of HNWIs 
from 49,000 in 2004 to 101,000 
in 2012 and they now represent 
almost 3% of the HNWI population 
in Asia Pacific. For buyers from 
the middle-income group who 
invest in the range of SGD1 million 
to SGD2 million, London is one 
of the preferred markets on the 
international front.

In light of the increasing interest in 
overseas property investments due 
to these factors, what are some 
of the potential pitfalls and things 
to note for a first-time overseas 
property investor?

As highlighted by MAS previously, 
many of these investors are not 
fully aware of the risks involved in 
investing in overseas properties. 
The main key to investing wisely is 
and has always been research. For 
example, the overseas property 
price cycle can be tough for a first-
time investor to grasp without the 
proper research as the uncertainty 
of the price fluctuations is difficult 
to assess or manage. As such, 
this should always be one of the 
prime considerations when buying 
overseas properties.

The legal and regulatory frameworks 
governing property purchases 
and financing agreements in other 
countries may not restrict investors 
but on the other side of the coin, 
the level of protection afforded to 
buyers may also be compromised 
when compared to Singapore. This 
includes potential liabilities such as 
taxes on acquisition, holding or exit 
as it affects the true potential returns 
of such properties. With taxes being 
one of the key tools at the disposal 
of the policy makers in cooling 

residential markets, balancing the 
books and addressing issues of 
affordability and household debt, 
investors would do well to be 
mindful of the possible tax burden 
tied to any overseas property 
investment of theirs.

Foreign exchange and interest rate 
risks are also another key factor 
that investors should be mindful 
of. When it comes to the financing 
of that first overseas property, 
there are generally three options 
available which are making a full 
cash purchase, taking up a loan in 
Singapore to finance the overseas 
property or borrowing from a bank 
that is based in the same country 
that the property is in. While the first 
option is the most straightforward, 
it does require deep pockets and 
large amounts of cash in hand.

Taking up a loan from a Singapore-
based bank means that the 
borrowed amount is in Singapore 
dollars and equivalent to the foreign 
property’s price. This means that 
the loan will be repaid in Singapore 
dollars and the buyer will also be 
subjected to Singapore’s regulatory 
regime on loans and any currency 
fluctuation risks.

In regards to the last option of 
borrowing from overseas banks, 
the transaction is subjected to the 
recognition of the buyer’s servicing 
ability via their income and assets 
as well as the loan to valuation 
percentage based on the bank’s 
financial regulations.

For an investor who wishes to invest 
in overseas properties through 
bank financing, it is important to 
assess the returns based on yield 
comparison as well as by taking 
the local borrowing costs into 
consideration. This is especially true 
if one is looking at the rental income 
from the purchased property 
being used to finance the property 
investment.

Another useful tip for prospective 
buyers would be to understand 
their needs for buying an overseas 

property, be it as a financial 
investment, holiday retreat or 
retirement home, which could be 
critical in the country and type of 
property they choose to purchase.

Aside from the rules and restrictions 
on foreign ownership and other 
potential hidden costs that vary 
from country to country, things for 
prospective buyers to take note 
of also include the lease period, 
taxation on foreigners and costs 
such as mortgage interest and legal 
costs, maintenance fees, ground 
rent and stamp duty fees.

With attractive exchange rates, 
strong educational institutions and 
a robust rental outlook driving the 
solid and tangible appreciation of 
investments in overseas property 
markets, overseas properties 
are more than a viable option 
to Singaporeans. Malaysia has 
always been a popular location for 
Singaporean investors with 31% 
of respondents in the iProperty.
com Asia Sentiment Report citing 
investment and the country’s close 
proximity to Singapore as the major 
pull factor. Additionally, according 
to the Global Property Guide, the 
average price per square foot is 
SGD889 in Australia and SGD243 
in Malaysia which is a relative 
bargain for a 1,000-sq ft apartment 
compared to Singapore. Based on 
data from URA and squarefoot.com, 
the average price for non-landed 
residential and landed residential 
properties is between SGD1,100 and 
SGD1,200 for 2014.

Other overseas property hotspots 
include Australia, the UK, Japan, 
the Philippines and Thailand with 
Australia seeing continued interest 
due to its quality education and 
lifestyle options. Similarly, the UK 
also paints a picture of a global city 
with capital growth, stable yields 
and a place for children to stay 
while pursuing an education.

To be informed of the latest 
and hottest overseas property 
investments, visit and sign up at 
investor.iproperty.com today!
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MARKET OUTLOOK  |  Under Pressure

Developers are feeling the heat from the property 
cooling measures in Singapore and are calling for the 
government to ease the Additional Buyers’ Stamp Duty 
(ABSD). Just last February, local real estate body Real 
Estate Developers’ Association of Singapore (REDAS) 
repeated their calls for the abolishment of the ABSD 
which has severely impacted the luxury sector.

“Not many Singaporeans are buying into this segment 
and prices have indeed come down substantially. 
The imposition of the ABSD on this segment runs 
counter to the government’s efforts to encourage 
foreign investment flows into the country, activate 
the economy, grow investments and create jobs for 
Singaporeans,” REDAS President Augustine Tan was 
reported as saying in the media.

Indeed, Singapore appears to be losing its shine among 
foreigners as they now have to pay a 15% ABSD fee 
while the transaction volume has dropped significantly. 
According to a 2014 CIMB report titled ‘Cost of Living’, 
foreign demand has fallen considerably. Foreigners 
now make up less than 10% of new sales compared to 
15% two years ago.

WHAT DEFINES THE LUXURY MARKET IN 
SINGAPORE?
Often defined as the prime areas of the Lion City, the 
luxury market includes Sentosa Cove, Orchard Road, 
Marina Bay, Newton, Tanglin and the Central Business 
District (CBD) where condominiums are priced from 
SGD2,500 upwards.

This classification also covers Good Class Bungalows 
(GCBs) and bungalows on Sentosa Cove where average 
prices are now approximately SGD1,400 and SGD1,600 
psf respectively. There are altogether 39 GCB areas 
in Singapore which include Belmont Park and White 
House Park.

Typically, these residences are defined as houses with 
a minimum land plot size of 1,400 sq m and a building 
height of two storeys only. Planning guidelines also 
prevent high density developments in these areas, 

giving them an air of exclusivity. Primarily the address 
of choice for local and foreign high-net-worth investors, 
the high-end segment has however taken a beating as 
the property cooling measures sink in.

A BUYERS’ MARKET EMERGES AS 
TRANSACTION VOLUMES DROP
According to the latest data from CBRE Singapore’s 
Luxury Residential Marketview report for H2 2014 
titled ‘Challenging Times for Luxury Market’, a total 
of 136 caveats were lodged last year by the Urban 
Redevelopment Authority (URA), a 44% drop from the 
243 caveats lodged in 2013.

The caveats tracked transactions involving luxurious 
condominiums priced from SGD5 million onwards in 
the core central area of Singapore. As the transaction 
volume dropped, so did prices, indicating that it is a 
buyers’ market as sellers become more realistic and are 
willing to sell below their asking price.

For example, according to CBRE Singapore, the 
average price of luxury apartments in the resale market 
fell 6.7% year-on-year from SGD2,825 psf as at the end 
of 2013 to SGD2,650 psf during the same time last year. 
Additionally, the GCB market saw a further slowdown 
in the second half of 2014 with 13 caveats lodged 
compared to 15 recorded in the first half of last year.

Data from the report also showed that there was 
an 8.2% decline in investment quantum in 2014 at 
SGD626.14 million compared to the SGD681.98 million 
recorded in 2013. On top of that, the average price 
of such a property saw a marginal decline in 2014 at 
SGD22.36 million compared to the average price of 
SGD23.52 million recorded in 2013.

UNDER PRESSURE
The luxury market saw few transactions this year while developers 
are faced with a deadline to move unsold units.  -  BY KHALIL ADIS

 Not many Singaporeans 
are buying into this segment 
and prices have indeed 
come down substantially.

“
” 
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One case that comes to mind is Goodwood Residences 
which CBRE said was sold at an average price of 
SGD2,450 psf, noting that “the developer sought to 
beat the deadline of June 2015 when it has to pay a 
premium to extend the sales period”. During the peak 
of the market back in 2010, such properties in the 
exclusive Bukit Timah enclave could command prices 
of around SGD3,000 psf.

As more luxury units come on-stream this year, others 
may also follow suit to cut prices to move unsold units. 
Seven luxury projects with a total of 467 units which 
were completed in 2014 include Ardmore 3, Hana, 
Le Nouvel Ardmore, Nouvel 18, Sculptura Ardmore, 
Tomlinson Heights and TwentyOne Anguilla Park.

Moving forward, the luxury market will favour those 
with deep pockets as it will mean more choices for 
them as developers scramble to find such niche buyers.

While average prices are showing a decline, the 
average psf price is still holding up in comparison, 
recording a 6.7% increase from SGD1,338 psf in 2013 to 
SGD1,428 psf in 2014. Over in Sentosa Cove, only three 
transactions were recorded as foreign investors stayed 
away from the market.

Last but not least, data from CBRE showed that there 
was a 20% drop on the average transacted price 
recorded at SGD1,676 psf in 2014.

DEVELOPERS UNDER PRESSURE
With some developers stuck with unsold units in 
the primary market, CBRE notes that they are “likely 
to adopt innovative sales schemes to cut prices to 
market these homes in 2015”. Indeed, developers face 
a deadline to move unsold units; failure to do so will 
result in them having to pay a levy calculated at 8%, 
16% and 24% of the property purchase price for the 
first, second and third extra years respectively.

DISCLAIMER: The opinions stated in this article are solely those of Khalil Adis, iProperty.com’s brand ambassador (Iskandar 

Malaysia), property speaker and author, and are not in any form an endorsement or recommendation by iProperty.com. Readers 

are encouraged to seek independent advice prior to making any investments.
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POINTS OF INTEREST  |  A Home-grown Solution

SPARK has unveiled Homefarm, a concept for the next 
generation of retirement housing. The bold conceptual 
project proposes the combination of apartments and 
facilities for seniors with vertical urban farming. The 
architecture firm’s aim is to generate discussion about 
the numerous potentials that can emerge from the 
mixing of two typically separate realms with the view 
to actualise the vision.

The question of how to support and accommodate 
a rapidly ageing population confronts many nations 
in Asia. In Singapore specifically, a substantial 
demographic shift is underway. By 2030, one in five 
Singapore residents will be aged 65 years and over, 
a marked increase from 6% in 1990. The swelling 

proportion of seniors will place significant demands on 
the local social, economic and infrastructural systems.

Achieving a secure food supply for growing city 
populations is an equally pressing challenge for rapidly 
urbanising Asian nations. This challenge is keenly felt 
in Singapore, a small and fully urbanised city state 
without a hinterland. Currently, the country imports 
over 90% of its food and has in place strategies for the 
diversification of food sources and the boosting of local 
production through intensive agricultural technology.

The Homefarm concept allows seniors to live in a 
garden environment created by a vegetable farm 
where they may also find employment if they so 

A HOME-GROWN SOLUTION
Homefarm is SPARK’s suggested solution to Singapore’s growing senior 
population and food security issues all rolled into one.  -  BY STEPHEN PIMBLEY
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of the development and are also open to the public 
while the housing is stacked above in a curvilinear 
terraced formation reminiscent of land contours.

“We designed this concept for Singapore as the 
climate is ideally suited to support the growth of leafy 
green vegetables on building facades and rooftops,” 
says SPARK’s Director Stephen Pimbley, “but there is 
the potential for it to be applied in any location that 
could also facilitate this.” He continues, “We are keen to 
see this project materialise at some point in the future. 
The concept is a realisable solution to real and pressing 
problems faced by many of the world’s growing cities.”

The gardening activity would offer numerous benefits 
beyond personal income generation including 
community connectivity and the promotion of health. 
Simultaneously, beyond boosting the resiliency of 
Singapore’s food supply, the production of food 
in the heart of the city could provide a platform 
for community education, help lower Singapore’s 
high carbon footprint by closing the gap between 
producers and consumers as well as contribute to the 
perpetuation of Singapore’s ‘City in a Garden’ vision in 
a productive capacity.

SPARK believes it is the duty of the architectural 
profession through its capacity to imagine and shape 
both the city and the ways in which we live to contribute 
to overcoming the challenges of urban life. Homefarm 
is the second conceptual project to emerge from the 
firm’s Singapore studio this year following the Solar 
Orchid floating hawker centre. It is part of a growing 
portfolio of research and visionary designs being 
undertaken by the studio in the interests of imagining 
untried responses to real urban problems.

choose. The concept introduces vertical aquaponic 
farming and rooftop soil planting to the realm of high-
density and flexible housing that has been designed 
to cater to the needs and preferences of seniors. 
Residents may combat the financial stress that is often 
faced post-retirement by working part-time at the farm 
under the direction of a professional vertical farming 
implementation team. Facilities catering to the needs 
of an older population are provided in the lower levels 

DISCLAIMER: The opinions stated in this article are solely those of Stephen Pimbley, SPARK’s Founding Director and are not 

in any form an endorsement or recommendation by iProperty.com. Readers are encouraged to seek independent advice prior 

to making any investments.
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AGENTS’ VIEWS  |  Behind the Glamour

 It is really about managing 
your time well, splitting the load 
and delegating properly.

 The most surprising thing 
about the job was that it was not 
as easy as I thought it would be.

BEHIND THE GLAMOUR

“ “
” ” 

An agent’s life is not as dandy as it may seem on the outside, or so says 
this group of talented and successful real estate practitioners.

Kenzi Chan Kenny Yong 

While extravagant lifestyles and luxurious possessions 
are often part of the package, the actual lives of 
real estate agents and negotiators are far from the 
glamourous experiences evident to the naked eye. 
DF Realty’s Executive Officer Kenzi Chan along with 
team leaders Wallence Chen, Vicky Chang, Kenny 
Yong and Jeff Chan sat down with iProperty.com to 
dispel the myth that an agent’s life is easy.

Being an agent is a time-consuming profession. How 
do you juggle work-life balance?
Kenzi: Yes, it is an extremely time consuming profession 
and you can expect to work 12 hours a day on average; 
this includes weekends. It may be tiring but my team 
needs me to guide them at certain points so I do it. I 
work some nights and weekends to support the part-
time agents on my team as they have day jobs that 
only allow them to negotiate after 7pm.

As taxing as this job can be, it does have relatively 
flexible working hours so I do manage to find time to 
spend with my family. It is really about managing your 
time well, splitting the load and delegating properly.

Jeff: You have to be disciplined enough to set your 
own timetable. Yes, there is no fixed routine but you 

would not want to waste your day by waking up late 
and not getting work done. I have fixed a schedule 
that works for me: I get to the office before 10am and 
by 7pm I am home with my family.
 
In the years you have spent working as an agent, 
what was the most surprising thing you learned 
while working?
Kenny: T he most surprising thing about the job 
was that it was not as easy as I thought it would 
be. Building a network is not easy and not every 
appointment would result in me closing a deal. It 
was hard work without a basic salary so you could 
not just stop and relax. It made me realise that the 
harder you work, the higher your returns are in this 
industry.

Wallence: Because of the nature of the job, you are 
required to meet many different kinds of people. I 
learned that communication and language are the 
most important tools of the trade and you need 
a vast amount of general knowledge in order to 
better connect with your client. The trick is to not 
overthink things and just go with it. If you were to 
compare this job to a regular day job this to me 
leaves me feeling happier and more independent.
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 Due to some parties in the 
industry, people have a misconception 
of the life that agents lead.

  I would not change anything. 
In fact, I regret that I did not 
embark on this career sooner.

 This job taught me 
the value of patience 
and positivity.

“

“

“
” 

” 

” Jeff Chan Vicky Chang 

Wallence Chen

Vicky: This job taught me the value of patience and 
positivity. Like with most things, it is about learning 
from your mistakes and doing better next time. It is a 
huge learning platform that allows you to network as 
well as build your people skills and knowledge. 

Did you always know you would become an agent, 
and if you could go back in time, would you choose 
to be something else?
Vicky: I would not choose anything else. I was formerly 
a top salesman but my salary remained stagnant. I 
had no time to enjoy my life. Through real estate, I 
gained financial independence, a better quality of life 
and a fair deal wherein I get paid my dues according 
to how hard I work.

Wallence: I would not change anything. In fact, I 
regret that I did not embark on this career sooner. 
Had I done that, I would have also used my expertise 
to invest in real estate and who knows? I might even 
have retired by now.

A lot of people think being an agent is easy and pays 
quick money. What advice do you have for these 
people?
Jeff: Due to some parties in the industry, people 
have a misconception of the life that agents lead. It 
is true that you see some driving big cars and always 
shopping at fancy stores but this huge earning 
potential does not come without hard work. There 
is no gain without pain and persistence is the key to 
success.

Kenny: The grass always seems greener elsewhere. 
People on the outside are not unable to see the 
struggles that come with being an agent. You have to 
do follow-ups all the time or risk losing a sale and you 
must be willing to push yourself as far as you possibly 
can. You do not see agents stuck in traffic or making 
a sale at midnight which is in fact the norm. All jobs 
come with their own struggles but you have to decide 
which is more important for yourself: a fixed income 
or financial freedom and time.

Kenzi: I have agents in their early 20s bringing in an 
income of over RM30,000. I always advise them to 
invest that money instead of blowing it on designer 
goods. The money you make is from your hard work 
and not just luck. As seniors, we are happy to guide 
you but it is up to you to follow the strategies we 
suggest. You cannot afford to be lazy or complacent 
if you hope to be successful in the long run.



82 |

TRENDING TOWNSHIPS  |  Bukit Jelutong

BUSTLING BUKIT JELUTONG

and quality of life. In 2005, the now famous Guthrie 
Corridor Expressway (GCE) laid its final brick and 
began operations.

RIGHT OUT OF A MOVIE
Considered to be a rather upscale locale, Bukit 
Jelutong is primarily comprised of low-density 
bungalows, villas, semi-detached homes and duplex 
houses with a few terraced homes peppered across 
its landscape as well.

Offering a lifestyle that can rival the most picturesque 
postcard, it is surrounded by lush greenery, a 

The brainchild of the prestigious and consistently 
impressive Sime Darby Property Berhad, Bukit 
Jelutong is an upscale suburb located in the capital 
of Selangor. Built under the Sime Darby subsidiary 
Guthrie Property Holding Berhad, the planned 
community offers a one-of-a-kind living experience 
for those yearning for big, open spaces and equally 
spacious homes.

A BRIEF HISTORY
Built in 1996 out of what used to be an oil palm 
plantation, Bukit Jelutong has quickly grown to be 
on par with its neighbours in terms of both price 

BUSTLING BUKIT JELUTONG
A luxurious enclave tucked away in the suburbs of Shah Alam, 
Bukit Jelutong has plenty to offer.  -  BY BRANAVAN ARULJOTHI
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multitude of parks perfect for leisure activities and 
simple, open grassy areas where one can enjoy the 
year-round warm weather.

The estate boasts facets of a home that not many 
of today’s developments can offer. Some houses are 
surrounded by beautiful cobblestone streets while 
others are welcomed by tree-lined pathways that are 
not unlike those you would find on the boulevards of 
a small, luxurious town.

A GREAT MAP OF NETWORKS
As far as accessibility is concerned, Bukit Jelutong 
offers a wide range of highways and expressways 
that make travelling a cinch for its residents. It is 
served by the North Klang Valley Expressway (NKVE), 
GCE, Federal Highway and North-South Expressway 
Central Link (ELITE). The expressways also link Bukit 
Jelutong to the Sultan Abdul Aziz Shah Airport, Kuala 
Lumpur International Airport (KLIA) and Port Klang.

The Sultan Abdul Aziz Shah Golf Club, Glenmarie 
Golf and Country Club, Monterez Golf and Country 
Club, Saujana Golf and Country Club and Shah Alam 
Stadium are all also located a stone’s throw away.

A TRUE COMMUNITY
Rajendra Rajadurai, a 36 year-old engineer, has been 
a proud Bukit Jelutong resident for the last five years. 
“To be honest, what truly drew me to the place was 
the small-town feel it had. The developer chose to 
abstain from creating these large commercial spaces 
and instead made way for shops that had a more 
sundry store feel to them. It may be surrounded by 
industrial parks but it has been built in a way where 
despite all of this, it is still serene and peaceful.”

One of the most notable things about the little town is 
its annual carnival which brings together residents for 
a fun day out in the sun with the family.

IF YOU ARE LOOKING…
Among the most popular homes within Bukit Jelutong 
are Primo, D’Nine Junction, Lagenda Waterfront 
Homes and Novella 10. If this community sounds like a 
place you can call home, visit iProperty.com and find 
the perfect house there right now!

 Rajendra Rajadurai, a 36 year-old engineer, 
has been a proud Bukit Jelutong resident for the 
last five years. “To be honest, what truly drew me to 
the place was the small-town feel it had. 

“
” 
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REGULARS  |  Dato’ Joey Yap

Feng Shui has become an important form of study over 
the past few decades and it has caught the attention 
of many individuals regardless of race and religion. 
However, most people will face a common problem 
when they begin their Feng Shui studies because most 
of them are unsure of whether the Feng Shui knowledge 
that they are learning is the right one or not.

Before we go any further, it is important to acknowledge 
that when it comes to Feng Shui, there are various 
schools of methods that have been adopted today. 

Most people will likely get confused between the 
techniques used for Classical Feng Shui and New Age 
or Modern Feng Shui. Furthermore, many of you may 
not know that Feng Shui applications are not limited 
to landed houses alone but can also be applied to 
apartments and condominiums.

As such, this article will offer an insightful look into 
the Feng Shui audit on a new high-rise building 
located in Damansara Perdana using Classical Feng 
Shui techniques.

FENG SHUI 
FOR APARTMENT LIVING

A new high-rise building in Damansara Perdana is given a Feng Shui 
audit using Classical Feng Shui techniques as a demonstration.
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overall Feng Shui qualities of the apartment are good 
and on top of that the area itself bears positive Qi 
(energy).

While this is considered to be generally auspicious, 
the landforms around this property are not exactly 
perfect. This is due to the presence of a slightly small 
wind gap which does not bring much harm but serves 
as a reminder that not every property we choose to 
stay in or purchase will be 100% flawless. Even the 
Imperial Palaces built during the Qing and Ming 
Dynasties in China do not have perfect Feng Shui. The 
key to improving your lives is by minimising the flaws 
that are unfixable, controlling the fixable flaws and 
optimising the positive points.

The next step in this evaluation would be to determine 
whether the building and its residents are harnessing 
the positive Qi in the area.

Once the external landforms have been completely 
evaluated, the next step would be to move on to the 
Main Door of the apartment block itself. When doing 
this, consultants would take a reading of where the 
apartment was facing. Afterwards, they move on to 
the interior evaluation of the unit.

THE FIRST APPROACH
The first basic process of a Feng Shui analysis for any 
kind of property whether it is a high-rise or landed 
unit would be of course to go to the client’s place. In 
general, the Feng Shui consultant would circle the area 
once within a radius of 5km to get the different views 
of the property and identify the good landforms which 
can provide occupants with the positive Qi they need.

The consultant would then observe the various 
mountain or hill forms as well as the contours of the 
land. In Feng Shui study, roads are also considered 
as contours as they are known as Virtual Water; in 
cases where water forms are not present, roads will 
be evaluated instead. This is the same for any other 
type of property.

THE EXTERIOR
The apartment in Damansara Perdana has an amazing 
Huge Door Mountain directly in front of it. It is not 
certain however whether this advantageous landform 
will be useful to the residents. This will depend on the 
location of the unit but either way it is still a positive 
feature. The landforms around this property are 
practically good with the mountains on the left and 
right functioning as the right and left embrace. The 
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REGULARS  |  Dato’ Joey Yap

INTERIOR DESIGN OR INTERIOR EVALUATION?
The facing direction that was taken earlier by the 
Feng Shui consultant will then be used to plot the 
Flying Stars chart which will be superimposed onto 
the individual unit’s blueprint.

The first thing you need to take note of is the main 
entrance of the apartment building. Qi enters through 
the main entrance before it can reach the individual 
unit through the elevator. The elevator mainly 
functions as a ‘Qi mouth’ that carries Qi from the 
lower floors up to the unit. Therefore, the lift lobby 
which is also quite spacious and wide functions as a 
mini Bright Hall (Ming Tang) for the floor.

When evaluating the unit itself, one of the most 
important elements to put into consideration is the 
Unit’s Door. Every consultant will check the door to 
see if there are any obstructions that could affect the 
flow of Qi into the unit. It is best to have a Bright Hall 
even inside your apartment unit as this will benefit 
you more from the Bright Hall that is in the lift lobby.

In most cases, people would rather look for an 
apartment unit that has a beautiful view. However, this 

is not necessarily a good thing when it comes to Feng 
Shui as there is a high possibility that the incredibly 
amazing view will bring you Sha Qi (bad energy). As 
such, it is best not to focus so much on having a unit 
with a great view.

In certain homes, Feng Shui enthusiasts would put a 
Money Toad in their house. There is nothing wrong 
with doing this; however, it does not affect the Feng 
Shui of the property be it in either a good or bad way.

AUDITING THE APARTMENT IN DAMANSARA 
PERDANA
The mountains in the area are just the right height from 
the apartment to function as the Table Mountains. 

 Qi enters through 
the main entrance before 
it can reach the individual 
unit through the elevator.

“
” 
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according to the personal Gua of the occupants. A 
suggestion was also made regarding the rooms that 
were best used as a study.

Feng Shui does not involve a lot of complicated 
procedures. The popular ideas that people usually 
misunderstand regarding it can be misleading as it 
requires very little trouble to get your Feng Shui to 
benefit you. There is no need to place certain objects 
in specific areas or shop for trinkets to place in your 
property but there is also no harm in doing so. Feng 
Shui is actually a straightforward study whereby 
a property is evaluated in terms of its landforms, 
receiving good Qi and harnessing the Qi.

Dato’ Joey Yap is the leading Feng Shui, BaZi and Face Reading consultant in Asia. 
He is an international speaker, bestselling author of over 160 books and master trainer 
in Chinese Metaphysics. He is also the Chief Consultant of Joey Yap Consulting Group 
and founder of the Mastery Academy of Chinese Metaphysics.

Joey Yap Research International & Mastery Academy of Chinese Metaphysics
19-3, The Boulevard, Mid Valley City, 59200 Kuala Lumpur, Malaysia.
Tel: (603) 2284 8080  |  Fax: (603) 2284 1218
Website: www.masteryacademy.com / www.joeyyap.com

There is also a tennis court located on the lower floors 
of the building. This acts as another Bright Hall for 
the resident of that particular unit but this also means 
that they will have to endure some challenges during 
certain years.

The water feature that this resident has installed 
is quite small and not at all in the right position. As 
such, they are advised to either get a bigger one or 
move it to another sector of the unit. Up next is the 
kitchen where the resident was suggested to realign 
the stove according to the Flying Star chart and Eight 
Mansions chart of the unit. The bedroom also requires 
some form of adjustment especially in regards to the 
positioning of the beds. It is best to position them 
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REGULARS  |  Chan Ai Cheng

Luxury neighbourhood enclaves are neighbourhoods 
that go beyond mere accessibility, facilities, location, 
and low population density. They have distinctive 
characteristics that are defined by their residents.

For example, Bukit Tunku is considered one of the 
most prestigious addresses among Malaysia’s high 
society folk with its properties easily in the price 
range of millions of Ringgit per unit. The residences 
here are mostly landed properties with many of them 
being large detached residential properties. The lush 
green environment in this neighbourhood also makes 
it an ideal location for outdoor activities such as 
jogging and cycling.

With lots of natural greenery and a limited number 
of detached residential properties to its name, 
Bukit Tunku has a population density that, when 
compared to the high population of surrounding 
neighbourhoods, is considered very low. This 
environment is considered peaceful, private and 
rejuvenating by its residents.

With a convergence of high society in such luxurious 
neighbourhoods, one can expect a community that 
is cultured and educated. This is evident by the 
existence of the Bukit Tunku Residents’ Association 
which looks after the community and environment of 
Bukit Tunku and Taman Duta in Kuala Lumpur. Aside 
from running community activities, it has security 
schemes with regular patrols that help deter crime 
in the area.

The association also organises recycling efforts with 
Alam Flora, lobbies the authorities to ensure the 
neighbourhood is properly protected and monitors 
rubbish collection, drain cleaning, street lights and 
the condition of the roads.

At the fringes of this neighbourhood are new 
developments such as Sime Darby’s Kenny Hills 
Residence, a low-rise private reserve with 63 luxury 
condominium villas which make it an address that is 
desired by many but realised by only a few.

It has an incredibly strategic location with unparalleled 
convenience and accessibility to various parts of 
Klang Valley through Lebuhraya Sultan Iskandar 
(formerly Lebuhraya Mahameru), Jalan Tunku Abdul 
Halim (formerly Jalan Duta) and Jalan Kuching.

The significance of this location is not to be 
underestimated for residents at Bukit Tunku will find 
it convenient to reach the heart of Kuala Lumpur and 
Petaling Jaya, the heart of Klang Valley, within mere 
minutes. Additionally, the time it takes to travel to 
major economic activity centres such as the Golden 
Triangle, Petaling Jaya and KL Sentral from Bukit 
Tunku is unlikely to exceed thirty minutes during 
morning peak periods.

Bukit Tunku is surrounded by a wide range of 
government institutions such as the Ministry of 
Home Affairs (MOHA) Complex at Sri Hartamas, 
Inland Revenue Board of Malaysia (HASIL) at Jalan 
Tunku Abdul Halim, Bank Negara Malaysia (BNM) 
Headquarters at Jalan Kuching and Companies 
Commission Malaysia at KL Sentral. It is also quite 
close to the Malaysian Houses of Parliament building 
and the National Palace.

THE DEFINITION OF LUXURY
Unparalleled accessibility, facilities, location and low population 

density are only some of the factors that define luxurious enclaves.   
-  BY CHAN AI CHENG
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When all these characteristics are put together, they 
illustrate that a luxurious upscale neighbourhood 
is defined by a wide range of factors. Exclusivity 
and privacy, a good community, low population 
density, accessibility and security are among the 
various factors that determine how luxurious a 
neighbourhood becomes.

There is also an abundance of premier shopping and 
dining destinations within the vicinity for residents to 
pick from. In addition to the Bukit Bintang shopping 
district, Mid Valley City, Bangsar and Mont’Kiara, 
upcoming shopping centres such as the Pavilion 
Damansara Heights Retail Galleria, Guocoland’s 
Damansara City Mall and Sunway Putra Mall will 
further widen the range of shopping choices available 
to residents.

CHAN AI CHENG
• General Manager, S. K. Brothers Realty (M) Sdn Bhd
• Registered Estate Agent with the Board of Valuers, Appraisers and Estate Agents Malaysia
•	 Certified	Residential	Specialist,	NAR	USA
•	 Certified	International	Property	Specialist,	NAR	USA
•	 Registered	Financial	Consultant,	IARFC

*	For	feedback	on	this	article	or	any	other	comments,	please	email	aicheng@skbrothers.com.
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REGULARS  |  HBA

untuk mempercayai) that the housing developer 
in question is carrying on his business ‘ in a manner 
detrimental to his purchaser’ (menjalankan kegiatan 
yang memudaratkan kepentingan pembeli); or ‘has 
assets insufficient to meet his liability (atau sudah 
jatuh sakit). 

This Section is further enhanced and amplified with 
the inclusion of Section 11 (Powers of the Minister to 
give directions for the purpose of safeguarding the 
interests of purchasers) and Section 10A (Power 
of entry, search and seizure) and all safeguards 
and safety nets under the legislation. The Minister 
and his Ministry have wide ranging powers to 
intervene and salvage a ‘sick project’ and to offer 
‘treatment to provide cure’ yet look at the number 
of abandoned projects which emerge as dire financial 
picture for naive and innocent buyers. Individuals 
and the community are being harmed by the lax in 
enforcement and monitoring mechanism. 

MISGUIDED CONCEPT
The Housing Ministry having attributed to developers’ 
abandoning of housing projects, now takes it upon 
itself to rehabilitate the abandoned housing projects, 
all at the taxpayers’ expense. The Housing Ministry’s 
Housing Guarantee Scheme (HGS) simply means 
that the matter is taken to another level in making 
the Government  go further in ‘teaming-up’ with 
developers.

This is clearly a case where the Government has been ill 

The National House Buyers Association (HBA) is 
deeply concerned that the Government proposes 
to set up a Housing Guarantee Corporation (HGC) 
purportedly to protect buyers and housing developers 
in the event of abandonment of their housing projects 
by developers themselves.  What is more worrying is 
that the loss caused by abandonment is to be incurred 
by the Government: the Government will hold 70% 
equity in the Housing Guarantee Corporation while  
the balance is  held by private funds ie REHDA and 
Government -Linked Agencies such as the Employees 
Provident Fund (EPF) and Tabung Haji.

LAX AND LACK OF ENFORCEMENT
The public who rely on legislations are often let 
down by the enforcers. Any law is only good on 
paper and will continue to remain in our archives 
unless the existing laws or whatever revamped ‘for 
the protection of house buyers’ are used to their 
full capacity. The problem with enforcement is not 
because of the lack of laws but because of the lack of 
or lax in enforcement. Enforcement programs must 
be organised and must be implemented.

We have Section 10 of the Housing Development 
(Control & Licensing) Act 1966, where it is stipulated 
that the Minister may direct the Controller or an 
Inspector to make investigation (under condition of 
secrecy investigate the commission of any offence 
under this Act or investigate into the affairs of or 
into the accounting or other records of any housing 
developer) if he ‘has reason to believe’ (ada sebab 

A HOUSING 
GUARANTEE 
IS AKIN TO 
A PROFIT 
GUARANTEE
The first question the Government needs to face is: 
why does abandonment of housing projects take place? 
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advised or, to put it plainly: misled by business groups 
with vested interests on how to tackle the problems 
of abandoned housing projects which they caused 
themselves without any expense to themselves.. 
The saying that “the road to Hell is paved with good 
intentions” certainly holds true for the proposed 
Housing Guarantee Corporation (HGC). It will not 
solve the problem of abandoned housing projects 
but will increase them exponentially. HGS will also not 
solve issues that relate to shoddy workmanship, sub-
standard materials, timely delivery and a host of other 
problems which one has to encounter with errant and 
wayward developers.

The setting up of the HGC will be seen as a “License” 
for Developers to recklessly launch new housing 
projects in huge volumes regardless of its viability. 
The most -talked about case is where a Developer 
launched over 9,000 housing units simultaneously  
a few years ago as the  norm; going forward as the 
Developers know that they can abandon the projects 
should things turn bad for whatever reason and the 
HGC will take-over the project and  ‘mop up’  the 
consequences of abandonment.  It will be a clear 
example of “Profits Privatised – Losses Nationalised”.

GAMBLING HOMEBUYERS’ MONIES
Housing Developers will be encouraged to gamble 
with house buyers monies through the progress 
billings under the current Sell-then-Build System 
only to abandon the project at the earliest sign of 
trouble.  This will result in a large increase in cases of 
Abandoned Housing Projects throughout the country 
and will pose a huge strain on the HGC and ultimately, 
the Government and taxpayers while the housing 
developers laugh all the way to the Bank.
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their own monies or borrow from Banks to launch and 
successfully complete the Housing Projects.  Under 
the BTS 10:90 concept, the Developer will suffer the 
most if the Housing Project is abandoned and cannot 
just walk away and wash their hands clean. Hence, the 
Developer will do all they can to ensure the project is 
completed on time.

FIRST, SOME QUESTIONS
a. Why burden house buyers at all alone with 
payment of premium between 0.5% and 1% (of the 
house price or the loan amount??) when the benefits 
of lower risks accrue to banks and developers who 
bear no upfront cost.  Is this not another case of 
hitting innocent purchasers to spare developers?

b. Invariably, a tax payer unable to afford to buy a 
house is actually funding a house buyer to own a 
house? Does this make sense to you?

c. Who will ensure the interest rates charged for home 
loans by financial institutions will be reduced for this 
Scheme. You know how financial institutions always 
seem to enjoy financial benefits at the expense of 
customers!!

d. House prices have shot through the roof. Why 
the additional cost to buyers whose affordability is 
already severely constrained?

e. Why should Government fund the Scheme but 
house buyers still have to bear extra cost?

f. What are the pre-conditions that must be fulfilled 
before HGS is activated? Will there be a continuing 
set-back for victims of abandoned housing projects?

This ill-conceived HGC is not the solution to minimise 
Abandoned Housing Projects.  The only way to 
minimise Abandoned Housing Projects is when 
Developers have to use their own money and not 
House Buyers monies (under the Sell then Build 
system) in order to complete a housing project. 
When people use their own money (from their own 
pocket), they will be more careful, otherwise they will 
be reckless.

This ill-conceived HGC will face all the same problems 
to revive Abandoned Housing Projects that is to deal 
with so many different parties; namely House Buyers, 
End Financiers, Bridging Financiers, Insurers and all of 
which have different objectives and interest.

BUILD-THEN-SELL (BTS 10:90) CONCEPT
Under the BTS 10:90 concept mooted by HBA, the 
Bridging Financier can immediately takeover an 
Abandoned Housing Project without having to deal 
with so many parties and the task of reviving the 
project will be much easier.

Under the BTS 10:90 concept, the Developers will 
walk away empty handed should the project be 
abandoned as the Developers will only have access to 
house buyers’ funds when the project is successfully 
completed. Under the BTS 10:90 concept, should the 
project be declared abandoned and the Developers 
had taken a bridging loan to fund the construction 
cost, then the Developers’ financiers can take over 
the project, and it will not involve any public funds.

The BTS 10:90 model as proposed by HBA is the 
solution to minimise Abandoned Housing Projects as 
under the BTS 10:90 concept, the Developer must use 
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Housing Guarantee Corp. (KHGC), which has tottered 
on the brink of insolvency, to put the state-invested 
housing guarantee firm back on track.”

ht tp : //eng l i sh .chosun .com/s i te/data/html_
dir/2001/05/31/2001053161181.html

The South Korean model which has been touted 
by developers as the way to go has to be studied 
thoroughly. It may be that there are now robust 
checks and balances in Korea for the protection of 
house buyers from unscrupulous developers. But in 
Malaysia, do you not know that enforcement is our 
weakest link? Look around, to believe us or not!
 
The Minister and his Ministry should engage all 
stakeholders before making a decision. What is good 
for South Korea may not be good for our country.

NATIONAL HOUSE BUYERS ASSOCIATION [HBA]
No. 31, Level 3, Jalan Barat, Off Jalan Imbi, 55100, Kuala Lumpur

Tel: 603-2142 2225 | 012-334 5676  |  Fax: 603-2260 1803

Email: info@hba.org.my  |  Web Site: www.hba.org.my

g. Is there a need for additional public funds with 
layers of bureaucracy and headache just to buy a 
livable house?

h. Isn’t the proposed HGS seen for what it really is – an 
exit door for errant developers? The errant developer 
will wind up the company and its directors will go scot 
free by hiding behind the corporate veil, something 
which happens too rampantly. Then, the HSC is left to 
deal with another abandoned project. Isn’t this another 
form concocted as false protection for house buyers?

Is the Housing Ministry mindful of the news headline 
‘Korea Housing Guarantee Receives Massive Bailout’ 
in 2001 whereby it was reported in the Chosun media 
on 31.5.2001 inter-alia that:

“The government and the creditor organisations 
decided to inject a total of 1.84 trillion into the Korea 
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SETAPAK

Located in the middle of Sentul, 
Wangsa Maju and KL City Centre, 
Setapak has a population of 
approximately 76,000 as per 
the data released on 2010 by the 
Statistics Department. The word 
‘tapak’ means ‘step’ or ‘foot’ in 
Malay and ‘Setapak’ refers to ‘one 
step’ or ‘one foot’ which it fits the 
current situation where it is located 
a mere six to seven kilometres 
away from the Kuala Lumpur City 
Centre.

It is a mixed development township 
which consists of commercial and 
residential projects as well as a 
small industrial element on the 
side. These developments range 
from terraced houses, detached 
houses, shop-offices and terraced 
and detached factories to flats, 
apartments, condominiums and 
serviced apartments.

One of the area’s well-known 
landmarks is KL Festival City 
which is anchored by three 
major tenants, namely Parkson 
Department Store, Econsave 
Supermarket and MBO Cinemas. 
Other hypermarkets nearby are 
Jaya Jusco and Aeon Big in Wangsa 
Maju. It is also reported that a 
Giant Hypermarket will be built 
nearby by GCH Retail (M) Sdn Bhd 
which meanwhile has promised to 
help upgrade the infrastructure 
in the vicinity by building a road 
extension in the form of 275m 
of a newly constructed four-lane 
carriageway that fronts the store 

Setapak has been growing 
by leaps and bounds 
in the past few years, a 
phenomenon which is 
expected to continue 
in light of upcoming 
developments.

leading to the main road of Jalan 
Genting Kelang.

As Setapak is located in such close 
proximity to the Kuala Lumpur City 
Centre, travelling in and out of the 
township has never been difficult 
despite traffic conditions. It can be 
accessed via Jalan Pahang, Jalan 
Genting Kelang, Jalan Gombak, 
Duta-Ulu Kelang Expressway (DUKE) 
and Middle Ring Road 2 (MRR 2).

The public transportation options 
available include the LRT stations 
located at Taman Melati, Wangsa 
Maju, Sri Rampai, Setiawangsa 
as well as Sentul. These lines will 

LANDED HOUSES

TYPE
NO. OF 

STOREYS
SCHEME LAND AREA YEAR MIN (RM) MAX (RM) COUNT 

Cluster 
Houses

2
Setapak 

Jaya
549

2010 70,000 140,000 12

2011 60,000 145,000 14

2012 62,000 150,000 14

2013 100,000 185,000 13

2014 120,000 150,000 3

3
Setapak 

Jaya
624

2010 75,000 180,000 13

2011 80,000 145,000 16

2012 75,000 215,000 16

2013 112,000 265,000 23

2014 135,000 228,000 7

eventually be connected to other 
integrated rail services such as 
the Monorail and the upcoming 
MRT, giving residents access to 
most places within and outside of 
Klang Valley. Its close proximity 
to Kuala Lumpur City Centre also 
means that buses and taxi services 
are easily available. However, 
improvements to the road system 
will definitely bring about a very 
huge change have and a very great 
impact to the traffic conditions and 
living environment of Setapak.

The recorded transaction prices of 
selected schemes within Setapak 
as at December 2014 are as below:-
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LANDED HOUSES

TYPE
NO. OF 

STOREYS
SCHEME

LAND 
AREA

YEAR MIN (RM) MAX (RM) COUNT 

Terraced 
Houses 

1

Tmn 
Setapak 
(Setapak 
Garden)

1,400 - 
1,600

2010 240,000 365,000 8

2011 265,000 448,000 18

2012 290,000 530,000 16

2013 320,000 645,000 23

2014 300,000 585,000 9

Tmn 
Setapak 

Indah
1,400

2010 180,000 280,000 5

2011 290,000 290,000 1

2012 300,000 438,000 9

2013 330,000 450,000 6

2014 369,000 369,000 1

2

Desa 
Setapak

590

2010 145,000 208,000 6

2011 165,000 253,000 13

2012 200,000 300,000 7

2013 270,000 270,000 1

Tmn 
Setapak 

Indah
1,496

2014 340,000 350,000 3

2010 370,000 415,000 2

2011 280,000 482,000 3

2012 530,000 630,000 4

2013 500,000 670,000 2

Tmn 
Setapak 
Permai

883

2014 500,000 760,000 2

2011 200,000 243,000 3

2012 180,000 220,000 3

2013 230,000 380,000 3

2014 320,000 320,000 1

2010 160,000 420,000 43

Tmn Sri 
Rampai

883 - 
958

2011 120,000 388,000 25

2012 150,000 460,000 28

2013 350,000 580,000 24

2014 190,000 520,000 14

2010 100,000 225,000 15

Desa 
Setapak

590

2011 150,000 270,000 28

2012 225,000 390,000 15

2013 275,000 410,000 21

2014 330,000 470,000 16

2014 135,000 228,000 7

Oregeon Property Consultancy Research Team

Oregeon Property Consultancy Research Team

STRATIFIED

TYPE SCHEME

GROUP 
BUA 
(SQ 
FT)

YEAR
AVERAGE 
(RM PSF) 

COUNT 

Condominium

Platinum 
Hill 

Condo 
PV10

1,110 - 
1,270

2010 235 8

2011 282 21

2012 311 31

2013 362 31

2014 401 2

Platinum 
Hill 

Condo 
PV 12

1,206 - 
1,302

2010 241 36

2011 289 21

2012 314 24

2013 342 26

2014 382 12

Platinum 
Hill 

Condo 
PV 13

1,313 - 
1,600

2011 304 70

2012 319 91

2013 366 44

2014 387 5

2012 351 41

Platinum 
Hill 

Condo 
PV 15

1313 - 
1,490

2013 366 53

2014 395 5

2011 277 2

2012 400 2

2013 409 91

Platinum 
Hill 

Condo 
PV 2

1,313 - 
1,600

2014 457 10

2010 237 13

2011 277 22

2012 301 32

2013 348 19

Platinum 
Hill 

Condo 
PV 3

270 - 
1,335

2014 384 8

2010 238 43

2011 269 31

2012 309 18

2013 359 19

Platinum 
Hill 

Condo 
PV 5

1,270 - 
1,335

2014 381 16

2010 236 19

2011 272 26

2012 310 19

2013 342 20

Platinum 
Hill 

Condo 
PV 6

1,330 - 
1,335

2014 360 7

2010 266 87

2011 284 45

2012 316 30

2013 389 16

Platinum 
Hill 

Condo 
PV 8

1,550 - 
1,800

2014 367 4

2010 197 50

2011 238 42

2012 277 39

2013 305 30

Prima 
Setapak I

560 - 
2,550

2014 347 9

1,427 - 
1,647

436,077 11

2010 436,077 11

2010 436,077 11

2010 436,077 11

Oregeon Property Consultancy Research Team

S
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Transaction prices in regards to landed houses 
have been inconsistent in 2013 and 2014 with 
some of the transacted prices recording a 
higher price in 2013 and a lower price in 2014 
in many of the analysed schemes such as 
Setapak Jaya, Taman Setapak, Setapak Indah, 
Setapak Permai and Sri Rampai. However, it 
will not be solid enough to conclude a price 
drop as inconsistency occurs frequently 
among landed houses due to the flexibility in 
extending and renovating the properties.

On the other hand, prices for stratified 
properties have been increasing throughout 
the years. Recorded at an average of RM374 
psf in 2014, the increase in 2012 to 2013 was the 
highest recorded increase at approximately 
26%. Transaction activity has slowed for both 
landed and stratified properties compared 
to previous years, recording a decrease of 
approximately 51% for landed properties and 
71%  for stratified properties. It is believed that 
the main reason for the secondary market 
being less active was the high entry prices and 
competition from the new products.

From the table it is notable that landed 
houses are no longer the preferred choice 
among developers and purchasers in Setapak. 
Out of all of the noted new projects, most of 
them are apartments, serviced apartments 
and condominiums. Some are large-scale 
projects such as the Sky Arena which is being 
developed on an approximately 28-acre piece 
of land and comprises residential, commercial 
and sports elements that are divided into 
five phases and are priced at approximately 
RM530 psf with sizes ranging from 903 sq 
ft to 1,470 sq ft. Other larger-scale projects 
include PR1MA @ Setapak (800 units), Lake 
City Condominium (965 units) and KL Traders 
Square (3,100 units). Lake City Condominium 
is priced from approximately RM800,000 
onwards, The Parc Tower’s prices begin at 
RM517,000, The Nest’s units cost RM493,000 

STRATIFIED

TYPE SCHEME
GROUP 

BUA 
(SQ FT)

YEAR AVERAGE (RM PSF) COUNT 

Condominium

Prima Setapak 
II

1,427 - 
1,647

2010 248 12

2011 288 11

2012 335 11

2013 361 11

2014 402 3

Setapak 
Green 

Condominium

1,360 - 
1,588

2013 442 88

2014 473 8

Setapak Ria
910 - 
1,310

2010 169 38

2011 199 35

2012 240 35

2013 278 29

2014 306 13

288 Residency
1,408 - 
1,869

2013 454 12

2014 459 17

Madu Mas
1,163 - 
1,247

2010 227 29

2011 245 11

2012 292 3

2013 308 2

2014 327 2

Apartment

La Villas
1,001 - 
1,119

2010 209 19

2011 258 12

2012 291 11

2013 351 12

2014 386 9

Genting Court
635 – 
830

2010 152 66

2011 166 48

2012 202 42

2013 238 46

2014 301 19

Serviced 
Apartment

Diamond 
Residence

667 - 
1,450

2010 235 9

2011 268 16

2012 302 26

2013 370 17

371 10

Residensi 222
860 - 
1,200

2012 408 3

2013 448 73

2014 504 12

Oregeon Property Consultancy Research Team

Oregeon Property Consultancy Research Team

Oregeon Property Consultancy Research Team

S

S (RM psf)
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Some of the notable ongoing and upcoming developments in Setapak are as follows:-

PROJECT DEVELOPER TYPE

Sky Arena
NTP World 
Development Sdn Bhd

Mixed development including condominiums, SOHOs, 
hotel, commercial complex and sports complex
• Phase 1 – Residential
• Phase 2 – Residential
• Phase 3 – Residential
• Phase 4 – Multi-storey sports complex
• Phase 5 – Commercial

PR1MA@Setapak
Perbadanan PR1MA 
Malaysia

800 apartment units

Lake City Condominium
Platinum Victory 
Development Sdn Bhd

Two blocks of serviced apartments:
• Block A – 31 storeys (525 units)
• Block B – 28 storeys (440 units)
• 25 units of commercial space

Giant Supermarket
GCH Retail (Malaysia) 
Sdn Bhd

1.5-storey Giant hypermarket

The Parc Tower
Pancaran Nilai (M) 
Sdn Bhd

One 35-storey serviced apartment block (322 units)

Projek Rumah Kos Rendah 
Setapak Jaya Baru

Pancaran Nilai (M) 
Sdn Bhd

One 20-storey low-cost apartment block (168 units)

The Nest Sierra Cube Sdn Bhd
Three 21-, 26- and 32-storey serviced apartment blocks 
(330 units)

100 Residency
Desanda 
Development Sdn Bhd

One 22-storey apartment block (100 units)

Residensi Gombak 126
Meadow Haven Sdn 
Bhd

One 23-storey serviced apartment block (167 units)

KL Traders Square
Radical Range Sdn 
Bhd

Five 39-storey serviced apartment blocks (2,550 units)
One 32-storey apartment block – affordable homes 
(550 units)

Platinum Residence MH Land Sdn Bhd 1 30-storey serviced apartment block (284 units)

 Oregeon Property Consultancy Research Team

onwards and Residency Gombak 
126 has units priced at RM485,000 
onwards. (Note: Prices are as per 
survey and might vary from time to 
time.)

It is a surprise when we open 
the map again to see how close 
Setapak is to Kuala Lumpur City 
Centre. In light of the growth of 
neighbouring townships such as 
Sentul and Wangsa Maju, Setapak’s 
facilities and connectivity has 
become much more convenient. As 
a result, the issue of job opportunity 
has not been much of a headache 
to Setapak’s residents. Shopping 
especially for daily groceries can be 
done easily as there are malls and 
hypermarkets nearby which offer 
Setapak a rather convenient semi-
city lifestyle. However, as many 
high rise buildings are being built 
at the moment, the density is likely 
to sharply increase in near future. 
The completion of the local Giant 
Hypermarket will also contribute 
to this and traffic conditions and 
safety will be the main concerns 
of residents. Greater effort has 
to be made by developers and 
local authorities to improve this 
situation.
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Property Type: Condominium

Land Title: Residential

Tenure: Freehold

Built Up: 1,105 - 1,843 sq ft

Total Units/Lots: 353

Expected Date of Completion: 2018

Developer: Pola Aman Sdn Bhd 

Phone: (603) 7728 6666 / (6012) 538 8133

Website: www.theandes.com.my

THE ANDES

Property Type: Signature Suites

Land Title: Commercial

Tenure: Freehold

Built Up: 477 - 914 sq ft

Land Area: 1.1 acre

Listing Price: From RM380,900

Expected Date of Completion: 2017

Developer: OCR Land Holdings Sdn Bhd 

Phone: (603) 7710 1000

FLEXUS @ JALAN KUCHING
Property Type: Condominium

Land Title: Residential

Tenure: Freehold

Built Up: 943 - 1,986 sq ft

Land Area: 2.5 acres

Total Units/Lots: 255

Expected Date of Completion: Q3 2016

Developer: Faber Union Sdn Bhd

Phone: (603) 4265 7700 & (6019) 333 5665 

Fax: (603) 4265 7733

Website: www.faberantara.com.my 

FABER ANTARA CONDOMINIUM

Kuala Lumpur

Kuala LumpurJalan Kuching, Kuala Lumpur

Property Type: Service Apartment

Land Title: Commercial

Tenure: Freehold

Built Up: 600 - 1,200 sq ft

Listing Price: From RM428,000 - RM966,000

Total Units/Lots: 545

Expected Date of Completion: 2018  

Developer: Pinaremas Sdn Bhd

Phone: (603) 6142 2727

Open for Sale

SURIA RESIDENCE

Bukit Jelutong, Selangor
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Property Type: 

3 Storey Semi-Detached  Link House

Land Title: Residential

Tenure: Freehold

Built Up: 3,224 sq ft

Lot Area: From 2,271 sq ft

Developer: Airmas Group

Phone: (604) 380 6000, 1700 818 333

Website: www.airmas.com

TAMAN INDAH

Bukit Indah, Bukit Mertajam, Penang

Property Type: Condominium

Land Title: Residential

Tenure: Freehold

Built Up: 1,550 - 1,566 sq ft

Total Units/Lots: 148

Developer: Airmas Group

Phone: (604) 380 6000, 1700 818 333

Website: www.airmas.com

79 RESIDENCE

Jalan Betik Manis, Bukit Mertajam, Penang

Property Type: 2-sty Terrace/Link House

Land Title: Residential

Tenure: Freehold

Built Up: 2,184 - 3,537 sq ft

Listing Price: From RM360,360 - RM876,987

Total Units/Lots: 137

Expected Date of Completion: September 2016

Developer: Propel Land Sdn Bhd

Phone: (6012) 370 9912 / (609) 250 9207/     

             (6012) 360 3120

TAMAN SERI MERBAU

Triang, Pahang
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Property Type: 2-sty Terrace/Link House

Land Title: Residential

Tenure: Leasehold

Built Up: 1,885 - 2,070 sq ft

Listing Price: RM578,800 - RM942,030

Total Units/Lots: 415

Expected Date of Completion: 2016

Developer: Elite Park Development Sdn Bhd

Phone: (603) 9221 6888

M RESIDENCE 2 ALPINE

Rawang, Selangor
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Property Type: Business Centre

Land Title: Commercial

Tenure: Leasehold

Built Up: 2,852 & 48,220.27 sq ft

Land Area: 1.512 acres

Listing Price: From RM1,354,500 & RM24,528,500

Expected Date of Completion: End 2016 

Developer: MH Amanjaya Properties Sdn Bhd

Phone: (605) 254 3482

IPOH SOHO

Ipoh, Perak

Property Type: 2-sty Terrace/Link House

Land Title: Residential

Tenure: Leasehold

Built Up: 1,980 sq ft

Land Area: From 22' X 75' 

Listing Price: From RM348,000

Unit Available: 5

Total Units/Lots: 55

Expected Date of Completion: In Phases From June 2015

Developer: Sun Land Sdn Bhd

Phone: (6012) 508 8446

 SUNLAND RESIDENCE

Ipoh, Perak

Property Type: Condominium

Land Title: Commercial

Tenure: Leasehold

Built Up: 835 - 871 sq ft

Total Units/Lots: 228 (Tower A)

Price per sq ft: RM390 - 420

Expected date of completion: 2017 

Developer: Lifestyle Enriched Sdn Bhd

Phone: (605) 545 3333

DE ONE SUITES VILLA

Ipoh, Perak

Property Type: 2-sty Terrace/

                          Link House

Land Title: Residential

Tenure: Freehold

Built Up: 2,625 sq ft

Land Area: 24' x 80'

Listing Price: From RM472,000 - RM1,009,440

Total Units/Lots: 173

Expected Date of Completion: December 2016

Developer: Pinji Botanics Sdn Bhd

Phone: (605) 323 6622

ZONE SERI BERINGIN - PHASE 7.3(2)

Ipoh, Perak





FEATURED AGENCIES DIRECTORY

GS REALTY, formerly known as YL REALTY, has been established since 1999 as a real-estate 
specialist. Our principle practice was begun in 1986 and we specialize in project marketing 
besides our core business. With our strategic experience and well-informed as well as 
intelligent sales team, our brilliant marketing strategies for new project developments in the 
Malaysian and international markets have been very well received. 

Today, GS REALTY is renowned as one of the largest real estate firms in Malaysia, winning 
multiple awards, such as the ASIA PACIFIC EXCELLENCE BRAND 2011 and we have co-
organised one of the biggest Real Estate Conference in Malaysia, the ‘National Conference 
– Wealth from Real Estate Investment in Asia’ (2010) and ‘Wealth from Real Estate Investment 
in Asia’ (2011). Join us and create a prosperous and successful future for yourself! Contact us 
for further information and the next step in your career. 

Tel: (603) 9222 5796 / (603) 9222 5 797
Fax: (603) 9222 5791
Web: www.gsrealty.my  
Email: enquiry@gsrealty.my 

GS Realty Sdn Bhd 
E(1)1307

GS REALTY SDN BHD

Sumhouse Sdn Bhd was incorporated with 
the objective of providing quality real estate 
services to client,  developer ,vendor and 
purchaser alike. The company directs its 
undivided focus in the Klang Valley area 
covering Development Project Launch, 
Residential, Commercial, Industrial and Land.
Our experienced and dynamic sales & rental 
force is able to provide price indications 
or market value for properties in order 
for potential sellers & tenant to price their 
properties at competitive rates in the market. 
We provide various Training, Seminar, 
Coaching and Awesome Compensation to 
our Real Estate Negotiators. Grow with us 
and excel in your Real Estate Career!

Development Project Launch | Secondary 
Market | Auction & Tender | Building 
Management | Real Estate Professional 
Consultant Service Your Property Doctor | Your 
One Stop Service | Your property Specialist 

Tel: (603) 4293 6368  |  Fax: (603) 4292 6368
H/P: (013) 378 9993 / (012) 266 2333
Email: admin@sumhouse.com.my
Web :www.sumhouse.com.my

Sumhouse Sdn Bhd 
(E1478) (1060181-X)

CITY AGENCIES SDN BHD was formed in 1973 as a private limited company. In accordance 
with the requirement of the Board of Appraisers and Estate Agent Act, it was later 
incorporated as Sole Proprietorship Real Estate Agency Firm 1984 and the trade name was 
changed to CITY HARTA 1. Its activities include:-
 
• Sale/Purchase of Property
• Rental/Letting of Property
• Project Sales and
• Property Management

The company has successfully accomplished much in the past 40 years. To date the 
company has marketed dozens of development projects nationwide, all with a large degree 
of success.

The company will continue to align our priorities and objectives with our respectable clients, 
government and business entities in Malaysia. We will remain as committed to excellence 
and serving more than just the best professional service to our clients.
 
Our Philosophy, is to adopt a market driven strategy and working closely with our clients 
to get the best possible result and to give best possible service, response and attention in 
order to stay effective and efficient to meet the professional standards.

CALL US TODAY IF YOU WISH TO JOIN OUR INDUSTRY & WE WILL ASSIST YOU TO 
CREATE A LIFE CAREER WHEREBY EARNING PASSIVE INCOME FOR LIFE!!!

Danny Hor
019 3376889

City Agencies Sdn Bhd 
Real Estate Finders (MY) Sdn Bhd was 

established in 1982. Throughout the years in 
the property industry, the firm has successfully 
established an excellent relationship with our 
clients by providing seamless comprehensive 

services which was tailored to our firm’s 
missions and visions. Real Estate Finders’s 

team of dynamic professionals together with 
our formidable network of strategic partners 

endeavors to provide unparalleled level of 
services to our clients.

CALL US TODAY IF YOU WISH TO 
JOIN US AS PART OF OUR TEAM!!

HQ
No.53-2, Jalan 3/36 (Jalan Sri Bintang 2), 
Bukit Sri Bintang, Kepong, 52100 Kuala Lumpur.
T: +603 6277 9988  |F: +603 6274 6433
E: real.estate.finders@hotmail.my

OUR OFFICES
Kuala Lumpur: Kepong  |  Selangor: Puchong 
Penang: Georgetown     |  Johor: Nusajaya

MEMBER OF

Real Estate Finders 
(MY) Sdn Bhd 

E(1)1516  (1075924-H)

中環國際房地產(馬)有限公司
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Name
(Mr/Mrs/Ms/Dr)

Occupation

MAILING Address

      
PostCode

State

Email

Tel (H)                                 H/P

All you need to do is fill up the details above to subscribe 

at the all-inclusive rate stated herein. Or, you may subscribe 

online by going to our website at www.iproperty.com.my/

magazine/paysubscribe.aspx, fill up your details and pay 

with your cheque/postal order no and fax in your banking 

slip to (603) 2264 6900. Alternatively, mail your enquiries 

to subscription@iproperty.com

PAYMENT METHOD:
    I enclosed a cheque/postal order No.
to iProperty.com Malaysia Sdn Bhd (600860-K)

Bank Account No.: Maybank Account 5144 8611 4787
DISTRIBUTION OUTLETS:

Magazine at your doorstep

I wish to subscribe for 12 issues at RM80 [Within Klang Valley]

I wish to subscribe for 12 issues at RM160 [Outside Klang Valley]

Start my subscription from

START MY SUBSCRIPTION NOW!

TERMS & CONDITIONS : Find out overseas postage rates by calling +603 2264 6888. If you would like to cancel your subscription, a charge 
equivalent to 50% of the unfulfilled subscription will be levied.

PLEASE MAIL THE SUBSCRIPTION FORM TO:
iProperty.com Malaysia Sdn Bhd
Suite 11.01, Level 11 Menara IGB
Mid Valley City, Lingkaran Syed Putra
Kuala Lumpur 59200
Malaysia.

FOR SUBSCRIPTION QUERIES,
PLEASE CONTACT:
Tel: 603-2264 6888
Fax: 603-2264 6900 
e-mail: subscription@iproperty.com
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