










To a year of new possibilities
Happy New Year and warmest greetings at the start of another year!

As I look at the growth over the years since our humble beginnings, 

I am extremely proud of what we have achieved, and, even more, 

excited about our outlook for an equally promising future.

As we move into 2016, we need to continue the next phase of our 

transformation journey to make the property search experience more 

nimble, as well as more innovative and creative. But in order for these 

goals to be achieved, it is crucial for everyone to be aware of the goals 

set and be aligned towards achieving them. This can only be achieved 

by not just winning the hearts and minds but also understanding the 

needs of our customers and consumers. 

On behalf of the iProperty Group, I want to thank you for your strong 

support and continued commitment in making us your most preferred 

property portal. 

We would also like to take this opportunity to wish all our Hindu readers 

a Happy Thaipusam. 

Wishing you the best for a successful 2016.
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EDITOR’S NOTE

HAPPENINGS

Greenland Group (Malaysia) Bhd recently held 
a Global Investment Conference at The Gardens 
Ballroom, Kuala Lumpur on 4th December 2015 
to attract tenants to Greenland’s latest project in 
Permas Jaya, Johor Bahru called Helios Cove.

“Helios Cove occupies a total area of 128 acres and 
it will be developed into a large urban complex in 
Southeast Asia. The overall project will be divided 
into five phases comprising of an innovative 
commercial complex district, a cultural theme park 
and an educational district, a touristic art district, a 
medical care district as well as a district of top villas,” 
said Wu Shao Hua, Greenland General Manager.

The conference was also attended by Dr Robby 
Kwok from Carlton College, Huang Guo Qiang from 
Montessori Education, Dato’ Sri Gavin Tee from 
Swhengtee International Real Estate Investors Club, 
Dr Imran from Netherlands Maritime Institute of 
Technology, representative from Snow City Nelsonn 
Woon, Calvin Wong, CEO of IWCITY Bhd; AUM 

Greenland grandstand
Hospitality General Manager Ivan Ong; Mayland 
Group Bhd’s CEO Adam Leow; Mayland Group 
Bhd’s CFO Clarence Wong and Mayland Group Bhd 
General Manager Hugo Gerritsen.

“We are confident that the emergence of Helios 
Cove will change the landscape of Johor, at the same 
time becoming a commercial landmark for the city 
while leading the economy through regional trade 
development,” Wu said.

Happy New Year! Hope the holidays were great fun. 

I certainly had fun Down Under. Rejuvenated and 

ready to take on another interesting year.

On everyone’s mind - What will shape the property 

market in Malaysia in 2016? The impact of the weak 

Ringgit, the political stability of the country and 

cooling measures by the central bank, may all appear 

obvious in the rear view mirror, but what lies ahead 

is would arguably be difficult to judge.

Nevertheless, in our experts’ view section, some real 

estate industry leaders say that  the 2016 primary 

property market will see fewer launches and the 

secondary market is where most of the excitement 

is going to be.

As this is the Year of the Monkey in the Chinese 

calendar, Dato’ Joey Yap provides an insight into 

every animal (zodiac) sign and what the next 12 

months have in store for each of those signs, as well 

as assist you in making the right decisions.

If you think that real estate is the ticket to get rich 

quick, think again. Chang Kim Loong of HBA explains 

why with rising property prices, paper gains means 

nothing. Adrian Wee, a property expert also shares 

some tricks of the trade which is common renovation 

pitfalls and how to avoid them. Turn to page 68 to 

find out more.

The old wisdom that lively neighbourhoods are safe 

neighbourhoods is more true than ever. Whatever 

the reason, knowing what crimes are happening 

in your neighbourhood is the best way to protect 

yourself, loved ones, and possession. Thankfully 

Shamir Rajadurai, a crime safety specialist is able to 

easily answer the question, “Is my neighbourhood 

safe? 

There is also a Special PCA 

Pullout 2015 with this issue, 

which features all the winners 

of last year’s iProperty.com 

Malaysia’s award.

It’s January 2016 and the year 

is well under way.

See you next month!

Roshan Kaur Sandhu
Editor, iProperty.com 

Malaysia
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HAPPENINGS

Sunway Property spreads Christmas cheer in Johor
Sunway Property brought early festive cheers to the 
Johorean community last December by transforming 
their Sunway Iskandar sales gallery into a winter 
wonderland.

Marking the township’s second Christmas celebration, 
the event welcomed a crowd of more than 600 who 
were thrilled by the ‘white Christmas’ experience 
and  fun-filled  activities throughout the evening. 
Aside from the jolly appearance of Santa Claus and 
his Santarinas, the carnival-themed game booths 
featured classic games such as Ring on Toss, Spin the 
Wheel and more, exciting both children and parents 
alike.

“In line with the ‘Living Sunway, Living Community’ 
concept, we set out this year to strengthen ties with 
the local community through various engagements 
and it has been an eventful year for us. I would also like 
to take this opportunity to thank everyone for their 
strong support in helping Sunway Iskandar to once 
again win the ‘Best Township of the Year’ Award,” 
said Gerard Soosay Chief Executive Officer of Sunway 
Iskandar.

He continued, “Building upon the communities that 
we create is something we truly believe in and we are 
committed to continuing fostering the community 
here as the township grows. Today’s celebration is a 
great way to wrap up the year and we look forward to 
more exciting events with the public in 2016.”

Since its inception, Sunway Iskandar has been 
organising various community driven engagements 
throughout the year to nurture a liveable and 
sustainable township for the residents and visitors. 
Some of their public events include; World 
Environment Day celebration; Dinosaur Alive Show 
and Movie by the Lake. The community can expect 
more activities alongside key launches in 2016.

Tesco Bandar Puteri Bangi to open doors by Q1 2017
IOI Properties Group Berhad recently held the 
groundbreaking ceremony for the Tesco outlet in 
its new township, Bandar Puteri Bangi. Set to open 
by the first quarter of 2017, the outlet will be the 
56th Tesco store in Malaysia. This is in cognizance of 
the tremendous growth potential of Bandar Puteri 
Bangi as an integrated mixed development that is 
set to revolutionise the way the residents live, work 
and play.

The groundbreaking ceremony was officiated by 
representatives from both Tesco Malaysia and IOI 
Properties Group Berhad. Representing Tesco 
Malaysia was    Ian Kent,  Operations Director  and 
Jason Chong,  Property & Mall Director  whilst 
IOI Properties was  represented by   Lee Yeow 
Seng,  Chief Executive Officer  and Teh Chin 
Guan, Chief Operations Officer. 

The Tesco Bandar Puteri Bangi sits on a land area of 
7.53 acre and comes with a built-up area of 101,182 
sq ft. It will offer a wide range of 4,000 house brand 
products – 90% of which are sourced in Malaysia. 
They include Tesco Value, Choice and Finest, as well 
as specialist ranges including ‘Lighter Choices’.

Bandar Puteri Bangi, a 370-acre freehold  lifestyle 
development, is master planned to be one of 
the biggest centres of business and economic 
activities within the Southern Corridor of Klang 
Valley covering Kajang, Bangi, Semenyih and Nilai. 
Located next to the North-South Expressway 
(NSE), Bandar Puteri Bangi is strategically placed 
for booming growth, thanks to the emergence of 
Putrajaya, Cyberjaya and the vicinity around Kuala 
Lumpur International Airport as popular choices for 
residential and commercial developments.
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Dato’ Tan Seng Leong, a property developer 
with more than 30 years of experience shared 
with iProperty.com how he turned his life 

around and what inspired him to strive in the property 
development industry.

PLEASE TELL US MORE ABOUT YOURSELF, 
DATO’ TAN SENG LEONG.
My story started from a small town of Senggarang, 
Batu Pahat. We almost had nothing as our family was 
poor and my father was only a fish monger with 11 
mouths to feed. The only shelter we had back then 
was only a small rented room.

As the eldest son in the family, I knew I had a lot of 
responsibilities to bear but yet I dreamt of building 
a big house so everyone can live comfortably and 

A VISIONARY IN 
EVERY SENSE OF 
THE WORD
From a poor, overworked project manager 
struggling to climb the corporate ladder, 
Dato’ Tan Seng Leong, founder and Group 
Managing Director of BCB Berhad’s journey 
is nothing short of inspiring. 

1
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happily. I knew that in order to attain this dream into 
reality, I had to work hard and smart.

HOW DID IT ALL BEGIN, FROM THE BEGINNING 
OF YOUR CAREER, THE BUILDING OF BCB 
BERHAD UNTIL NOW?
Wanting to build a big house for my family, I started 
my career in the property development industry. Even 
before BCB Berhad was established, I was a project 
manager for a property developer, learning the ropes 
and tricks of the trade.

While working, I obtained my Diploma in Building 
Construction and Management (London) in 1981 
which further strengthened my determination for a 
career in property development. When I was offered 
to participate in a joint venture project in Kluang from 
a fellow Singaporean in 1982, I knew opportunity has 
struck as such offers are only given to those who are 
ready to venture further in the property industry.

I took up the offer and one of the highlights of my 
career is when I was involved in the privatization of the 
Kluang bus station in the heart of the town. As a token 
of appreciation for my contribution in the Kluang 
bus station project, the main road in the town’s new 
development was named after me. 

I founded BCB Berhad and incorporated it in 1996, 
under the trade name of Kemajuan Buditama Sdn Bhd. 
It was then I decided to pursue my education further 
and received my Masters in Business Administration 
in 1992. 

Later that very same year, BCB Berhad was 
subsequently listed in the main board of the Kuala 
Lumpur Stock Exchange (KLSE) on 3rdDecember 
1996.

1 Concerto North Kiara Entrance
2 Dato Tan & BCB Team

2

WHAT IS BCB BERHAD’S BUSINESS MODEL 
AND HOW WAS IT DEVELOPED?
This company has 26 years of experience as a 
property developer in Malaysia and we take pride of 
our successful strongholds in the state of Johor and 
growing prominence across the country. BCB Berhad 
remains as the largest property developer in Batu 
Pahat and Kluang, which happens to be the second 
and third largest towns in Johor after Johor Bahru, the 
state capital.

We became so strong because of our iron-willed 
business model that is based on two complementary 
pillars. Firstly, BCB Berhad had invested in various 
attractive development projects in several key 
prime locations. Secondly, we had funded profitable 
investments that had generated regular rental income 
over the years.

With property development as our core business, 
infrastructure projects play a major role in our 
business model. Our shareholders and stakeholders 
have benefited so much from the value BCB Berhad 
generated from the projects the Group executes each 
year.

WHAT ARE CONCERTO’S UNIQUE SELLING 
POINTS?
Concerto, BCB Berhad’s project located in the north 
side of Mont Kiara, reflects the way the Group strives 
in changing how we deal with real estate by focusing 
on changing our customers’ lifestyles via urban 
residential development and not just selling houses 
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to homeowners. Concerto is a living proof of why we 
believe that an individual’s lifestyle is manifested by its 
details, determining the ultimate success or failure of 
the products and branding of BCB Berhad.

Strategically placed in one of the most affluent 
neighborhood which embodies harmonious living that 
reflects Malaysia’s multi-cultural integrity, Concerto is 
designed in a way it’s personalised to every individual 
while blending in details of Mont Kiara’s cosmopolitan 
atmosphere.

The attention to details begins when you reach your 
home, where the innovative approach of using the 
existing terrain enabled us to provide respective 

3

4

entrance and exit ramps to each level of the 4-storey 
car park without the need to drive up or down narrow 
ramps, which in turn makes it easier and safer for our 
residents.

Privacy is also key in our development design as 
well as it is a requirement for property buyers when 
looking for a home. At Concerto, we have designed 
each floor with only three units served by four double 
door elevators that require an access card to operate.
While each unit evokes a sense of spacious living 
with its wide floor space and airy interior, the wide 
window expanses also allow maximum amount of 
natural lighting into the unit, hence increasing energy 
efficiency without the use of electrical lamps.

Concerto also proudly presents BCB Berhad as the 
first developer in Malaysia to introduce the ‘Same Floor 
Drainage System’ in their developments. The system 
comes with added benefits such as reducing drainage 
noise and preventing leakages from the above unit 
which is aimed to provide our residents more comfort.

CAN YOU GIVE AN OVERVIEW OF THE 
MILESTONES AND KEY EVENTS IN BCB 
BERHAD’S GROWTH DURING THE PAST 
DECADE?
To date, BCB Berhad owns approximately 60% share 
of the property market via three major townships 
in Batu Pahat, namely the Taman Bukit Perdana, 
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These recognitions have provided us with the 
motivation to strive ourselves better, especially in our 
upcoming development projects, such as the elegant 
and contemporary project with a GDV of RM1.2 billion 
known as Elysia Park Residence in Medini, Iskandar 
Malaysia.

WITH BCB BERHAD’S GROWTH OVER THE 
PAST DECADE, HOW DOES IT PLAN TO 
FURTHER EXPAND GOING FORWARD?
Apart from BCB Berhad’s continuous development 
of our existing projects in the Klang Valley and other 
districts of Johor, we are planning to launch more 
projects in Iskandar Malaysia following the launch 
of the Elysia Park Residence tower condominium in 
August 2015.

We have plans for a commercial plot of 22 acres that 
will be launched later this year. It is connected adjacent 
to a newly completed main road that connects to 
the Coastal Highway. Upon completion of the new 
highway, the distance from our commercial plot to 
the immigration checkpoint towards Singapore a the 
Second Link will just be a mere 5km.

The commercial plot is also contiguous to the 
proposed Medini Zone B Business District and Medini 
Lakeside while the Legoland theme park is just a short 
drive away.

5

PROJECT NAME:

Concerto North Kiara 

CITY:

Jalan Dutamas Raya, Kuala Lumpur 
PROPERTY TYPE:

Condominium 
LAND TITLE:

Residential 
TENURE:

Freehold 

LISTING PRICE: 

From RM1,418,800 
EXPECTED DATE OF COMPLETION:

4th Quarter 2015 
DEVELOPER:

BCB Berhad 

CALL NOW:

603-6259 6999 

Evergreen Heights and Bandar Putera Indah. There 
remains about more than 500 acres of undeveloped 
land surrounding the townships, in which the Group 
will continue to develop with an expected gross 
development value (GDV) of more than RM1 billion. 
Other than the aforementioned projects, BCB Berhad 
also developed Taman Sri Kluang, Prime City Hotel in 
Kluang and U-Mall in Skudai.

Since 2010, we started acquiring lands in the Klang 
Valley and we had successfully launched Concerto 
North Kiara in 2012 and HomeTree Kota Kemuning 
in 2013 – all of which with encouraging sales. These 
projects were in fact conferred with the iProperty.
com’s People’s Choice Award, where Concerto won 
the Best Luxury High Rise Development category in 
2014 while Hometree won the Best Luxury Landed 
Development category for 2014 and 2015.

3 iProperty People’s Choice Award 2014 - Concerto
4 Swimming pool night view2
5 Master room - Concerto
*All illustrations and pictures are artist’s impressions only
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Dato’ Chang Khim Wah,
President and CEO of EcoWorld

ECOWORLD:
UNRAVELLING NATURAL TREASURES

Blending the flavours of nature with unique modern architecture has set 
EcoWorld apart from conventional property development, creating a strong 

base for sustainable properties. 

1

With the demand for eco-friendly developments 
on the rise in Malaysia’s property sector, Eco World 
Development Group Berhad (EcoWorld) has 
responded to this call and embarked on delivering 
sustainable property developments that promise 
contemporary style and distinction. Driven by its 
vision of ‘Creating Tomorrow & Beyond’, EcoWorld 
is determined in blending the best of modern 
architecture with nature.

Dato’ Chang Khim Wah, President and CEO of 
EcoWorld, spent some time with iProperty.com to 
share about the Group’s latest projects, the concepts 
behind these unique developments and thoughts on 
market trends in the months ahead.

Tell us about Eco World Development Group Bhd.
EcoWorld is a public listed Malaysian company with 
projects in three key economic regions, namely, 
Penang, Klang Valley and Iskandar Malaysia. We have 
17 projects in total comprising a product range that 
includes affordable, upgrader and luxury homes, 
integrated high-rise developments and green business 
parks.
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1 The East Gate is the landmark at Eco Sanctuary that 
welcomes residents back to their modern sanctuary

2 Modern tropical architectural concepts articulate our 
vision of creating a new tomorrow

Although the brand is slightly over two 
years old, we have established a strong 
presence in Malaysia and are well 
represented in almost all segments of 
the property market. Townships are 
our strength, in particular, stratified 
landed properties. The townships that 
we develop also include commercial 
areas. We also specialise in integrated 
developments and eco business parks.  
 
Through Eco World International 
(EWI), the brand has also extended its 
reach to London, United Kingdom and 
Sydney, Australia. This not only gives 
us an avenue to spread our wings but 
also strengthens our reputation as an 
internationally recognised developer.

What are some of EcoWorld’s projects 
in the pipeline?
We have a number of new projects in the pipeline, all 
of which will reinforce our existing base and improve 
our position in the property sector.

In the last quarter of 2015, we opened registration of 
interest for Bukit Bintang City Centre (BBCC), a joint-
venture project with UDA Holdings Berhad and the 
Employees Provident Fund (EPF). 

BBCC aims to revitalise the landscape of the city 
through the creation of a comprehensive new work, 
leisure and residential destination. This innovative 
urban regeneration project which is situated on a 
historic 19.4 acre site will be anchored by a one million 
sq ft retail mall offering specialty and renowned 
local and international brands, an exciting new 
entertainment hub and a Malaysian Grand Bazaar to 
showcase home-grown talents, arts & crafts.

BBCC’s unique entertainment offer will be 
complemented by six luxury residential towers, strata-
offices, a 4-star hotel and an iconic 80-storey Signature 
Office Tower. In line with EcoWorld’s commitment to 
sustainability, green lungs have been threaded into 
BBCC’s design to enhance biodiversity and restore 
nature into urban inner-city developments.

Down south in Iskandar Malaysia we will be 
launching Eco Business Park II in FY2016 to continue 
to increase our share of this growing market segment 
in the Senai Corridor. This will be EcoWorld’s third 
fully gated and guarded business park in Iskandar 
Malaysia offering business owners and investors one-
stop industrial solutions with modern facilities and 
services including high-speed broadband and space 
customisation options.

Apart from these two new projects, our plans for 
FY2016 include the completion of the acquisition 
of several sizeable parcels of lands which we 
have announced earlier, and we aim to finalise the 
masterplans for the developments proposed thereon.

The first is Eco Forest, a 493-acre township located 
5km away from Eco Majestic in Semenyih which 
will enable us to benefit from economies of scale of 
operations and build on the success of Eco Majestic.

The second acquisition is Eco Gardens and Eco 
Business Park V, a complementary township and 
business park development covering 2,198.40 acres 
in Mukim Ijok, Selangor. This twin project will enable 
the Group to establish a dominant presence in the 
up and coming North-Western Klang Valley growth 
corridor with access to a new market catchment 
where EcoWorld is currently not represented.

And the final acquisition is Eco Marina – a 300-acre 
development in Batu Kawan on mainland Penang. 
This will provide the Group with the opportunity to 
create a one-of-a-kind mixed residential, commercial, 
leisure and tourism project to take advantage of the 
site’s natural 2.5 km coastline on its north-western 
boundary and the 150-acre golf course which will be 
developed on its south-eastern flank.
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Like our current developments, these new projects 
all bear EcoWorld’s brand promise of building 
communities, providing security and excellent 
infrastructure.

What are EcoWorld’s commitments to green 
building?
EcoWorld’s developments reflect common 
characteristics which we refer to as our DNA. These 
characteristics are our design, security features and 
our philosophy for excellence which are inspired by 
our vision of Creating Tomorrow & Beyond. To this end, 
we recognise the need for sustainable development 
and green building plays a very important role in this. 
It is so important that we have set up a green council 
in-house to look into all our green building efforts.

While we are ahead of the curve, we are not that far 
ahead of property trends. EcoWorld’s management 
team has been in the property industry for many 
years now, and we observed a distinct slant towards 
environmentally-friendly developments. We are very 
pleased to be in the position to deliver products that 
fulfil market demand. 

Our key areas of focus are design and process, 
implementation and the community. In the design 
and process stage, we integrate green features that 

3

3 The airy double volume living area is filled with the natural 
light and ventilation

4 The Parque Residences offers high-rise resort living with a 
touch of luxury

5 Deep balconies overlooking stunning views of the 
surrounding lakes and parks offer a new kind of bliss

6 The tropical design inspired by the Malaysian climate 
blends seamlessly with contemporary open-plan living

are in line with the requirements of Green Mark 
ratings. Our commitment is to deliver environmentally 
sound and eco-conscious developments that go 
beyond conventional architecture. We look into 
natural lighting, ventilation, energy-saving concepts, 
rainwater harvesting systems and even the tiles. To 
be environmentally friendly is costly, therefore, we 
capitalize on technology to manage the costs and 
integrate these elements into our projects.

In implementing our ideas, we also take great pains to 
ensure that we conserve the natural settings during 
the construction stage. Trees that have been uprooted 
are transplanted in more strategic areas to be enjoyed 
by the community. That is why many of the trees in our 
development are very mature – some are even as old 
as 70 years. We also preserve the natural waterways 
and use construction techniques that accommodate 
recycling.

From a community perspective, once our projects are 
completed and handed over to the home owners, we 
host programmes to engage the community, which 
include awareness of environmental conservation and 
how to optimise usage of common facilities.

What are the main advantages of developing in 
Iskandar Malaysia and also the challenges?
In 2014, we launched our first development in Iskandar 
Malaysia and achieved sales of RM1.8 billion. From 
January until August 2015, we sold about RM960 
million worth of properties. Therefore, within a year 
and 10 months, we succeeded in extracting sales of 
almost RM2.7 billion in Iskandar alone. Looking at 
those figures, I would say that Iskandar Malaysia is a 
very strong market for us. 

Our efforts in Iskandar Malaysia are supported by 
the amazing groundwork the IRDA has achieved. 
The infrastructure there is excellent with highways 
and telecommunication lines in place, as well as the 
proposed High Speed Rail (HSR) system and MRT 
services from Singapore in the future. 

The region also has great amenities such as the world-
renowned Pinewood Studios, Puteri Harbour and 
Legoland, among others. Also within a convenient 
distance are new hotels, the oil and gas terminal of 
Pengerang, Senai Airport and the Port of Tanjung 
Pelepas. 

In Iskandar Malaysia, we are also developing three 
business parks and we anticipate demand for 
properties will rise due to the increasingly robust cross-
border activities between Malaysia and Singapore. 
Backed by all these advantages, we believe we will 
continue to sell very well in Iskandar Malaysia. 
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demographic getting larger. Work force is increasing 
by about 10% per annum. There are gaps in the urban 
areas for these groups of people who need housing. 
Size, accessibility and location are key, therefore I am 
optimistic about the prospects for 2016. 

We expect our launches to continue to perform 
well because of several factors. As part of the 
EcoWorld brand promise, all our 11 ongoing projects 
are strategically located in fast-growing or matured 
corridors with good accessibility to major highways, 
employment centres, educational and recreational 
amenities.

We also foresee continued strong demand for homes 
within well-planned gated and guarded communities 
offering products and design concepts which meet 
customers’ lifestyle needs and aspirations.

Our years of experience in the property sector has 
shown us that with new challenges also come new 
opportunities.

4

5

What’s the main concept behind your newest project, 
Eco Sanctuary? 
We always name our projects based on our first 
impression of the site. When we went to view the site, 
we realised that it was set apart on higher ground 
and its natural settings were untouched. There were 
birds chirping, scenic ponds and absolutely green 
surroundings, befitting the description of a natural 
sanctuary – so that’s how the name came about. Our 
consultants worked around that setting to design a 
development that blended well with the environment. 

Eco Sanctuary is highly accessible, supported by four 
highways namely, ELITE highway, the South Klang 
Valley Expressway (SKVE), the Klang-Shah Alam 
highway (LKSA), KESAS and the proposed West 
Coast highway. 

The development will be fully equipped with all 
the necessary amenities, making it a self-sufficient 
development. Approximately 20% of Eco Sanctuary 
is ear-marked for greenery and landscaping. There 
will be stratified landed properties with a commercial 
area as well as several parcels with their own 
clubhouses. Safe-city features will be integrated into 
this development with safety systems in place within 
the interiors of the homes and external environment, 
keeping children and the elderly in mind. 

We launched this project in June 2015. The first phase 
comprised semi-detached homes and bungalows and 
the next phase superlink homes. We just launched 
another phase called The Parque Residences, a 27-
acre parcel of condominiums surrounded by lush 
greenery and picturesque landscaping. 

What makes Eco Sanctuary stand out from the other 
developments in the area and how has response been. 
Do you see a high demand for luxury residences in 
this area?
Security is a key feature in Eco Sanctuary as it is a gated 
and guarded development. Another unique element is 
the ultra-modern home designs with a strong touch of 
cubism. Modern is usually deemed cold and bare but 
these homes present excellent character with a lot of 
wood cladding, decorative spaces and shading. We 
also prioritise cross-ventilation and natural sunlight.

Almost all of Parcel 1 has been sold out, while 70% to 
80% of the superlink homes have also been sold. The 
condominium is also experiencing a healthy take-up 
rate.

What is your take on the property market outlook 
for 2016?
Looking at the market from a different angle shows 
us that the population is growing with the younger 

6
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It was an evening of celebration and triumph for 
the Malaysian property sector as over 500 of 
the industry’s finest attended the iProperty.com 
Malaysia’s People’s Choice Awards (PCA) 2015, which 
was held on Tuesday, 3rd November at the One World 
Hotel in Petaling Jaya. Organised by iProperty.com 
Malaysia, the awards night was a spectacular one 
filled with exciting entertainment, good food and 
companionship.

In his welcoming speech, Georg Chmiel, Managing 
Director and CEO of iProperty Group expressed that 
iProperty.com Malaysia was proud  to host the PCA for 
the second consecutive year as the event carries the 
recognition that not only symbolises success but also 
enthusiasm, commitment and hard work of deserving 
developers in the country. “This year saw more than a 
100 submissions and twice the number of voters from 
last year, with over 20,000 Malaysians voting for their 
favourite developers,” he said.

Elaborating on the voting process, Chmiel said that 
the general public was invited to cast their vote over 
the period of one month for their most preferred 
developer or development that were shortlisted by a 
panel of distinguished judges comprising of Ar Chan 
Seong Aun, President of Pertubuhan Arkitek Malaysia; 

iPROPERTY.COM MALAYSIA’S 
PEOPLE’S CHOICE AWARDS 2015: 

HONORING ONLY THE BEST
This highly acclaimed award brings instant recognition

of excellence and wide publicity to the winners.

1 2 3

4

1 (L-R) Sean Tan, Executive Director and General Manager 
of BCB Berhad; Datuk Tan Seng Leong, Group Managing 
Director of BCB Berhad; Ho Chin Soon, Chairman of Ho 
Chin Soon Research Sdn Bhd and Ishmael Ho, CEO of Ho 
Chin Soon Research Sdn Bhd at the event.

2 Guests posing at the iProperty.com People’s Choice 
Awards 2015 photo booth.

3 Representatives from Pannell, Kerr (PKF) Malaysia, 
assurance providers of the iProperty.com People’s Choice 
Awards 2015.

4 Georg Chmiel, Managing Director and CEO of iProperty 
Group presenting his welcoming speech.
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Chris Tan Chur Pim, Founder & Managing Director 
of Chur Associates; Ahyat Ishak, Founder of the 
Strategic Property Investor Model & Program; David 
Chong, Vice President of Investments Promotions 
of Malaysia Property Incorporated; Owen Tan, 
Director of Professional Sales at Akzo Nobel Paints 
Malaysia(Dulux) and Chmiel himself. 

Pannell Kerr (PKF) Malaysia, a member of PKF 
International, one of the world’s premier accounting 
and business advisory organizations, once again 
provided assurance of the results’ legitimacy by 
supervising the entire voting process and overseeing 
the downloading of the polling results. Lending their 
support to the awards were sponsors Dulux, Infra 
Design, Kim Gress, Bosch, Lafarge, USG Boral, Carlist.
my and Live Life Drive.

5

7

8

9

6

10

5 Georg  with Wong Kuen Kong, CEO of Dynasty View Sdn 
Bhd. 

6 Georg seated with the rest of the guests at the VIP table.
7 Ahyat Ishak, Founder of the Strategic Property Investor 

Model & Program receiving the panel of judges’ token of 
appreciation from Shiao Mae Chan, Chief Financial Officer 
of iPoperty Group.

8  iProperty.com People’s Choice Awards 2015’s  panel of 
judges posing on stage with Shiao Mae Chan.

9 The finalists for the Best High Rise Development category.
10 The finalists for the Best Luxury High Rise Development 

category.
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In between the handing out of the prestigious 
certificates and trophies, the audience was treated to 
exciting performances by talented comedian Phoon 
Chi Ho, crooner Evelyn Feroza and LED Tron Dancers. 
Anticipation was high during the lucky draw sessions 
which prizes included a Samsung LED 48” television 
and a RM1000 Dulux voucher. 

Proving to grow from strength to strength, the second 
instalment of the PCA saw the introduction of five 
new categories this year. The winners were: 

1) Developer of the Year
 Mah Sing Group Berhad 
2) Best Emerging Developer
 Hatten Group Sdn Bhd 
3) Best High Rise Development
 Residensi Sefina by UEM Sunrise Bhd 
4) Best Luxury High Rise Development
 The Astaka @ 1 Bukit Senyum by Astaka Padu 

Sdn Bhd
5) Best Landed Development
 Sierra 6 by IOI Properties Group Bhd 
6) Best Luxury Landed Development
 Hometree by BCB Bhd
7) Best Value Development
 Nadayu28 Bandar Sunway by Nadayu Properties Bhd 
8) Best Integrated Development
 Harbour City by Hatten Group Sdn Bhd 
9) Most Iconic Development
 D’Twist by DK Group 
10) Best Waterfront Development
 R&F Princess Cove by R&F Properties 
11) Best Southern Development
 Tri Tower Residredtence @ Johor Baharu Sentral 

by MB Group 
12) Best Northern Development
 Upper East @ Tiger Lane, Ipoh by Curah Bahagia 

Sdn Bhd & Andaman Group
13) Best Township of the Year
 Sunway Iskandar by Sunway Iskandar Sdn Bhd &
 Sunway Iskandar Development Sdn Bhd
14) Best Commercial Development
 IOI City Mall by IOI Properties Group Bhd
15) Best International Development
 The Bay by TEHO Development (Cambodia) Pte Ltd.

11 Performance by singer, Evelyn Feroza.
12 Lucky draw prize winner, sponsored by Astro.
13 (R-L) Jennifer Adams, General Manager (Media & Developer 

Sales) of iProperty.com Malaysia presenting the sponsor’s 
token of appreciation to Ang Pek Lay, General Manager of 
Kimgres Marketing  Sdn Bhd

14 (R-L) Jennifer Adams, General Manager of iProperty.com 
Malaysia presenting the sponsor’s token of appreciation 
to Tim Fleming, General Manager of Media, Live Life Drive 
and Carlist.my.

11

12

13

14
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In line with overwhelming response received especially 
on the international forefront, a special award was 
given out to LK Property Group for its prestigious 
development, Capitol Grand, in Australia.

“The iProperty.com Malaysia People’s Choice Awards  
without doubt represents the apogee of success in the 
property industry as it is the only award in the industry 
where the winners are chosen purely by consumers. “I 
would like to thank all the award entrants this year, for 
their continuous devotion and tireless dedication in 
developing properties that not only meets the dreams 
of property buyers and investors, but also exceeds 
their expectations,” Chmiel concluded.

15 Comedian Phoon Chi Ho entertaining the crowd with his 
antics.

16 Corey Weekes, Head of iProperty TV presenting the grand 
lucky draw prize, sponsored by Samsung.

17 The finalists for the Developer of the Year category.

15 16

17
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Last year saw property buyers and aspiring house owners being plagued with 
negative sentiments especially with the falling Ringgit. As we start the new year, 
the top-most question on everyone’s mind - where is the property market heading?

MALAYSIA’S PROPERTY MARKET IN 2016:
WHAT TO EXPECT & PREDICTIONS

It can be expected 
that the 2016 

primary property 
market will see 

FEWER LAUNCHES.

The SECONDARY 
MARKET is where most 

of the excitement is 
going to be.

Property hotspots such 
as KLANG VALLEY, 

PENANG, JOHOR and 
KOTA KINABALU will 
continue to do well.

The EXPATRIATE MARKET 
is DWINDLING as many 

foreigners have turned to other 
‘greener pastures’ in Asia.

The most challenging face in 2016 
will be securing mortgage from banks. 

FINANCING is only going to get 
TOUGHER, be it for first-time house buyers 

or for property investors.

““ “

““

” ” ” 

” ” 

Chang Kim Loong
Honorary Secretary General, 

National House Buyers Association (HBA)

Khoo Boo-Khuan
Full-Time Property Investor & Author 

of “The 9 to 5 Property Millionaire 

Tan Sri Dato’ Sri Leong Hoy Kum
Managing Director of 

Mah Sing Group Berhad

Khalil Adis
iProperty.com‘s brand ambassador (Iskandar Malaysia) 

property speaker and author

Gary Chua
CEO of Smart Financing
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The COMMERCIAL 
SECTOR will “piggyback” 

on the spin-off of 
these new growth 

areas as when there is 
substantial population, 
commercial properties 

will automatically attract 
investors, both passive 

and speculative. 

One has the option to 
adopt the wait and see 
strategy depending on 
how they perceive the 
property market to be 
HALF GLASS FULL or 
HALF GLASS EMPTY. 

In certain states of 
Malaysia, CAPITAL 
APPRECIATION 

has been as high as 
35% exceeding the 
annual expectation 

of 25%-30%.

IT IS GENERALLY 
DIFFICULT TO LOSE 

MONEY IN REAL 
ESTATE. The problem is 
when you buy in without 

thinking of cash flow, 
occupancy rate, and a 

realistic exit plan.

We would advise the 
public to take the 

opportunity to PURCHASE 
properties NOW either for 
own use or for investment 
purposes. This is because 
most prices for properties 
being launched at the 

moment have been 
“fine-tuned” to reflect the 

current slow market.

Malaysians aged 40 
YEARS and below 

represents 70% of the 
POPULATION and this 
group will be driving the 

demand for new homes in 
the years to come.

“

“

“

“

“

“

” 

” 

” 

” 

” 

” 

Warrick Singh
Director of Business Development/
Training of Asian Realty Sdn Bhd, 
Asian Land Auctioneers Sdn Bhd/

Starfish Training Sdn Bhd

Adrian Wee
Founder of www.idkingacademy.com

Dennis Ng
Executive Director of UMLand

Ikhram Merican
Founder of LivingSpace.com.my

Eric Seow 
General Manager of Sales and Marketing, 
Macrolink International Land (M) Sdn Bhd

Andrew Tan 
Senior Marketing Manager 

of Country View Group 
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 iProperty.com consulted some industry experts and developers to learn 
what the property industry has in store for the ‘Year of the Monkey’.

INDUSTRY EXPERTS

Warrick Singh
Director of Business Development/Training of Asian 
Realty Sdn Bhd, Asian Land Auctioneers Sdn Bhd/
Starfish Training Sdn Bhd 

As we move into 2016, the ‘cloud of uncertainty’ 
hanging over the Malaysian economy would settle 
somewhat preceding several recent capital measures, 
such as the purchase of Malaysian bonds, intra-trade 
in Chinese Renmimbi instead of US Dollar and the 
offer of RMB50 billion of a protected Chinese capital 
market.   

Also, the development of the LRT/MRT lines which 
enhances connectivity to Greater Klang Valley 
including Seremban, Rawang and Klang will bode well 
for the residential and commercial property market. 
Malaysia generally has a young population where 80% 
of Malaysians are below the age of 50, which means 
the demand for houses is only going to increase as 
more young adults come into the workforce and are 
looking to settle down.

Seremban with improved roads and rail connectivity 
as well as within reach of Kuala Lumpur would see 
considerable activity growth in the residential 
segment especially for newly launched gated and 
guarded residences.

Besides that, educational hubs such as the Alice 
Smith School in Seri Kembangan, Selangor; Epsom 
College at Bandar Enstek, Nilai, Seremban and Bandar 
University Pagoh near Muar, Johor would see a fair 
amount of investments to develop these townships 
into  “holistic developments”.  

 Malaysia generally has a 
young population where 80% of 
Malaysians are below the age of 50, 
which means the demand for houses 
is only going to increase as more 
young adults come into the workforce 
and are looking to settle down.

“
” 

Similarly, the commercial sector will “piggyback” on 
the spin-off of these new growth areas as when there 
is substantial population, commercial properties will 
automatically attract investors, both passive and 
speculative. 

2016 appears relatively promising for the average 
Malaysian hence, quite a few would now be shaking 
off the ‘wait and see’ stance adopted last year.  
Moreover, the  substantially weakened Ringgit will 
see many foreign investors utilizing the opportunity 
of the higher exchange rate to pick up residential and 
commercial properties.
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Khalil Adis
iProperty.com‘s brand ambassador (Iskandar Malaysia) 
property speaker and author   

This year’s primary residential property market will 
be driven by affordable homes as outlined in Budget 
2016. With RM200 million allocated under the First 
House Deposit Financing Scheme which will be 
established by the Ministry of Urban Being, Housing 
and Local Government and RM1.6 billion to be spent 
to build 175,000 units of PRIMA homes, we can expect 
this sector to dominate 2016 as housing is a basic 
necessity that needs to be met.

The Kuala Lumpur residential property market will be 
a challenging one this year due to a medley of factors 
– the falling ringgit, political uncertainty, the property 
market’s cooling measures and the oversupply issue. 
Prospective investors must tread with caution while 
those who are already in the market must find solutions 
to counter the challenges ahead. Also, the expatriate 
market is dwindling as many foreigners have turned 
to other ‘greener pastures’ in Asia.  Property sellers 
are advised to set realistic asking prices and even be 
prepared to sell at a loss. For buyers, there are plenty 
of good deals in the market. Auction properties are on 
the rise and from an investment point of view; these 
are attractive for the following three reasons:

1. They are undervalued, translating to savings.
2. These units are completed and might only need 
minor renovation.
3. Should you decide to rent them out, high rental 
yields could be obtained.

The commercial property market will be better off this 
year. Properties such as hotel suites and retail units 
will be popular investment choices as they provide a 
regular rental income. Whereas, the secondary market 
for commercial properties will be driven by institutional 
investors who are looking to buy office space in the 
heart of KLCC where such units are in limited supply. 
It will be a challenging time for the office market with 
there being fewer expatriates as potential buyers. On 
the flip side, this means that buyers and renters could 
obtain good deals as quite a few sellers and landlords 
will be in desperate need to sell off or rent out their 
property. Hence, this would be a good time to start 
stating your terms and agreements!

 This year’s primary 
residential property 
market will be driven by 
affordable homes as 
outlined in Budget 2016.

“
” 

Gary Chua
CEO of Smart Financing

This year’s property market will continue to be soft 
especially with the challenges we are facing both 
internally and externally. This year will see a high 
volume of new properties, with many residential 
and commercial properties  being completed. It will 
take some time for the demand to catch up to the 
impending supply of properties, hence the bearish 
market. 

The property market dynamic in the country will 
continue to experience the revolution where more 
Malaysians are now favouring value-added properties, 
especially lifestyle properties. These properties 
are equipped with facilities and are surrounded by 
amenities, which allows for a more comprehensive 
and comfortable lifestyle. With most young urbanites 
searching for work-life balance, the lifestyle living 
concept is fast gaining a foothold in the country.

This lifestyle concept was not really introduced 
before and thus, there may be a lack of supply of such 
developments. As Gen-Ys is the biggest population 
group in Malaysia, where it comprises 10.8 million or 
38.2% of the Malaysian population,  the demand for 
lifestyle properties will continue to increase in the 
near future as many will begin to look for a place of 
their own to settle down.

The most challenging facet in 2016 will be securing 
mortgage from banks. Financing is only going to 
get tougher, be it for first-time house buyers or 
for property investors. This is because banks are 
currently facing a high asset to deposit ratio on top of 
the weakening Ringgit and higher banking costs. All 
these translates to less funding available as banks will 
be tightening their reins even further to ensure that 
they obtain the best and safest return on investments. 
On the bright side, the uncertainties in the market 
could result in emerging good deals, which would 
not be present in an otherwise healthy market. As 
it is a ‘buyers’ market now, developers  are willing 
to offer discounts to entice purchasers. It might be 
challenging to secure financing from the bank but 
knowing and preparing ahead will keep the savvy 
investor at the top of the game  as well as allowing for 
the accumulation of greater wealth in a weak market.

 Knowledge is power 
and if we mastered such 
intelligence, anytime is a good 
time to purchase properties. 

“
” 
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Chang Kim Loong 
Honorary Secretary General, National House Buyers 
Association (HBA)  

The primary property market is expected to experience a 
further drop in sales volume. With the current economic 
climate, more financially-savvy working professionals will 
adopt a wait-and-see attitude, especially if developers 
continue to sell at the current steep prices. Banks will 
also embrace a more prudent financial checks and as 
a result, applicants in the borderline category who got 
their loans approved during better economic times will 
not be as lucky this year. 

Even though developers are not expected to reduce 
selling prices; they may offer more ‘freebies and 
rebates’ to entice new house buyers.  Developers 
with deeper pockets will probably defer further new 
launches as they wait for the economy to recover. 

Thus, it can be expected that the 2016 primary 
property market will see fewer launches.

On the other hand, the secondary property market 
(sub-sales) is bound to be more exciting this year. 
With the economy showing no signs of improvement, 
property speculators who entered the market when 
the Developer Interest Bearing Scheme (DIBS) and 
so-called Zero Entry Cost (ZEC) systems were still in 
place, will be greatly affected.

In consideration of some of these property speculators 
not being able to afford to service their mortgage 
instalments upon completion of said properties, they 
will be compelled to sell off their units. With more 
secondary properties entering the market, some of 
these speculators may have to settle for selling prices 
that are lower than the original purchase price in order 
to secure a buyer.

For those who are unable to flip their properties, 
however, will eventually default on their loans and 
in turn, banks will be forced to auction off their 
properties – that is why HBA foresees an increase in 
property auctions in 2016.

HBA has always advised aspiring house buyers to 
take to heart the adage ‘Buy what you can see and 
not a pie in the sky‘ by taking advantage of the 
secondary properties and auction properties available 
in the market. They should make an effort to hunt for 
‘hidden gems’ as there are good properties that could 
be obtained at a bargain.

 With the current economic 
climate, more financially-savvy 
working professionals will adopt a 
wait-and-see attitude, especially 
if developers continue to sell at 
the current steep prices.

“
” 
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Adrian Wee
Founder of www.idkingacademy.com

It will definitely be a very challenging year ahead, 
especially after the Chinese New Year celebrations. 
However, with each challenge lies opportunities! One 
has the option to adopt the wait and see strategy 
depending on how they perceive the property market 
to be half glass full or half glass empty.

There are always queries by property buyers of when 
will be the best time to purchase a property and the 
best advice to them will be to buy now. The bargaining 
power is still strong in the Malaysian property market 
and buyers can effortlessly build their net worth as 
well as their assets if they invest for the long-term 
because investors always ‘win’ in the long run. 

In regards of what types of property to buy this year, 
it is all about asset selection. Depending on the stages 
and the cash position buyers are in, active buyers 
and investors alike can opt for undervalued assets. 
However not every property is suited for everyone 
and not every other bargain is suitable for every stage 
in life.

Properties are a double edged sword where it can 
cut and harm you, but it can also make you wealthy 
effortlessly. It is important to equip ourselves with 
the financial fundamentals as well as investment 
intelligence. I predict that the interior designer and 
renovation industry will be a game changer this year 
because not only can add it value to properties, but 
it is also because the property market will be slowing 
down.

Knowledge is power and if we mastered such 
intelligence, anytime is a good time to purchase 
properties. Property investment is a long term game, 
and investing into long term markets will guarantee 
you great returns.

 One has the option to 
adopt the wait and see strategy 
depending on how they perceive 
the property market to be half 
glass full or half glass empty.

“
” 

Khoo Boo-Khuan 
Full-Time Property Investor & Author of “The 9 to 5 
Property Millionaire”

I believe that the residential property market is going 
to be relatively stable this year. It will always be 
a resilient sub-sector of the market as housing is a 
basic need and people who need a place to live will 
continue to purchase properties. 

They may not be able to buy exactly what they want, 
but I do believe that most purchasers will be content 
as long as they are able to buy a house of their own 
that is within their budget. 

However, the primary market will not pick up much 
unless developers start launching products that are 
more affordable to the masses. As it was seen last year, 
while there were many new launches that received 
lukewarm responses, there were some launches 
that did amazingly well as the developers had their 
products well positioned.

The secondary market is where most of the excitement 
is going to be. Prices in the secondary market are much 
more reasonable, which makes it more attractive to 
house buyers and savvy investors. Another plus point 
is that less guesswork is involved when buying in the 
secondary market. 

The fact that you can view the property “as-it-is, 
where-it-is” enables you to make better judgements 
on how good a property is as of today. 

For the commercial property market, I do foresee 
that it will be quiet in general. This is because many 
businesses have adopted a “wait-and-see” approach 
and will focus more on business continuity rather 
than expansion during these challenging times. 
In a nutshell, 2016 is definitely going to be another 
challenging but exciting year for the property market. 

 The primary market 
will not pick up much unless 
developers start launching 
products that are more 
affordable to the masses.

“
” 
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Tan Sri Dato’ Sri Leong Hoy Kum
Managing Director of Mah Sing Group Berhad

1. Real demand will continue to be strong both for 
property buyers who are looking for a place of 
their own or for investment purposes. Despite the 
challenging market conditions, the Group remains 
confident of delivering sustainable performance for 
the financial year, supported by a solid track record, 
right market positioning, as well as a healthy liquidity 
profile. In line with the younger generation making 
up the most of Malaysia’s population,  Mah Sing 
will continue to focus on the demand for beginner 
homes.  

2. Property hotspots such as Klang Valley, Penang, 
Johor and Kota Kinabalu will continue to do well. 
That is why  Mah Sing continuously strives to provide 
the public with uniquely conceptualized products in 
these areas. 

For example, in the Klang Valley, we have M City in 
Jalan Ampang which features a thematic hanging 
garden; Lakeville Residence in Taman Wahyu which 
highlights lakeside living in the heart of the city itself 
and D’Sara Sentral in Sungai Buloh, an integrated 
development strategically located opposite an 
upcoming MRT station. 

In Penang, Mah Sing’s The Loft@Southbay which 
offers low density, secured resort living lifestyle is 
strategically located 1km away from the Penang’s 

 In line with the younger 
generation making up the most 
of Malaysia’s population,  Mah 
Sing will continue to focus on the 
demand for beginner homes. 

“
” 

Dennis Ng 
Executive Director of UMLand 

1. Johor has become an important hub for the 
industrial, tourism and commercial sectors in southern 
Malaysia. Therefore, we believe that any development 
which relates to tourism is at its highest rate at this 
moment and is expected to continue over the years.
 
2. Iskandar Malaysia should be a steady source of 
both commercial and residential projects. With the 
impact of government’s new policy on the property 
market, it should be positive over the longer-term as 
it will help reduce speculation from some segments in 
the market. 
 
3. In certain states of Malaysia, capital appreciation 
has been as high as 35%, exceeding the annual 
expectations of 25%-30%. Expectations in the 
following years are expected to continue at a 
conservative rate of 20%-30%.There are also numerous 
options in Malaysia when it comes to financing, 
from conventional to Islamic which are becoming 
increasingly popular amongst foreign investors. 

Savvy foreign buyers and investors have found the 
pricing of luxury seafront properties in Malaysia 
extremely attractive, affording them access to prime 
properties that would otherwise be unattainable in 
their home countries.

 Johor has become an 
important hub for the industrial, 
tourism and commercial 
sectors in southern Malaysia.  

“
” 

The questions posed to developers were:

1. What is the outlook for the property market in the 
next 12 months?

2. Which areas/states and what kind of properties 
do you think will garner strong interest and demand 
from property buyers in 2016?

3. What advice would you give to property home 
buyers and investors in 2016?
 

DEVELOPERS
second bridge, while in Iskandar, Johor,  The Meridin@
Medini offers an  integrated living experience with 
both residential and commercial products of  various 
build-ups.

3. Real estate has always been one of the best hedges 
against inflation and is one of the most preferred 
asset class for wealth preservation in Malaysia. 

There are so many great properties out there that 
would serve the average Malaysian as either a dream 
family home or a great investment vehicle.   

Aspiring property owners must make the effort to 
study the market and equip themselves with the 
necessary information to ensure that they obtain 
returns in terms of capital appreciation and rental 
yield. 
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 The demand for high-
end properties has dwindled 
considerably since the end of 
2014, as interest shifted towards 
more affordable properties. 

“
” 

Eric Seow 
General Manager of Sales and Marketing, Macrolink 
International Land (M) Sdn Bhd

1. In line with the lacklustre 2016 Budget  and with 
the continuous cautious lending practice by local 
banks, most developers  foresee a somewhat bleak 
property market this year.

2. The demand for high-end properties has dwindled 
considerably since the end of 2014, as interest shifted 

towards more affordable properties. This year will 
only see the  affordable to mid-range price properties 
receiving even more interest from property buyers. 
Mid-sized apartments and 2-storey terrace houses are 
still on top of the list for aspiring homeowners.  Most 
prospective buyers are targeting properties located 
in well developed and connected locations, especially 
with public transportation. The deciding factors for 
purchasing will be right pricing, a good development 
concept paired with a trusted brand.

3. We would advise the public to take the opportunity 
to purchase properties now either for own use or 
for investment  purposes. This is because most 
prices for properties being launched at the moment 
have been “fine-tuned” to reflect the current slow 
market. Furthermore, developers are now placing 
extra caution in fixing selling prices for soon-to-be-
launched projects, in order to remain competitive and 
to attract buyers.  In other words, the market price has 
already been modified and it is worth investing now 
even more than before.  
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project (RAPID) in Pengerang, Johor. Malaysians 
aged 40 years and below represents 70% population  
and this group will be driving the demand for new 
homes in the years to come. Consumers’ demand 
will be skewed towards landed residential properties 
priced below RM1 million and strategically located 
commercial properties.

3. That is why Country View is now shifting gears to 
focus on the mid-range price market, where we have  
adopted the strategy of “sell what the people want to 
buy”.  Product design, competitive pricing and product 
differentiation are being implemented to complement 
this strategy as current property buyers are now 
hunting for competitively priced products in strategic 
areas, which would provide return on investments in 
terms of capital appreciation or rental yields.

Andrew Tan 
Senior Marketing Manager of Country View Group

1. The 2016 property market will still be a challenging 
one,  especially for the high rise residential segment 
and for certain commercial projects. This is due to 
the oversupply in the current market along with the 
aftereffects of the Goods and Services Tax (GST), 
lower commodity prices and stricter home loan 
approvals. I expect the market to pick up only in the 
second half of 2017, provided that these conditions 
improve by then.

2. The areas that will command strong interests this 
year will still be Klang Valley, Penang  and Iskandar 
Malaysia besides new growth areas such as the 
refinery and petrochemical integrated development 

 The 2016 property market will still be a challenging one,  especially 
for the high rise residential segment and for certain commercial projects. “ ” 
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Renowned property expert Dr Daniele Gambero in his 
book, Malaysian Propenomy not only teaches you the 

ways to make smarter investments in a way that makes 
them immediately memorable, but it also provides 

you the techniques for further development of your 
property intelligence. Malaysian Propenomy is gleaned 
with investment tips and it is the first of a longer series 

that will soon to be unleashed in the near future.

PROPENOMY 
UNLEASHED

What Will You Find In This Book

1
2
3
4

5
6
7

BOOK LAUNCH
23 January 2016   |   7.15 – 8.30 PM

Mid Valley Exhibition Center, Mid Valley Megamall

iProperty.com’s Home & Property Investment Fair 2016

Ability to navigate through a sea of proposals and choose the right product with highest return on 
investment and capital appreciation.

Understand how property investment works and why it is important to invest in a demand-driven market.

An economic compass and a map for property investors to seek out investment hotspots.

Learn national development plans such as 11th Malaysian Plan, TPPA and upcoming China proposed 
Maritime Silk Road.

Recognise why property is not an economic driver but it is the consequences of properly planned 
economic growth.

Contains analytical graphs and charts on the current market trends and developments.

Free membership to the Propenomy Academy with benefits such as free online advices, insider news on 
upcoming projects as well as special rates for payable events and seminars.

GET
YOUR
COPY
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Celebrated law practitioner Chris Tan, former banker 
Miichael Yeoh and tax advisor Richard Oon have 
put their heads together to jointly develop a handy 
tool that is a great guide through the entire cycle of 
property investment with the birth of their new book, 
“Property Investment BLT – Size Up Your Return with 
Bank Law Tax.” The book starts with a useful checklist 
to let you ponder and ascertain clearly what your 
investment objectives are for the identified investment 
opportunity.

HOW THIS BOOK WILL SIZE UP YOUR RETURN 
WITH BANK, LAW AND TAX

PROPERTY INVESTMENT 
IN BANK, LAW AND TAX 
PERSPECTIVE

• How to create a sustainable lifelong investment 
vehicle.

• How to continuously leveraging on your financial 
arrangements.

BOOK LAUNCH
Date: 9 January 2016
Time: 9 am – 6 pm
Venue: The Everly Hotel, Putrajaya
Event: Property Outlook 2016 – The BLT Perspective

Here are the TOP 10 reasons that you must attend this 
“Property Outlook 2016 – The BLT Perspective”:

1. The first property market forecast event of 2016!
2. Size up your Property Investment Return with BLT!
3. Be among the first in the world to own (and even 

win) “Property Investment BLT” at the book’s 
launch!

4. LIVE demonstration of the BLT Model on your 
investment portfolio.

5. 3 expert sessions with an interactive Stakeholder 
Forum driven by facts and figures. 

6. FREE consultation at the all-day BLT Clinic.
7. Rub shoulders with “Who’s Who” in the iProperty 

sponsored post-event networking session.
8. At least 20 industry experts will share their 2016 

Investment Strategy on stage!
9. 5 CPD hours approved for realtors!
10. You will be spoilt for choices with the best real 

estate offerings from all over Malaysia!

Your 2016 will never be the same, if only you are here!
Get your tickets NOW at www.blt9116.eventbrite.com
For more information, email us at
blt@banklawtax.com

• Staying away from the herd that are always hunting 
down better deals.

• Keeping your portfolio lean and mean to befit your 
risk profile.

• How to use the law to generate more investment 
options and possibilities.

• Using tax to efficiently gain and receive repeating 
income.
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POINTS OF INTEREST  |  Know your rights as a strata owner

Chris Tan, Founder and Managing 
Partner of Chur Associates gives the 
rundown on strata living.

KNOW YOUR RIGHTS 
AS A STRATA OWNER

Strata living is fast becoming a way of life in Malaysia, 
currently roughly 30% of the country’s population is 
living in strata-title buildings. The term “strata” was 
first introduced legally in 1985 in response to the 
mushrooming of multi-storey structures as a result 
of urbanization taking place in major cities; Kuala 
Lumpur, Penang, and Johor Bharu. 

Strata came under the spotlight recently with the 
implementation of the Strata Management Act 2013 
(SMA 2013) on June 1, 2015, replacing Building and 
Common Property (Maintenance and Management) 
Act 2007 (BCPA 2007). The new enactment stands 
to correct the limitations of its predecessors, where 
it now provides clearer and more stringent provisions 
on the management of stratified in Malaysia, 
including residential, commercial or even a mixed-use 
development. 

Many owners of strata properties, however, are still not 
aware of what strata actually means and what rights 
the SMA 2013 entitles them to. Dispelling the common 
misconception that strata properties refer only to high-
rise units, Chris Tan, Founder and Managing Partner 
of Chur Associates, explains that strata properties are 
not limited to condominiums and apartments, gated 
and guarded landed developments, also known as 
‘horizontal strata’ falls under this category as well. 

Speaking at the recent Malaysian Property Expo 
(MAPEX) 2015 fair, Chris mentioned that strata 
owners are no different from shareholders of a 
public listed company. This is because the value of 
their residence (strata property) is dependent on 
its upkeep and condition. Just like how a well-run 
company will experience climbing share prices, a 
well maintained and properly managed residence will 
see appreciation in value. The maintenance of strata 
buildings is supported by the service charges (SC) 
and sinking fund (SF) collected from residents.

SERVICE CHARGE
Monthly payments for maintaining common 
facilities and common property in the development 
such as swimming pools, elevators, and security 
services.

SINKING FUND
Covers future capital expenses, which are not as 
frequent such as the painting of the façade and 
refurbishment or replacement of fixtures. The 
fund’s amount must be enough to cover all the 
development’s expenses; it is usually collected 
in advance and a charge of 10% of the service 
charge is customarily applied.

Sadly, in Malaysia, strata residents have yet to adopt 
the ‘community living’ concept as many shirk away 
from their duties in settling their service charges on 
time. Chris provided the sobering statistics - only 50% 
of strata residents in Malaysia pay their service charges 
on time. He pointed out that there are some property 
owners who, at times, cannot afford to pay the service 
charges, and as a result, the strata management fails 
to perform the necessary repairs and other facelifts 
due to the lack of financing.  
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Joint Management Bodies (JMB) and the other group 
of strata owners, however, can now rejoice with the 
SMA 2013 coming into play. Errant strata owners can 
no longer get away scot-free as the implementation 
of the SMA 2013 saw the establishment of the Strata 
Management Tribunal (SMT), which states that any 
strata owner who fails to pay service charges can be 
brought before the SMT for an order to pay up. 

The SMA 2013 presents a clear outline of the 
responsibilities and limits of authority among 
developers, local governments, and residents.

Strata owners should be aware of their rights and 
responsibilities now more than ever. As Chris stressed, 
developers will not be managing the strata property 
forever; hence its owners will have to take full 
responsibility for the entire building eventually.

 Developers will not be 
managing the strata property forever; 
hence its owners will have to take full 
responsibility for the entire building 
eventually.

“
” 

Corporation (MC) is formed. The MC can only be 
established after strata titles have been issued 
and at least, a quarter of the aggregate share 
units have been transferred to the owners. This 
gap in time of forming the MC is also meant to be 
a grace period for the owners to learn the trade 
of managing their own property with the holding 
hand of the developer.

 As a strata owner, you effectively own a part of 
the ‘company’, hence, you would have a say in its 
matters. Strata owners should attend their Annual 
General Meeting (AGM) as the condominium 
(strata property) is their investment, and they 
should play an active role in appointing the board 
of members and the representatives for condo-
owners. As an owner, you will have access to the 
financial accounts and if you are unhappy over a 
matter, operating or otherwise, you are able to do 
something about it collectively. Another important 
reason to attend the AGM is because the meeting 
will also see the tabling of the maintenance 
budget for the following year. Owners will want 
to ensure that a good budget is planned (one 
which will generate sufficient income collection 
of SCs) in order to accommodate for the required 
maintenance works in the year.

The new act highlights on the basis of strata living 
- self-management and self-sufficiency. Chris went 
on to share with the audience the 10 basic rights and 
obligations of a strata owner:

1) PROVIDE MANDATE DIRECTION TO THE 
MANAGEMENT

 A JMB is tasked to manage and maintain the 
common property in strata developments from 
the time of delivery of vacant possession by the 
developer to the purchasers until the Management 

2) RIGHT TO REQUEST FOR AN 
EXTRAORDINARY GENERAL MEETING 
(EGM)

 To provide timely intervention in any issues, the 
Chairman of the committee council shall convene 
for an EGM within 6 weeks of receiving requisition 
in writing from strata owners who are together 
entitled to at least a qualter or 25% of the 
aggregate share units. There have been instances 
where  owners are disgruntled due to biases such 
as the awarding of maintenance works’ contracts 
to family members/friends of the management 
and the misuse of funds. In the case where the 
management does not oblige to entertain the 
request for an EGM, owners can then seek help 
from the Commissioner of Building (COB) or the 
SMT.
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3) RIGHT TO REQUEST FOR INCLUSION IN 
THE AGENDA

 Owners also have the right to voice out their 
opinion and discuss any matter that they find 
important, by requesting for an inclusion in the 
agenda of an EGM or AGM, provided that they 
hand in a notice at the management body’s 
registered office no less than 7 days before the 
meeting.

4) RIGHT TO VOTE DURING AGM AND EGM

 In order to exercise this right, owners will have to 
settle all of their outstanding service charges prior 
to the AGM or EGM. Those who fail to do so will not 
be allowed to cast a vote for any resolution. Each 
parcel of land (unit) will be entitled to one vote, 
on a show of hands, and on a poll, the number of 
votes shall correspond with the number of share 
units or provisional share units attached to the 
parcel or provisional block. 

 A co-strata owner may vote by means of a jointly 
appointed proxy, or by oppointing any one of 
theme. For example, a proxy who is representing 
his wife who owns a unit will be able to cast a vote 
on her behalf. One matter to take note, however, 
the proxy is is not allowed to be a committee  
member if he is not an owner.

5) RIGHT TO REQUEST FOR THE REVIEW OF 
SC AND SF 

 In the event where owners are unsatisfied with the 
SC or SF being implemented by the management, 
where for example they do not agree to an 
increase in SC; they could apply for its review to 
the Commissioner of Buildings (COB). The COB 
will then determine the right amount that should 
be charged or get a registered property manager 
to recommend the said amount.

6) STATUTORY PRESUMPTION

 Should there be any inter-floor leakage - 
dampness, moisture or water penetration on the 
ceiling or any furnishing material attached to 
the ceiling, the owner of the upper floor shall be 
responsible to the said leakage in the absence of 
proof to the contrary. This means that the owner 
of the above unit will have to foot the bill for repair 
works.

7) RIGHT TO FILE A CLAIM UNDER THE SMT

 Every strata owner’s rights are protected under 
the SMT, where any dispute related to strata 
management falls under the jurisdiction of the 
SMT. Established under the Urban Wellbeing, 
Housing and Local Government Ministry, the 
SMT was formed to provide feasible solutions to 
disputes on the failure to perform a function, duty 
or power imposed by SMA 2013. 

 With a pecuniary jurisdiction up to RM250,000, 
the SMT enables for the solving of disputes at 
minimum cost – as no legal representation is 
allowed (thus eliminating high legal costs) and it 
has cheaper filing fees as compared with a court 
proceeding.

 Strata owners will be glad to know that an award 
will be made without delay and where practicable; 
within 60 days from the first day of a hearing. 
Another plus point is there is no time bar in filing 
a dispute claim, strata owners are eligible to claim 
for the recovery of charges or for any defect at 
any given time.
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8) RIGHT TO FILE A CLAIM AGAINST 
COMMON PROPERTY DEFECT ACCOUNT

 Common Property has a defect liability period 
of 24 months, for residential property, similar to 
the one for your strata unit. Strata owners have 
the alternative to claim for any defect in their 
common property such as leakages or faulty 
elevators within the defect period. 

 Before the handing over of units, developers will 
have to submit 0.5% of the estimated construction 
cost or RM 50,000; whichever is higher with 
the COB. This amount is to be deposited into a 
statutory account as a provision for any possible 
defect in the development. Should the sum be 
insufficient to cover any expense, the developer 
must top up the remaining amount.

9) RIGHT TO SET UP A SUBSIDIARY 
MANAGEMENT CORPORATION (SMC)

 The MC now may establish SMCs to represent 
the interests of a particular group of parcel 
proprietors who are entitled to the exclusive 
benefit of a limited common property.These areas 
must be clearly defined and marked on a special 
plan, which must be submitted to the Director of 
Survey. 

 This is especially useful for mixed developments, 
where the owners of commercial units do not 
utilize certain common property, for instance, 
an office unit owner will not use the swimming 
pool facility. Hence, it would be feasible to 
assign separate sub-MCs, which will be in charge 
of the respective group, besides enabling the 
implementation of  specific SC for residential, 
office and retail owners respectively. A sub MC 
could be also created for the limited use of a 
common property. For instance, the allocation of 
a private rooftop garden for the use of penthouse 
owners only.

10) RIGHT TO DISPUTE THE LEGALITY OF 
ATTACHMENT OF MOVEABLE PROPERTY

 The COB has the right to issue an attachment for 
strata owners who fail to pay their service charge 
on time. A Warrant of Attachment (Form A in 
the third Schedule of SMA 2013) will be issued, 
following which the COB  would hire people to 
confiscate the defaulter’s removable property (car, 
settee, television, etc). If the attachment is done 
in error, however, owners can then apply to the 
Magistrate’s Court for the release of their property 
within 14 days from the date of attachment.

Love thy neighbours! – that is the advice Chris has 
for strata owners. The community of strata residents 
must realize the importance of living in harmony and 
cooperation besides taking charge to protect the very 
investment that they live in.  After all, a ‘company’ will 
function optimally only when all its owners participate.

DISCLAIMER: The opinion stated in the article above is solely 

of Chris Tan 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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Smart building industry has been thriving over the last few years due to advances 
in technology Which enable business owners to manage energy efficiency. 

Gordon Falconer, Director of Smart Cities in Asia for Schneider Electric shares 
with iProperty.com on the concept of smart buildings.

SMART BUILDING MARKET 
TO REACH NEW HEIGHTS

1

WHAT MAKES A SMART BUILDING?
There is no real definition or a standard for smart 
buildings at the moment; however, a smart building 
typically utilizes automation control and intelligent 
devices that make managing the building more 
efficient. Smart buildings provide fundamental 
elements such as comfort, light and safety that can 
be remotely accessed and managed. 

WHAT ARE THE GOOD EXAMPLES OF SMART 
BUILDINGS?
A good example of a smart building is The Hive (Hall 
de l’Innovation et Vitrine de l’Energie) in France. The 
Hive integrates Schneider Electrics technical solutions 
and services relating to smart management of a 
building and optimization of the user value. 
What makes it more interesting is that the building 
was like any other ordinary building, yet with the 
injections of Schneider Electric’s latest technology, 
it has transformed into a building with cutting-edge 
capabilities.  

In order to optimize the management of the Hive, 
Schneider Electric has designed all the systems in the 
building to “communicate” with each other. All the 
building systems share the same architecture, and 
they are all managed by a shared control system.

The Hive is also equipped with Schneider Electric’s 
BMS continuum which enables integration of all 
systems - HVAC control-signal, video surveillance, 
access control, intruder detection, electricity and heat 
meters - through a shared IP4 network.

In terms of security, the Hive is equipped with three 
security solutions from Schneider Electric:
• Access control – A regulated and monitored access 

system of electronic gates and electromagnetic 
badges, controlling authorized persons’ access to 
different sections of the Hive was installed.

• Intruder detection – The building has a range of 
security features (alarms, security barriers, video, 
etc.)
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• Video surveillance – A system of 45 Pelco6 cameras 
(fixed and moving) equipped with night vision 
capability was also installed. Thanks to digital 
technology, video surveillance can be used to 
display, record and, if need be, use images sent 
from these cameras. 

HOW DOES IT BRING A COMPETITIVE 
ADVANTAGE TO THE REAL ESTATE INDUSTRY?
The benefits are quite substantial. Organisations that 
own their own buildings could reduce their energy cost 
with a building automation system while increasing 
the overall comfort and safety of the building, which 
in turn could improve the employee morale.

As to the developers, they are fully aware that 
tenants are attracted to buildings with comfortable 
temperature and lighting, elevators they don’t have to 
wait on forever and which are not out of order all the 
time. With a smart building, the tenants could turn on 
their air conditioning for 10 minutes before they get 
home, for a perfect temperature from the moment 
they arrive, draw the curtains or tell the elevator their 
floor, using the voice recognition instead of the access 
cards.

All in all, smart buildings are typically more comfortable 
and safer, and this is a major differentiating factor for 
the properties and the prices they command.

Schneider Electric could help any developer achieve 
this goal by providing the infrastructure for property 
developers and property owners to manage their 
building portfolios, more effectively and efficiently, 
whether they are residential or commercial. 

Building and resident owners not only get to save 
their money, they also improve the environment and 
the quality of living within those domains. 

WHAT ARE THE CHALLENGES IN CREATING A 
SMART BUILDING?
Most of the developers have the “hard-sell” way of 
selling their properties, which means they are keen to 

see the profit flowing in quickly with less investment 
made to the buildings. This is why it can be hard to 
convince them to invest in smart solutions that will 
create benefits in the long run. 
At Schneider Electric, we explore different engagement 
models with developers, such as showing them the 
case studies from around the world, working on pilot 
concepts and test projects together and so on. 

WHAT IS THE STATUS OF SMART BUILDINGS 
IN MALAYSIA? ARE THERE ANY?
Currently, there are existing smart buildings in 
Malaysia such as the Telekom Tower and the Petronas 
Twin Towers but there is still room for improvement. 
Petronas Twin Towers for example, received the touch 
of cutting-edge intelligence from Schneider Electric. 
It is equipped with energy management systems, 
security controls, energy and carbon dashboards, and 
active energy controls that not only could manage 
energy consumption but provide better security 
control as well. 

As we are move forward, that touch of intelligence will 
not only need to revolve around the building but it will 
have to cover the interaction between buildings and 
the spaces between the buildings. In the future, the 
technology will need to make the journey between 
buildings much simpler and more comfortable as 
well as the communication between people in those 
buildings too. 

For major Asian cities such as Singapore and Kuala 
Lumpur, mobility issues are obvious when it comes 
to compact building spaces within the metropolitan 
area. With greater interactions between buildings, 
moving around the areas and cities will be a breeze.

1 Boston, Massachusetts, USA plans to reduce their energy 
consumption by 80 percent by 2050 as well as providing 
visibility to city-wide energy consumption.

2 The City of Bremen, Germany leverages on Wonderware 
software by Schneider Electric for centralized controls 
of its many municipal property which helps to decrease 
energy consumption and control communications.

3 Schneider Electric is teaming with 11 partners on 
the GreenLys project in France that serves as the 
experimental platform for innovative solutions, from 
energy generation to consumption.

3
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POINTS OF INTEREST  |  Ministry to stamp out owners renting out low-cost houses

At the #TanyaGomen session held 
at Platinum Sentral recently, Urban 
Wellbeing, Housing and Local 
Government Minister Datuk Abdul 
Rahman Dahlan addressed an issue if 
low-income groups can own a property.

MINISTRY TO STAMP OUT OWNERS 
RENTING OUT LOW-COST HOUSES

“It is harder for lower-income groups to purchase 
properties due to stringent regulations imposed by 
Bank Negara,” said Abdul Rahman. He illustrated how 
some middle and higher income groups have abused 
the loophole in the People’s Housing Project (PPR) 
system, while their income level allows them a better 
chance to secure a bank loan.

“I appeal to the central bank (Bank Negara Malaysia)
(BNM) to not regard loans to the lower-income groups 
as mere commercial transactions, but more of a way 
to transfer and balance the nation’s wealth when low-
income groups could own homes,” he added.

“There will also be a task force set up next year to 
perform a detailed study on the status of residents 
living at PPR properties. The owners will be identified 
and the residents will be queried if they have 
rented out their units or sold the houses before 
the moratorium expired,” said Abdul Rahman. The 
minister said the study is expected to take between 
six months to a year, and evaluation as well as follow-
up actions will be carried out by the Nation Public 
Housing Management Corporation (3PAN).

WILL DIBS MAKE A COMEBACK?
In a question and answer session with the press, the 
minister was asked if the ministry consulted property 
experts’ advice on handling the affordable housing 
issue, Abdul Rahman revealed that there are ongoing 
talks between his ministry and the Real Estate, Housing 
and Developer’s Association (REHDA) committee 
members.

“There are ongoing talks between REHDA and the 
government if the Developer’s Interest Bearing 
Scheme (DIBS) should be reintroduced to curb the 

“The budget allocation for affordable housing is 
addressed for 2016, and there will be follow-up 
budget allocation for the year after and the following 
year,” he clarified.

Abdul Rahman elucidated that a housing project 
cannot be completed in a year, as on an average basis 
it will take approximately 3 years to complete.

“The current allocation of RM1.6 billion is for foundation 
costs of the affordable housing projects and there will 
further and escalating budget to be injected into the 
developments built under PR1MA.” The government 
subsidised house ownership programme will see 
175,000 house units built under PR1MA and sold 20% 
cheaper than market price.

Yang Berbahagia Datuk Abdul Rahman Dahlan, Minister 
of Urban Wellbeing, Housing And Local Government.

 There will also be a task force 
set up next year to perform a detailed 
study on the status of residents living 
at PPR properties.

“
” 

affordability issue.” The DIBS was banned in Budget 
2014 to curtail the risk of creating a property bubble 
as house prices can be artificially increased – thus 
creating a snowball effect. 

EXPLAINING BUDGET 2016 ALLOCATION ON 
PR1MA
The Housing Minister addressed critics on the budget 
allocation on 1Malaysia Housing Project (PR1MA) who 
panned the RM1.6 billion provision for affordable 
housing is too little for the programme.
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CONSUMER AWARENESS  |  Safe neighbourhood: What defines it?

One is sure to have his or her personal checklist 
when making property purchasing decisions. Shamir 
commented that times are changing now - with crime 
rates on the rise, people are no longer just buying 
homes, they are buying into neighbourhoods instead. 

Many will say that gated and guarded residences are 
the obvious solution. However,  Shamir  was quick to 
dispel this fact by stating that break-ins can happen as 
easily in gated and guarded developments.

This is because crime prevention and safety actually 
goes beyond guards and gates. Crime is still prevalent 
in many developments as many developers fail to 
implement Crime Prevention through Environmental 
Design (CPTED). As its name suggests, CPTED is 
the act of  specifically altering the physical design of 
residential and community areas to include safety 
features that deter criminal activity.

Here are some key safety features to look out for when 
purchasing a property.

STUDY THE DEVELOPMENT’S SCALE MODEL
The first step in identifying a good and safe 
neighbourhood is to study the scale model of the 
development. This will enable you to ascertain whether 
CPTED is implemented in the neighbourhood. When 
implemented properly, it allows for natural surveillance, 
or “the eyes on the street” concept, where residents 
are able to look out for themselves and for one another.

For example, are there walkways present, and if yes, 
if there are walkways present, are they efficient in 
preventing snatch-theft crime? An exemplary walkway 
will have an obstruction such as bushes or a bar 
against oncoming traffic. Another point to look out for 
is lighting – are there enough streetlights to illuminate 
the pathways?

 
An example of a development that does not implement 
CPTED features - snatch theft could occur very easily as 
there is no obstruction such as bushes or bars against 
oncoming traffic. 

All these features play an important part in deterring 
crimes such as break-ins and stolen vehicles, as it 
inhibits criminals from making a move. Just as how 
unhygienic conditions will breed pests, that is how sub-
par environments will encourage criminal intentions.

Crime Safety Specialist, Shamir Rajadurai sheds light on 
the importance of a safe neighbourhood and what safety 
features inspiring house buyers should look out for.

SAFE NEIGHBOURHOOD:
WHAT DEFINES IT?
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DETERMINE WHETHER SECONDARY SAFETY 
MEASURES ARE SATISFACTORY
Secondary safety measures mainly consist of the 
security guards provides by the security system.  
Among the points to ponder are:

1) Are the security guards well trained and can  
they communicate in a common language?

 This is essential especially during emergencies 
where residents require assistance. The 
guardhouse at entry and exit points is another 
important feature. Is there a proper structure 
for a guardhouse and a functioning boom gate 
in place? (as shown in image below) Property 
buyers should carry out a trial run themselves 
to check out whether the neighbourhood’s 
guards are vigilant in screening those who 
enter and exit the neighbourhood and in 
deterring unsavoury behaviour.

2) Is there CCTV surveillance in place?
 CCTV cameras are an important feature in 

preventing crime as they help authorities to 
identify and take action on the perpetrator if 
the crime were to happen. What is important 
however is the quality, positioning and 
functionality of the surveillance cameras. As 
a crime safety specialist, Shamir has come 
across numerous cases where the authorities 
are unable to take the necessary action for 
crimes occurring in places such as elevators 
and staircases, as the CCTV footage obtained 
was either of terrible quality or not working at 
all. He stressed that residents should ensure 
that the surveillance equipment are not mere 
‘white elephants’ but are of top quality and 
functioning at all times.

3) Are there emergency units nearby?
 Besides taking amenities into consideration 

such as shops and schools, property buyers 
should determine the accessibility to 
emergency units such as the police station 
and fire departments. Having them close by 
in this time of day is especially important 
for one’s safety. Enlightening the audience 
on burgeoning crime rates, Shamir provided 
worrying statistics; Last year, there were 
approximately 128,544 crime cases reported 
nationwide which is approximately 350 cases 
reported DAILY. He added that having a 
neighbourhood patrol unit (RukunTetangga) 
is an added advantage as this endeavour 
encourages a close-knit community, which 
goes a long way in preventing break-ins and 
stolen vehicles. 



46 |

CONSUMER AWARENESS  |  Safe neighbourhood: What defines it?

Stressing on the importance of a protected care 
environment, Shamir advised prospective buyers to 
ensure that the management pays attention to aspects 
such as cleanliness, faulty facilities, vacant units and 
overall maintenance of the property. He also stressed 
that purchasers should not hesitate to question 
developers on the make-up of the neighbourhood and 
what safety measures are in place, after all security is 
part of what they are paying for.

DISCLAIMER: The opinion stated in the article is solely of Shamir Rajadurai 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 or 

purchases.

4) Ascertain whether proper fencing is used
 Property buyers should also take note of 

the fencing lining the external perimeter of 
the neighbourhood, which is the first line of 
defence against crime. Is proper fencing used 
and is it in good condition? Several developers 
may scrimp on costs and settle for regular 
wire fencing, which is easily compromised. 
Ideal fencing would be made of sturdy 
material and stand at a height of 8 feet. Also, 
the design of the fencing should not allow for 
any footholds, to render climbing impossible. 
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KOTA KEMUNING, SUNGAI BULOH 
AND BANDAR TUN HUSSEIN ONN:
THRIVING TOWNSHIPS OF 
TOMORROW
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Kuala Lumpur has a population of almost 2 million 
people but less than 200,000 live in the city centre due 
to its high costs. With their proximity to Kuala Lumpur 
city centre, ample pockets of undeveloped land and 
accessibility to Kuala Lumpur’s infrastructure and 
transportation eco-system, suburbs such as Bandar 
Tun Hussein Onn, Sungai Buloh and Kota Kemuning 
have emerged as modern, well facilitated townships 
that command the same levels of interests as their 
older and more established counterparts within Kuala 
Lumpur city area. More and more KLites are seeing 
the value in investing in these townships as they are 
part of the Greater Kuala Lumpur Transformation Plan.

Urban centres situated in the outlying areas of Kuala Lumpur have seen 
an increasing demand for residential and commercial developments 

brought on by the influx of a growing urban population. 
- By CAROLINE CHAN

KOTA KEMUNING, SUNGAI BULOH AND 
BANDAR TUN HUSSEIN ONN: 

THRIVING TOWNSHIPS OF TOMORROW

BANDAR TUN HUSSEIN ONN
Situated on the 9th mile of one Kuala Lumpur’s oldest 
residential areas, Cheras is Bandar Tun Hussein Onn. 
This satellite settlement was established in early 90’s 
and is about 20 minutes from central Kuala Lumpur. It 
is very much a self-contained residential hub and lying 
to the west of the Cheras/Kajang Expressway, making 
it part of the upcoming area of Cheras South. The 
completion of the Sungai Buloh – Kajang MRT Line as 
well as the construction of Kuala Lumpur Outer Ring 
Road (KLORR), an orbital ring road in the greater 
Kuala Lumpur area that will serve as an alternative 
route to the congested Middle Ring Road 2 (MRR2) 

1
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Rubber Research Institute, Employees Provident Fund 
and its wholly-owned subsidiary, Kwasa Land. The 
township, to be called Kwasa Damansara, will comprise 
70% commercial and 30% residential components. 
Adding further value to properties in Sungai Buloh 
will be the optimisation of its accessibility with the 
construction of 2 MRT Lines with main terminals in 
Sungai Buloh  i.e Sungai Buloh Kajang Line and the 
Sungai Buloh Serdang Putrajaya Line.

are key factors that will contribute further to the 
growth of this area. Bandar Tun Hussein Onn is also 
accessible via the Silk Highway. As Kuala  Lumpur’s 
centre gravity moves towards the south, properties 
in regions such as Cheras, Kajang and Semenyih are 
expected to increase.

SUNGAI BULOH
It may be difficult to envision Sungai Buloh of the future 
as it is today, with construction hazards obstructing 
traffic and most parts of its main thoroughfare lined 
with old warehouses, sheds and nurseries. Interest 
in the once, “New Village” of the post colonial era 
began in early-1990s with the development of Bandar 
Rahman Putra by Land & General Berhad which was 
a few years later followed by the Tan & Tan Group 
and Tan & Tan Developments Bhd’s Sierramas gated 
and guarded estate. It was followed by Valencia, 
developed by Gamuda Land around an existing golf 
club. These early developments turned Sungai Buloh 
into a property hotspot.
 
The game changer for Sungai Buloh, however, is the 
development of the 943 ha land once owned by the 

1 Bandar Tun Hussein Onn - Lake Valley 2
2 Sungai Buloh - TSB Commercial Centre
3 Kota Kemuning - Bandar Rimbayu

1

 Bandar Tun Hussein Onn, 
Sungai Buloh and Kota Kemuning 
have emerged as modern, 
well facilitated townships that 
command the same levels of 
interests as their older and more 
established counterparts within 
Kuala Lumpur city area.

“

” 

KOTA KEMUNING
The suburb of Kota Kemuning is in Shah Alam and is 
situated along the KESAS Highway between Subang 
Jaya and Klang. It is developed by Hicom-Gamuda 
Development Sdn Bhd, a mixed residential and 
commercial development spanning across 1,820 acres 
(7.4 km2). This well planned township has established 
itself as a more upmarket residential area catering 
to the middle and upper income families. The whole 
northern part of Shah Alam is undergoing major 
growth particularly around the Guthrie Corridor. 
Interest in Kota Kemuning continues to grow as 
economic opportunities increase.

CONCLUSION
Townships such as Bandar Hussein Onn, Sungai Buloh 
and Kota Kemuning are experiencing phenomenal 
growth with increase in population, expansion 
of infrastructure and establishment of thriving 
commercial and business centres. The scarcity of land 
to fulfil the demand for further growth will see healthy 
appreciation of early investments.

3
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The selected recorded property transactions within Sungai Buloh are analysed as follows:-

LANDED
TYPES STOREY SCHEMES LAND AREAS YEAR MIN (RM) MAX (RM) COUNT 

Semi-Detached 2

Sg. Buloh 
Country Resort

3,400
-

4,800sf

2010 320,000 380,000 4

2011 450,000 450,000 2

2012 490,000 600,000 2

2013 490,000 590,000 3

2014 490,000 600,000 3

Taman Villa Putra 3,000
-

3,200sf

2010 615,000 739,000 7

2011 650,000 850,000 13

2012 810,000 1,020,000 7

2013 1,030,000 1,030,000 1

2014 915,000 950,000 2

2015 1,025,000 1,200,000 2

Taman Bukit 
Rahman Putra

3,200
-

5,800sf

2010 700,000 1,274,000 9

2011 818,000 1,600,000 12

2012 935,000 1,550,000 10

2013 1,150,000 1,600,000 6

2014 1,000,000 1,690,000 9

2015 1,500,000 1,500,000 1

Valencia
3,500

-
4,500sf

2010 1,110,420 2,400,000 11

2011 1,428,480 2,500,000 13

2012 1,800,000 2,500,000 9

2013 1,980,000 2,500,000 9

2014 2,398,000 2,850,000 4

2015 2,430,000 2,500,000 2

2.5 Taman Bukit 
Rahman Putra 1,900sf

2010 500,001 580,000 4

2011 550,000 680,000 5

2012 780,000 930,000 4

2013 550,000 950,000 9

2014 940,000 1,055,000 4

2015 900,000 1,000,000 3

Source: Oregeon Property Consultancy Research Team

With its location crossing the borders of these main 
towns/districts, Sungai Buloh is governed by not 
only one but a few local authority known as Majlis 
Bandaraya Shah Alam (MBSA), Majlis Perbandaran 
Selayang (MPS), Majlis Bandaraya Petaling Jaya 
(MBPJ) and Majlis Daerah Kuala Selangor (MDKS). 

Sungai Buloh which is located 20-minute 
drive away from Kuala Lumpur, is 
surrounded by numerous busy towns 
namely Shah Alam, Subang, Selayang 
and Petaling Jaya. 

SUNGAI BULOH

Several notable landmarks in Sungai Buloh are such as 
the Hospital Sungai Buloh, a 620-bed medical centre 
erected on 130-acres land had started its construction 
in year 1999; The Sungai Buloh Prison, the largest 
prison complex in Malaysia opened in 1996; and not to 
forget the Rubber Research Institute Malaysia (RRIM).
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TYPES STOREY SCHEMES
LAND 

AREAS
YEAR MIN (RM)

MAX 
(RM)

COUNT 

Terraced 
House

1 Bdr Baru 
Sg Buloh

1,400 - 
1,650sf

2010 140,000 220,000 26

2011 145,000 295,000 18

2012 154,000 300,000 20

2013 140,000 338,000 23

2014 183,000 320,000 22

2015 250,000 300,000 3

2

Sg. Buloh 
Country 
Resort

1,400sf

2010 150,000 260,000 17

2011 165,000 290,000 15

2012 170,000 285,000 9

2013 230,000 335,000 9

2014 260,000 370,000 13

Tmn Bukit 
Rahman 

Putra
1,650sf

2010 280,000 500,000 43

2011 320,000 565,000 27

2012 438,000 675,000 21

2013 400,000 670,000 20

2014 490,000 698,000 11

Tmn Sri 
Buloh 1,650sf

2010 167,000 243,000 4

2011 190,000 265,000 6

2012 288,000 498,000 3

2013 300,000 498,000 8

2014 415,000 500,000 5

2015 410,000 410,000 1

Source: Oregeon Property Consultancy Research Team

Source: Oregeon Property Consultancy Research Team

TYPES STOREY SCHEMES
LAND 

AREAS
YEAR MIN (RM) MAX (RM) COUNT 

Luxury 
Terraced 
House

2 Valencia 2,350sf

2010 900,000 1,650,000 7

2011 1,320,000 1,638,000 4

2013 1,350,000 1,900,000 3

2014 1,480,000 2,100,000 4

2015 1,590,000 1,880,000 2

2.5

Sierramas 
Resort 
Homes

1,755sf

2010 900,000 1,480,000 7

2011 1,000,000 1,870,000 2

2012 1,328,000 1,450,000 3

2013 1,000,000 2,150,000 2

2014 1,500,000 1,700,000 2

Sierramas 
West 1,765sf

2010 800,000 1,630,000 10

2011 915,000 1,728,000 7

2012 980,000 1,640,000 2

2013 1,500,000 1,840,000 3

2014 1,800,000 1,800,000 1

Valencia 2,077sf

2010 1,170,000 1,728,000 4

2011 1,550,000 1,920,000 4

2012 1,650,000 1,735,000 2

2013 1,850,000 1,985,000 2

2014 1,390,000 2,080,000 5

2015 1,850,000 2,100,000 2

3 Valencia 1,765sf

2010 950,000 1,400,000 12

2011 1,100,000 1,785,600 40

2012 1,070,000 1,526,000 4

2013 1,080,000 1,550,000 5

2014 1,380,000 1,750,000 7

Source: Oregeon Property Consultancy Research Team

STRATA

TYPES SCHEMES
BUILT-UP 

AREA
YEAR

AVERAGE 
(RM PSF)

COUNT 

Condominiums

Astana Putra 
Condominium

850 - 

1,335sf

2010 160 29

2011 194 25

2012 210 24

2013 238 13

2014 341 6

2015 408 3

Condovilla, 
Villamas

1,268 - 

1,281sf

2010 218 17

2011 232 17

2012 296 4

2013 356 8

2014 385 5

Apartments

Medan Mas 
Apartment

800 - 

1,012sf

2010 129 2

2011 126 10

2012 158 12

2013 163 13

2014 181 8

Mentari 
Apartment 650sf

2010 99 9

2011 102 10

2012 99 14

2013 111 9v

2014 119 7

2015 127 3

Seri Bintang 
Apartment 750sf

2010 127 4

2011 150 9

2012 162 10

2013 172 14

2014 202 16

2015 213 1

Source: Oregeon Property Consultancy Research Team
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DISCLAIMER: Since the asking prices and project status various from time to time, we do not guarantee the validity of the information 
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Property Consultancy Research Team. We bear no losses or legal liability caused by the information given.

Some of the noted recent and future developments in Sungai Buloh are listed as follows:-

PROJECT DEVELOPER TYPE

Aman Putri @ Phase 2 PPC Glomac Sdn Bhd 112 units of shop-office

Aman Putri @ Phase 1D PPC Glomac Sdn Bhd 73 units of 2-storey terraced house

Putra One - SemiD Suites NLY Ventures Sdn Bhd 1 block of 30-storey serviced apartment (167 units)

Seri Tijanni Condominium Golden Armani Sdn Bhd Condominium

Jasmine Villa @ Pinggiran Rahman Putra N/A 2-storey bungalows (Bumi only)

Suria Putra Suria Land Development Sdn Bhd 1 block of 25-storey serviced apartment (486 units)

N/A Bayu City Development Sdn Bhd 1 block of 24-storey apartment (136 units)

Sierramas Heights Terang Murni Sdn Bhd 1 block of 17-storey condominium (98 units)

Park Manor Tan & Tan Developments 3-storey strata villas (41 units )

Source: Oregeon Property Consultancy Research Team

Other than the above, there is the construction of the new HELP University College ‘Green Technology’ campus 
which will be sited immediately next to the RRIM on a 24-acre land. It is believed that upon completion of the 
HELP campus, the rental prices of the residential units within the near surrounding will be affected and more 
students will be moving to Sungai Buloh. Land purchase activities were ongoing over the past few years and it 
is believed that more projects will be built in near future, with the MRT still playing a strong factor.

Source: Oregeon Property Consultancy Research TeamSource: Oregeon Property Consultancy Research Team
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TYPES STOREY SCHEMES
LAND 

AREAS
YEAR MIN (RM) MAX (RM) COUNT 

Semi 
Detached 

House
2

Kota 
Kemuning

3,050 - 
7,470sq

2010 1,208,800 1,500,000 2

2011 1,100,000 2,000,000 21

2012 1,250,000 2,100,000 11

2013 1,350,000 2,300,000 13

2014 1,400,000 2,500,000 9

Kemuning 
Green Hills 2

2,160 - 
3,450sq

2011 349,000 520,000 9

2012 430,000 590,000 3

2013 660,000 700,000 2

2014 698,000 730,000 4

Kemuning 
Utama

2,450 - 
4,860sq

2011 783,000 1,200,000 14

2012 850,000 1,260,000 21

2013 920,000 1,400,000 11

2014 1,288,000 1,330,000 2

2015 1,000,000 1,290,000 7

TYPES STOREY SCHEMES
LAND 

AREAS
YEAR MIN (RM) MAX (RM) COUNT 

Terraced 
House

1 Tmn Desa 
Kemuning 1,300sf

2010 140,000 150,000 2

2011 160,000 160,000 1

2012 135,000 160,000 2

2013 150,000 220,000 4

2014 195,000 195,000 1

2015 200,000 200,000 1

2

Kota 
Kemuning 

- Jln 
Anggerik 
Aranda

1,400sf

2011 300,000 448,000 17

2012 360,000 530,000 12

2013 484,000 635,000 17

2014 500,000 680,000 4

2015 550,000 670,000 6

1,650sf

2011 325,000 510,000 11

2012 378,000 566,000 8

2013 510,000 690,000 12

2014 650,000 700,000 4

2015 700,000 740,000 4

Kota 
Kemuning 

- Jln 
Anggerik 

Tainia

1,400 - 
1,650sf

2011 340,000 543,000 20

2012 475,000 614,000 5

2013 520,000 650,000 10

2014 593,000 740,000 4

2015 600,000 763,000 4

Kota 
Kemuning 

- Jln 
Anggerik 

Vanilla

1,650sf

2011 530,000 740,000 7

2012 600,000 830,000 9

2013 750,000 783,000 2

2014 830,000 930,000 3

2015 750,000 918,000 2

1,916 - 
2,335sf

2011 808,000 1,080,000 10

2012 875,000 1,170,000 9

2013 890,000 1,280,000 18

2014 950,000 1,270,000 9

2015 1,000,000 1,250,000 4

1,800sf

2011 740,000 768,000 3

2012 800,000 800,000 2

2013 830,000 930,000 4

2014 990,000 990,000 1

2015 850,000 1,150,000 2

Known as a township that boasts 
tranquillity and balanced lifestyle, 
the township has been continuously 
evolving and offering better features 
for its residents.

KOTA KEMUNING

LANDED

Being the township within Shah Alam, the capital 
city state of Selangor, Kota Kemuning has become a 
choice of residence for those looking for the perfect 
balance between development and the environment. 
It is an area that has a myriad types of residential 
properties, from semi-detached villas to bungalows 
and condominiums to affordable apartments. With 
a population of more than 200,000 citizens, Kota 
Kemuning covers an area of approximately 1,840 
acres. The township is also furnished with commercial 
and leisure components to fulfil the needs of its 
residents, such as fast food joints, banks and a 
hypermarket other than its famous golf course, Kota 
Permai Golf and Country Club that also hosts squash 
courts, tennis courts and a fitness centre.

Kota Kemuning is approximately 20km south-west of 
Kuala Lumpur city centre and is accessible via various 
major highways such as Shah Alam Expressway 
(KESAS), Damansara-Puchong Expressway (LDP), 
New Klang Valley Expressway (NKVE), North-South 
Expressway Central Link (ELITE) and the Federal 
Highway as well as the Kemuning-Shah Alam Highway 
(LKSA). Kota Kemuning is envisioned to have an 
increasing number of high-rise developments as the 
developers are trying to attract more people out of 
Shah Alam to settle down in the township.

The recorded transaction prices of selected schemes 
within Kota Kemuning are listed below:-
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TYPES STOREY SCHEMES
LAND 

AREAS
YEAR MIN (RM) MAX (RM) COUNT 

Terraced 
House 2

Tmn Mutiara 
Kemuning 1,400sf

2011 200,000 275,000 4

2012 330,000 445,000 3

2013 235,000 235,000 1

2014 215,000 480,000 6

2015 550,000 550,000 1

Kemuning 
Utama - Jln 
Kemuning 

Damai

1,540sf

2010 540,000 540,000 1

2011 550,000 650,000 20

2012 582,000 712,000 80

2013 636,000 825,000 34

2014 750,000 820,000 10

2015 775,000 850,000 5

1,720sf

2011 625,000 650,000 4

2012 630,000 700,000 19

2013 720,000 797,000 5

2014 800,000 890,000 3

2015 840,000 850,000 2

Kemuning 
Utama - Jln 
Kemuning 

Indah

1,540 - 
1,720sf

2011 500,000 680,000 34

2012 565,000 750,000 22

2013 635,000 840,000 12

2014 728,000 880,000 9

2015 760,000 850,000 4

Kemuning 
Utama - Jln 
Kemuning 

Bayu

1,647 - 
1,798sf

2011 580,000 695,000 13

2012 580,000 820,000 19

2013 645,000 900,000 21

2014 765,000 928,000 16

2015 750,000 940,000 10

Source: Oregeon Property Consultancy Research Team

TYPES STOREY SCHEMES
LAND 

AREAS
YEAR MIN (RM) MAX (RM) COUNT 

Terraced 
House 2

Kota 
Kemuning 

- Jln 
Anggerik 

Doritis

1,540sf

2011 345,000 590,000 5

2012 400,000 590,000 5

2013 585,000 738,000 3

2014 670,000 739,000 3

1,650sf

2011 450,000 598,000 11

2012 535,000 633,000 13

2013 560,000 760,000 8

2014 638,000 688,000 3

2015 650,000 850,000 7

Kota 
Kemuning 

- Jln 
Anggerik 

Liparis

1,400 - 
1,744sf

2011 360,000 480,000 7

2012 435,000 537,000 6

2013 490,000 540,000 8

2014 550,000 660,000 8

2015 585,000 600,000 2

Kota 
Kemuning 

- Jln 
Anggerik 
Malaxis

1,650sf

2011 510,000 675,000 12

2012 680,000 740,000 3

2013 750,000 838,000 4

2014 850,000 868,000 3

2015 750,000 880,000 2

Kota 
Kemuning 

- Jln 
Anggerik 

Eria

1,650 SF

2011 400,000 595,000 13

2012 449,000 670,000 9

2013 518,000 705,000 12

2014 693,000 700,000 4

2015 600,000 760,000 3

Kota 
Kemuning 

- Jln 
Anggerik 
Oncidium

1,800sf

2011 468,000 580,000 6

2012 550,000 648,000 7

2013 645,000 645,000 1

2014 750,000 770,000 3

2015 700,000 770,000 2

Kemuning 
Green Hills 2

1,120 - 
1,270sf

2011 290,000 375,000 11

2012 250,000 438,000 8

2013 380,000 480,000 8

2014 400,000 550,000 8

2015 480,000 498,000 2

Kemuning 
Green Ville

1,300sf

2010 186,300 186,300 1

2011 240,000 400,000 17

2012 320,000 450,000 16

2013 382,500 500,000 16

2014 400,000 585,000 20

2015 500,000 620,000 5

1,076 - 
1,130sf

2011 228,000 285,000 10

2012 280,000 350,000 12

2013 330,000 413,000 6

2014 330,000 465,000 6

2015 367,000 490,000 7

2015 650,000 850,000 7

Tmn Bukit 
Kemuning 829sf

2010 95,000 120,000 2

2011 80,000 80,000 1

2012 103,000 130,000 3

2013 105,000 131,000 4

2014 110,000 160,000 4

2015 173,000 173,000 1

Tmn Desa 
Kemuning 829sf

2011 70,000 100,000 2

2012 105,000 130,000 2

2013 130,000 135,000 4

2014 120,000 150,000 4

2015 125,000 125,000 1

STRATA

TYPES SCHEMES
BUILT-UP 

AREA
YEAR

AVERAGE 
(RM PSF)

COUNT 

Condominium

Lagoon Suites
500 - 

900sf

2012 451 34

2013 474 60

2014 554 12

2015 585 2

Kemuning 
Utama Suites

667 - 

1,012sf
2015 615 13

Apartment

Pangsapuri 
Tasik

960 - 

1,720sf

2010 227 2

2011 359 10

2012 385 6

2013 397 6

2014 441 3

2015 446 3

Kemuning 
Aman Apt 732sf

2012 98 2

2013 298 35

2014 322 69

2015 351 26

Source: Oregeon Property Consultancy Research Team
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Based on the recorded statistics of Kota Kemuning 
properties, prices continue to grow at a steady rate 
in terms of transacted prices from 2010 to 2015, 
although property prices of certain schemes were 
experiencing ups and downs. 2015 saw a decrease of 
44% in recorded transactions for landed properties, 
from 151 to 84 transacted units, as compared to 
2014. Stratified properties also recorded a decline in 
transaction count, with statistics showing an average 
drop of 48%.

The residential developments in Kota Kemuning 
include Aranda, Oncidium, Doritis & Liparis, Tainia and 
Eria, as well as Hicom-Gamuda’s Lagoon residences. 
Paramount Property also has its development in Kota 
Kemuning called Kemuning Utama, IJM Land with 
their Bandar Rimbayu development and also BCB 
Berhad with HomeTree as well as EcoWorld Bhd’s Eco 
Sanctuary.
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Fast rising in ranks as one of the preferred townships to live in, Kota Kemuning
might just be your next address.

KOTA KEMUNING: 
A SELF-SUSTAINING 
TOWNSHIP

James Tan (JT), Associate Director of Raine & Horne 
International and Stanley Toh (ST), Executive Director 
of LaurelCap Sdn Bhd share with iProperty.com 
Malaysia the appeal of this self-sustainable township.

Kota Kemuning is a spillover effect of the construction 
of the Kesas Highway over 20 years ago. How has 
the township grown and developed since then?
JT: Ever since its first launch in the early 1990’s, Kota 
Kemuning has developed into a matured township 
complete with schools, shops, banks, amenities such 
as Aeon Big Supermarket and Columbia Asia Hospital 
as well as numerous shops to cater to the needs of its 
residents. The township also has a vibrant industrial 
area comprising terrace, semi-detached and detached 
factories. 

ST: Over the years, Kota Kemuning has grown 
tremendously in terms of population, residential units 
and property value.  Initially, the prices of the first 
phase terraced houses averaged at RM280,000 and 
after almost 20 years, it is now close to RM 800,000. 
The semi-detached houses which were launched at 
around RM800,000 are now worth between RM1.8 
million to RM2 million. 

The township has transformed from a suburban 
residential area into a thriving township, further 
enhanced with the recent opening of Gamuda Walk, a 
community lifestyle retail centre. 

What are some of Kota Kemuning’s strengths that 
would appeal to an investor/aspiring house buyer?
JT: It is a matured township complete with amenities 
including a Chinese school and various parks and 
lakes for recreation. The LEKAS highway that was 

opened not too long ago enhances its accessibility 
besides the SKVE, located further south.

ST: Its main strengths are as following:
a) It has a good road network and there are plenty of 
public amenities nearby.
b) It sits on freehold land.
c) The township’s green and serene living environment 
makes it conducive to raise a family.
   
Developers are staking their presence in the 
vicinity of Kemuning; upcoming projects include 
Eco Sanctuary from EcoWorld Development Group 
Bhd and HomeTree from BCB Berhad.  What can be 
expected for the township’s growth and development 
in the next few years?
JT: These two new developments will definitely 
enhance the matured township by giving it an extra 
push.However, flood mitigation must be properly 
done to prevent flooding from the Klang River.

ST: I would expect the existing properties in Kota 
Kemuning to appreciate further. Nevertheless, the 
growth rate might plateau when the economic and 
functional obsolescence of the existing properties 
kicks in. As there are not much vacant land left for 
development within Kota Kemuning, developers will 
most probably plan for commercial developments 
such as serviced apartments, SOHOs, and shop-
offices on the remaining parcels of land.

From a development progression standpoint, it would 
seem that Kota Kemuning would eventually be the 
next Subang Jaya or Kelana Jaya, whilst the newer 
developments as mentioned above will be the next 
Kota Kemuning.

James Tan (JT), Associate 
Director of Raine & Horne 

International

Stanley Toh (ST), 
Executive Director of 
LaurelCap Sdn Bhd
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The Malaysian economy expanded by 4.9% y-o-y 
in Q2, the smallest growth since Q4 2013. The 
unemployment rate remained unchanged at 3.1%. 
The Ringgit recorded a year-to-date drop of 27% 
against the US dollar, driven by the devaluation of the 
Renminbi amid concerns on China’s economic growth, 
weakened investor sentiment, and low oil prices. 

Investment activities remained strong, notwithstanding 
the uncertainties on the economic and political 
front that continue to plague the country and erode 

DTZ PROPERTY TIMES:
Q3 2015 KUALA LUMPUR

Uncertainties cloud all sectors.

business confidence. Although overall bank lending 
continues to grow, the tightening of credit on the 
property sector is likely to deter deal flow. 

Business sentiment was affected by increased local 
and external economic uncertainties, in particular, the 
attrition of the Oil and Gas sector. Significant supply 
pipelines continue to bear a cloud over occupancy 
and rental rates for office sector, which nevertheless 
remained stable for the quarter (Figure 1).

DTZ Property Times: Q3 2015 Kuala Lumpur  |  RESEARCH DATA
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 Weak consumer sentiments 
and the short-term effect of the 
implementation of the Goods and 
Services Tax (GST) had affected 
retail sales. The projected growth 
rate for retail sales in 2015 
lowered for the fourth time, from 
4.0% to 3.1%.

“

” 

Weak consumer sentiments and the short-term effect 
of the implementation of the Goods and Services Tax 
(GST) had affected retail sales. The projected growth 
rate for retail sales in 2015 lowered for the fourth time, 
from 4.0% to 3.1%. 

The uncertain market conditions resulted in weaker 
market sentiments, and developers are already 
revising their sale targets for next year, as well as re-
strategizing their planned project launches.

ECONOMIC OVERVIEW
Malaysian economic growth slowed in Q2 2015 
The Malaysian economy grew by 4.9% y-o-y in Q2 2015 
(Q1 2015: 5.6%), the lowest growth recorded since 
Q4 2013 (Figure 2). On a q-o-q seasonally adjusted 
basis, the economy expanded by 1.1% in Q2, slightly 
lower than the 1.2% achieved in Q4 2014. This could be 
attributed to the slowdown in domestic demand and 
contraction in net exports.

The labour market remained stable, with an 
unemployment rate of 3.1%. Private domestic 
demand increased by 5.7% y-o-y in Q2, lower than 
the 9.6% registered in Q1, as private consumption 
and investments grew slower. The lower growth in 
private consumption also suggested that households 
have adjusted their spending patterns following the 
introduction of GST in April. Demand from the public 
sector merely grew by 0.9% y-o-y in Q2 (Q1 2015: 
2.5%) due to the contraction in public investment. 

All sectors expanded at a slower pace in Q2, with 
the exception of the agriculture sector, which turned 
around to achieve a positive y-o-y growth of 4.6%. 
The mining sector, which registered a y-o-y growth 
of 6.0%, was the leading driver in Q2, followed by the 
construction sector, which grew by 5.6% y-o-y. 
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year for RM1,159 per sq ft. Equine Park Country Resort 
Sdn Bhd, a company linked to Datuk Desmond Lim, 
a major shareholder of the REIT, sold the mall to 
Pavilion REIT. 

During the quarter, the retail sector was active 
with sellers as two other medium sized malls were 
reported to be for sale in the review period, namely 
Aeon Mahkota Cheras, of net lettable area of 211,495 
sq ft and Seremban Prima, a newly refurbished mall in 

Seremban. With a retail 
sale dip in the making 
and a more competitive 
market in the future, 
pricing is the key to 
being able to attract a 
buyer. 

During the quarter, there 
were several deals 
completed that were 
related party transactions. 
This includes the transfer 

of Imperia Office, Wisma AmanahRaya, and domestic 
players dominate most of the activities with foreign 
funds sidelined, due to the increase in country risk.

Headline Inflation increases 
The headline inflation rate, as measured by the 
Consumer Price Index (CPI), increased by 2.2% y-o-y 
in Q2, substantially higher than the 0.7% recorded in 
Q1 2015. This is in line with the expectation that the 
CPI will rise following the introduction of GST.

Consumer Sentiments Index hits six-year low 
The Consumer Sentiments Index (CSI) continued to 
fall in Q2 2015 for the fourth consecutive quarter. The 
index decreased to a six-
year low of 71.7 in Q2, 
from 72.6 in Q1 2015. 

Ringgit weakened further 
in Q3 
The ringgit slid further 
in Q3, falling to a 17-
year low against 
the greenback. The 
continued fall was driven 
by the devaluation of the 
Yuan, and the weakening 
investor sentiment amid political uncertainty and 
the ongoing controversy on 1Malaysia Development 
Berhad (1MDB). 

In Q3, the Ringgit recorded a double-digit drop of 
17.4% against the US dollar. It also depreciated against 
the Pound Sterling (-13.3%), Euro (-18.2%), Australian 
Dollar (-7.3%), Japanese Yen (-19.8%) and Singapore 
Dollar (-11.0%).

INVESTMENT
Stable investment activities despite concerns 
Investment activities remained strong notwithstanding 
uncertainties on the economic and political front that 
continue to plague the country and erode business 
confidence. In the review period, the total investments 
recorded was relatively unchanged at about RM1.52 
billion c.f., as compared to the RM1.55 billion in Q2. 

REITs continue to grow in influence as a player in the 
investment market with the listing of a new REIT, Al 
Salam REIT, with a total asset value of RM903 million. 
They are sponsored by Damansara Asset Sdn Bhd 
and QSR, both being Johor state-linked entities. 
Commercial assets in Johor Bharu and a portfolio of 
restaurant assets across the country dominate most 
of their portfolio. The projected forward yield for 2016 
across the portfolio is 6.41%. Despite the mixed quality 
of the portfolio, it was oversubscribed by 2.96 times. 

Investment yield remains stable, and the overnight 
policy rate remained unchanged at 3.25% at its 
September meeting of Bank Negara Malaysia. The 
other major deal reported was the sale of Da: men 
for RM 488 million, a new mall to be completed this 

Credit tightening threatens future market deals 
Although bank lending continues to grow, the 
tightening of credit by banks on the property sector 
is likely to put a brake on deal-making in the coming 
months, as banks become more risk adverse. Recent 
fractious political developments are a damper to 
overall sentiment beside a deteriorating business 
environment. 

We expect a more cautious and a wait and see 
approach for investors as they sit on the sidelines 
until a clearer picture emerge. To provide more local 
support to the market, Government-linked entities are 
likely to liquidate their mature offshore investments 
and inject the funds to support both the ringgit as 
well as the domestic market. 
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Only one office building completed for the quarter 
In Q3 2015, the KL office market saw only one 
completion, i.e. Ilham Tower, at Persiaran KLCC (Jalan 
Binjai). Ilham Tower adds 426,000 sq ft of office space. 
The 58-storey is an integrated office and serviced 
apartment operated by Oakwood. The grade-A office 
has a reported monthly rent of RM7.5 to RM9.0 psf. 

The considerably above-average rate is attributed 
to – among various others – its Greenmarket Gold 
Plus status, as well as being built with the quality 
near to the technological benchmark, MultiSuper 
Corridor Status. The dual-status has further become 
the market’s standard as landlords seek to retain 
tenants in current market conditions. Office units in 
Ilham Tower are located from the ground up to the 
35th floor while the serviced apartments and other 
facilities are housed from 36th floor onwards. 

The next few months will see lesser activity as the year 
winds down, and investors will start re-strategizing to 
navigate the headwinds ahead effectively.

OFFICE
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Office market is cooling down due to economic 
condition 
Given the challenging economic climate, the office 
market is expected to soften. The restructuring and 
consolidation of banks and gas companies will lead to 
the higher vacancy rates.

RETAIL 
Weakening consumer confidence 
Consumer confidence fell further to 71.1 points in Q2 
2015, from 72.6 points in Q1 2015. Consumers’ finances 
are experiencing deterioration due to generally 
higher prices and they are holding back on household 
spending. 

According to the Retail Group Malaysia (RGM), 
the projected growth rate for retail sales in 2015 
was lowered for the fourth time, from 4.0% to 3.1%. 
Consumers have tightened their spending since the 
end of 2014 ahead of GST. The retail sales in Q2 2015 
plunged 11.9% as compared to a year ago, the lowest 
quarterly retail growth rate since Asian Financial 
Crises. For Q3 2015, the retail industry was expected 
by RGM to grow by 2.5%, however, Malaysian Retailers 
Association (MRA) was expecting only 0.1% sales 
growth. 6.0% sales growth is projected by RGM in Q4 
2015 as the consumers will get used to the GST. 

No completions in the quarter 
No new retail malls were completed in Q3. The stock 
in Kuala Lumpur remained unchanged at 28.8 million 
sq ft and average occupancy rate was at 90.0%.

With the addition of Ilham Tower, office supply in KL 
now stands at 75.7 million sq ft. More than 32 million sq 
ft of the supply is located within the Golden Triangle 
area. A few more office towers are expected to see 
completion in Q4, which will add about 2 million sq 
ft to the stock. These buildings include KL Trillion 
by Singaporean Sim Lian Group at Jalan Tun Razak, 
as well as two of the office towers in The Vertical 
development in Bangsar South (UOA Group).

Rents and capital values remained generally stable. 
Two blocks of grade C office at Menara Pandan at the 
city fringe, in a residential neighbourhood of Pandan 
Indah, were sold for RM185 per sq ft, whilst Wisma 
Amanah Raya, a secondary office in the city centre 
was sold at RM507 per sq ft.

Stable capital value and rental despite declining 
occupancy 
Average occupancy has seen a slight increase from 
79.8% in Q2 to 81.6% in Q3. The increase was attributed 
to tenants moving into newer developments that came 
on board in Q2. These developments include Naza 
Tower @ Platinum Park at Persiaran KLCC, Q-Sentral 
at Jalan Sentral, and Summer Suites off Jalan Sultan 
Ismail. The largest of the three, Q-Sentral with about 
1.4-million sq ft office space, was estimated to be 30% 
occupied thus far. 
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Going forward, approximately 3.0 million sq ft of 
retail space in both the city and suburban areas are 
expected to be completed in Q4 2015. This is expected 
to exert supply-side pressure on the vacancy rates of 
retail outlets. The upcoming retail malls are M3 Mall, 
Da Mén USJ, IKEA@Jalan Cochrane, Glo Damansara, 
Sunway Pyramid Phase 3 and Empire City (Table 2).

addition, the continuing political issues in the country 
negatively impact the local retail sector. The current 
political situation is affecting the Malaysian consumer 
sentiment level and buying mood. 

Acquisition of Mall
Da Mén USJ mall was acquired by Pavilion REIT for 
RM488 million, from Equine Park Country Resort Sdn 
Bhd and Revenue Concept Sdn Bhd. The acquisition 
includes a five-storey shopping mall with a lower 
ground floor of about 420,920 sq ft of net lettable 
area as well as a two-level basement car park with 
1,672 parking bays, analyzed at RM1,159 per sq ft 
with estimated potential yield of 6.8%. The mall is 
expected to open in November 2015. Pavilion REIT’s 
portfolio will increase from RM4.4 billion as at June 
30 to RM4.9 billion with the acquisition.

RESIDENTIAL
No new supply during the quarter 
No new supply was recorded for high-end 
condominiums in Q3, with only 2,814 units from 9 
high-end condominium projects were completed 
since Q1 this year.

It is expected that the 5,125 units of a high-end 
condominium in the pipeline will come on board by 
the end of the year. Amongst major developments 
expected to be completed in Q4 are M City Residential 
Suites (1,118 units), Banyan Tree Residences (441 
units), KL Trillion (320 units) and Le Nouvel KLCC 
(200 units) (Figure 8).

The entry of these new malls will see a tougher 
operating environment for all mall operators and 
downward pressure on rents amidst competition 
to attract retailers, particularly in the suburban 
neighbourhoods where most of the new malls are 
located. Correspondingly, retailers were also more 
cautious on their expansion plans and operational 
expenses. 

Weakening ringgit leading to higher import cost
The US dollar to the Malaysian Ringgit hit over 4.42 for 
the first time since 1998. According to RGM, consumers 
can expect shopping to get more expensive in Q3 
2015 as the weakening value of the ringgit will lead 
to a hike in retail prices due to higher import costs. In 

A stable market despite witnessed slight drops in 
both capital values 
In Q3, the Kuala Lumpur high-end condominium 
market remained relatively stable, with the overall 
average price decreasing marginally by 2.0% q-o-q to 
RM723 per sq ft from RM738 per sq ft in Q2. While 
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the residential market continued to be weighed down 
by weaker buying sentiments, the depreciation of 
the Ringgit since the beginning of the year helped 
make properties more affordable to foreign investors. 
However, the impact was muted by the exchange rate 
volatility. The pending completion of 5,000 units is 
expected to further exert greater downward pressure 
on prices.

The average rent for a high-end condominium also 
softened, declining by 8.8% q-o-q to RM3.23 per sq 
ft per month from RM3.55 per sq ft per month in Q2 
(Figure 9). This was largely due to slower leasing 
demand, as the number of expatriates decreased with 
the consolidation of the Oil and Gas sector.

Uncertainty and challenging market ahead 
Sales and new launches are expected to be sluggish, 
which further weakens market sentiment, especially 
for luxury properties. The softening of the market is 
expected to be compounded by downside risks from 
the external environment and lasting effects from the 
various cooling measures imposed. Additionally, the 
Malaysian Government is unlikely to shift its position 
on the cooling measures. 

Developers are also revising sale targets, especially 
for next year, as well as re-strategizing their planned 
project launches to make them more appealing in the 
evolving environment, given that the market recovery 
may take a longer time. Longer soft launch periods will 
help developers manage risk and gauge underlying 
sentiment. This is especially so given the thin and 
diminishing high-end market. In contrast, there is a 
large demand from middle-income households that 
find the current offerings unaffordable.

DISCLAIMER: The data above represents the findings of DTZ Research and is not in any form and endorsement or 

recommendation by iProperty.com. Readers are encouraged to seek independent advice prior to making any investments.
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group of buyers in an already small and niche market. 
With the pressure to move their existing stocks, they 
may offer further discounts and other attractive 
packages. This would certainly spell good news for 
buyers with plenty of good deals to be found in the 
market.

The secondary market will be especially attractive 
in 2016 as there will be those who are desperate to 
sell, especially with so much supply in the market. 
With this in mind, bargain hunters looking for already 
completed properties will be spoilt for choice.

Household debts across Malaysia are also on the 
rise. This, combined with the increased cost of living, 
will mean some cannot service their mortgages 
and will have their homes repossessed. Therefore, 
auction properties are expected to rise accordingly, 

Malaysia faces a delicate balancing act in 2016 in 
providing affordable homes for locals while trying 
to lure foreign investors to its property market. The 
announcements of Budget 2016 clearly dictate that 
the mass market segment will drive its property 
market ahead. However, there have been no revisions 
to the Real Property Gains Tax (RPGT), minimum 
purchase price and state levies in popular states like 
Johor and Kuala Lumpur. This would make it even 
more challenging to attract foreign buyers despite the 
falling Ringgit.

In addition, negative sentiments from the political 
developments in the country and the perceived 
oversupply in the market may have spooked potential 
investors and could result in a “wait-and-see” situation.
With developers marketing high-end projects, they 
are faced with a difficult situation of finding the right 

WHAT’S IN 
STORE FOR 
US IN 2016

The brew of the weakening Ringgit, oversupply in the property market and political 
climate could impact buying sentiments for this year. - BY KHALIL ADIS

2
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stations in 10 locations, including Pandan Jaya, Sentul 
and Titiwangsa. In my opinion, Bangsar is a “to-go-
to” location as it has an affluent neighbourhood with 
plenty of amenities, trendy cafes and shopping malls.
While rentals in Bangsar have remained relatively 
flat since 2014 remaining at RM3.35 up to the first 
quarter of 2015, in the secondary market, the capital 
values based on transacted price has strengthened to 
RM898 per sq ft. Thus the secondary market is where 
all the good deals are. 

SELANGOR
Government linked companies (GLCs) are planning 
to build 800 affordable homes near MRT lines. With 
the Ampang LRT Extension Line now open from Sri 
Petaling all the way to Putra Heights, plus future 
extensions along the Kelana Jaya Line, locals should 
look for housing projects in and around the vicinity. 
Kwasa Damansara is also a hot area to watch our for 
as it will contain two stations within the township.

PENANG
The RM27 billion Penang Transport Master plan will 
drive the property market on the island. The LRT line 
will comprise a 17.5km elevated line stretching from 
Penang International Airport all the way to Menara 
KOMTAR. Penangites buying their first homes should 
look to the Bayan Lepas and Gelugor area near the 
LRT station. Those who are priced out from the island 
should look to Seberang Prai. For foreigners, avoid 
the Gurney and Batu Ferringhi area as a massive 
project being planned will result in massive traffic 
congestions. Instead look to properties along the LRT 
line. I particularly like the Georgetown area due to the 
heritage sites and avudance of delicious local food 
there.

MALACCA
Hotel suites is a good product to consider in Melaka 
due to the shortage of quality hotel rooms. Due to the 
increasing number of visitors to Malacca,  hotels and 
shopping centres have benefitted immensely from the 
spill over in the tourism industry. 

There is strong pent-up demand among tourists 
for 4 to 5-star hotels in the city centre due to its 
convenience and easy access to tourism hot spots like 
the UNESCO World Heritage Site, Jonker Street and 
shopping belt. When investing in hotel suites, make 
sure to go for mixed-use development with hotels, 
shopping centres and residential components. This 
will ensure good traffic to maximise on your return of 
investment.

3

presenting very good buying opportunities for savvy 
investors. Here’s a breakdown of the outlook for 2016 
by the different popular markets.

ISKANDAR MALAYSIA
Iskandar Malaysia received very little interest in 
Budget 2016 with the exception of the Eastern Gate – 
in the corridors of Pasir Gudang and Pengerang. In all, 
RM18 billion has been allocated for the massive oil and 
gas Pengerang RAPID project that is expected to have 
a spillover impact in Pasir Gudang. In addition, the 
Budget had also allocated for a new public hospital in 
Pasir Gudang to cater to its growing population. 

While analysts and market watchers are feeling 
somewhat disappointed with the allocation of budget 
for Iskandar Malaysia, it also confirms what many have 
been saying - the Eastern Gate is poised to be the 
next growth centre in Iskandar Malaysia.

As more jobs are being created, this will fuel demand 
for homes in and around the Eastern Gate. The 
great thing is property prices here are still relatively 
affordable for locals averaging around RM300 to 
RM400 per sq ft. 

In addition, the state and federal government had 
allocated spending for public infrastructure. These 
include the upgrading of the Pasir Gudang Highway. 
In fact, Dato’ Mohamed Khaled Nordin, Chief Minister 
of Johor had announced that 865 units of affordable 
housing will be built here by 2018.  Therefore, 
Johoreans hunting for their first home should target 
this area.

As for foreign buyers, although they are far and few 
between, I would say this is the best time to buy a 
property in Iskandar Malaysia as some developers 
are desperate. It is best to get a home for your own 
stay rather than for investment. If you are buying for 
investment, hotel suites are a good  choice especially 
those in JB Sentral and Nusajaya.

KUALA LUMPUR
Despite the falling Ringgit, the property market in 
Kuala Lumpur is admittedly quiet.  Foreign investors 
are few and far between, while locals feel that they 
are priced out of the market. PR1MA homes that are 
planned around transport hubs and train stations, is 
a good opportunity for locals to start their property 
hunts.

A total of 5,000 units of PR1MA and PPA1M houses 
will be built in the vicinity of LRT and monorail 

DISCLAIMER: The opinion stated in the article is solely of Khalil Adis, iProperty.com’s brand ambassador ( skandar Malaysia), 

property speaker and author 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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CONSUMER AWARENESS  |  Golden rules of renovation

One of the greatest fears when it comes to renovation 
is busting the budget and with good reason.

Here are some invaluable tips from Adrian Wee, founder 
of www.idkingacademy.com about renovation so that 
you won’t end up shelling out more than you want to.

BACKGROUND CHECK

It is imperative that before one engages a designer or 
contractor, a background check on their projects must 
be conducted. One must take the initiative to see these 
designers’ or contractors’ projects on-site.

One should also ask designers and contractors in 
regards to their suppliers as to who they are working 
with for the reason of assessing their workmanship; for 
example, carpentry suppliers, plaster ceiling suppliers 
and tech specialists.

Choose a renovator who has a good track record 
and weed out the poorer ones, such as those whose 
suppliers have low product quality and tasteless 
designs.

Renovation may be a popular way to extract more value from a property as well 
as to give it a homely feeling for families. However, the current housing market 
means property owners need to ensure they don’t overcapitalise when upgrading 
their property.

GOLDEN RULES OF RENOVATION
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NEVER MAKE FULL PAYMENT
Some designers and contractors will always ask 
between 70- 90% deposit for the projects, and it is not 
advisable to comply with their demands, much unless 
you can get a guarantee for a good product.

It is important to know that one must only pay for 
delivered products or services and the same rules 
applies for home renovation. There are some instances 
where interior designers do not deliver what was 
promised, palming off a cheap knockoff instead of the 
promised furniture which was already paid from the 
deposit.

It is advisable to pay for only what is delivered and 
what you are satisfied with, because it is your hard 
earned money you are paying for what you want, not 
for the designer’s mistakes.

ALWAYS HOLD RETENTION SUM
Retention sum is the amount of money which is held 
back for the duration of the defects period, perhaps 
within three to six months. It is one of the most effective 
ways of ensuring that your contractor will promptly fix 
any problems should any occur during this period.

A good rule of thumb will be to keep a retention sum of 
between 5% and 10%. Should you not keep a retention 
sum and if there are any defects in the construction 
or interior design, contractors and designers will again 
charge you for the repair works. The retention sum is 
also good to hold contractors and designers to deliver 
what was promised as well as to keep them from 
performing sloppy work.

KEEP A LOW BUDGET
Always have designers or architects to come up with 
different variations and budgeting so that you can 
select the best option that suits what you want and can 
afford. If you have a certain sum for renovation, always 
keep a buffer between 5% and 10% because there will 
be unforeseen extra costs.

Keeping a buffer will allow you more financial 
independence should there be any extra costs. For 
example, if you have a budget of RM50,000 to renovate 
your home, keep between RM2,500 and RM5,000 as a 
buffer to pay for the extra costs, which would mean 
that that your current allocated budget is at RM45,000.

IMPORTANCE OF TIMEFRAME
It is also vital to keep on an agreed timeframe between 
you and the renovators before signing the construction 
contract. Many renovators will give home owners a 
timeframe of 2 months, but some home owners will 
push the completion timeframe to a month and this 
will create more problems.

The reason why contractors and designers need more 
time for their projects is due to the product requirement 
itself. Products such as wood curing and wall paint 
takes time to rid itself from its rancid smell.

Plan the timeframe with the contractors and designers 
to reach an understanding, such as when will be the 
completion date or viable time to move in without 
problems to the homeowner.
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CONSUMER AWARENESS  |  5 Creative Thrifty Ways

iProperty.com have gathered five easy and 
fun ways to help you get settled in and sorted 
out when moving  into your new house. 

5 THRIFTY WAYS 
TO IMPROVE 
YOUR HOME

From practical quick fixes to creative and crafty tips, 
these methods will save you money and help you 
make your mark on your new home.

INVIGORATING SCENES
Pictures and paintings are a quick and easy way to 
spruce up space, but hanging them straight can be a 
challenge, especially if you haven’t got any string or 
picture wire in hand. 

To get your nails in a row, simply flip over your picture 
frame or painting and place a single piece of masking 
tape horizontally over the hooks or holes. Mark the 
location of the hooks on the masking tape with a pen. 
Peel off the masking tape and place it on the wall 
where you want to hand the picture while checking if 
it is straight with a spirit level.

Now all you need to do is a hammer or drill the nails 
in through the masking tape. Pull the tape off the wall 
and voila, you now have two nails that are perfectly 
aligned to your frame. 

STOP HARDWOOD FLOORS FROM CREAKING
Hardwood floors can be a great feature in any new 
home, however in older houses, some floorboards 
can make squeaky noises and that can be irritating. 
Before you go out and decide to carpet or tile your 
entire house, try this nifty floorboard fix that can help 
you solve squeaky noise problems.

Spray some baby powder on the cracks between the 
creaky boards and sweep the area. Repeat a couple of 
times for the best results. The reason why this will work 
is because baby powder acts as a simple lubricant 
and will stop most of the creaking while allowing you 
to keep your home’s characterful floorboards.

This will also work on any wooden staircases and 
furniture, just be sure to sweep away any excess 
powder to avoid slippery surfaces.

THINKING BRIGHTER
Oftentimes, the first thing new homeowners will do 
to their property will be to give the walls a fresh coat 
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This will give you a wide range of options when it 
comes to colours and patterns, as waterproof liner 
keeps the water off the fabric while allowing the 
design to show through.

COLOURS GALORE
After moving into a new home, it can look extremely 
stark and bare, especially when you are still hunting 
for  furniture. A play with good lighting and colours, 
however, can create a homely atmosphere.

Instantly transform the lighting in your home with 
some colourful lamp shades, as they are inexpensive 
and can turn an uninspiring room into a bright and 
vibrant space.

Alternatively, opt for earth tones like green and brown 
to create a calming and relaxing effect. Combined 
with leafy houseplants, nature’s serene influences can 
double its effectiveness.

of paint. Instead of the typical matt white emulsion, 
try to opt for a satin and gloss finish. This reflects 
light and can liven up any space, channelling bright 
daylight down corridors and through darker areas.

On top of that, satin and gloss paints can often be 
wiped and cleaned using a wet cloth, keeping any 
dirty marks on your walls at bay.

BREATHING LIFE INTO THE SHOWER
Redecorating an old bathroom after moving into a 
new home to suit your aesthetic values may not be 
feasible due to financial constraints. A colourful shower 
curtain can brighten up any tired old bathroom, but 
the choices are often limited to boring and just plain 
tacky options. 

Create your own custom shower curtain by getting 
your hands on a shower curtain liner, and with some 
simple measuring and sewing, you can use any fabric 
you like to decorate your bathroom.
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CONSUMER AWARENESS  |  Empty nest redecorating ideas

Here are some ideas you can incorporate into your 
home:
Create a ‘Me’ space
Turn an empty den or living area into an area that you 
would enjoy spending time in – be it a luxurious office 
area or a whimsical tea room! Place a big modern 
desk by the window, hang the walls with artwork you 
have collected or go wild with throw pillows. Take that 
space for yourself – you will be sure to love it.

Your very own hobby room 
A spare bedroom could be transformed into a space 
where you could carry out your leisure pursuits in the 
comfort of your own home. For instance, a home gym 
will serve well for health junkies and an arts and craft 
room will be a delightful addition for aspiring painters 
and potters.

Set up a hangout spot
This could score brownie points with your 
grandchildren or young guests. Invest in a Ping-Pong 
or pool table to be placed in a family room. Add in a 

drinks fridge, a big-screen TV, a sectional sofa, some 
beanies or even an indoor swing set. Guests will have 
tonnes of fun relaxing and you would enjoy just as 
much having fun with them!

A luxurious closet
A child’s old bedroom can also be transformed into 
a walk-in closet. All one would need is some shelving 
units, which could be easily set up by with a hammer 
and some nails. Throw in some decorative pieces such 
as a vanity table, mood lights and full-length mirrors – 
and dressing up will never be the same again.

A master bathroom 
Upgrading that small room into a dream bathroom 
will be a great idea for those who enjoy spending time 
performing their daily ablutions. Create your very own 
resort-style bathroom with beautiful tiles, soothing 
wall paint, pretty light fixtures and perhaps even 
marble sinks. Don’t forget to include fluffy towels and 
amazing linens as well.

Are you left with some empty space in your home? After waving the youngest kid 
goodbye, your home might seem barer than usual. Fret not, as there are various 
ways how you can utilize the extra space to create warm and cosy nooks.

EMPTY NEST 
REDECORATING IDEAS
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The ultimate DIY painting guide  |  CONSUMER AWARENESS

THE ULTIMATE DIY 
PAINTING GUIDE
Thinking of hiring someone to get that 
painting job done? Save money and time 
by following our guide on how to get it 
done yourself.

Roll up your sleeves and let’s dive in:
Cover up.
Protect the floor and any furniture that you cannot 
move from paint splatters and spills. For the floor, 
choose fabric drop cloths instead of plastic ones, 
as plastic can be slick under your feet or, worse, the 
ladder.

Start with a fresh surface.
Paint would not adhere as well to a dirty surface, so 
use a wet cloth or sponge to dry-dust the walls and 
to remove any fingerprints, soot, dust and cobwebs.

Protect the woodwork and ceilings 
Make sure to tape off any areas you don’t want painted, 
such as moldings, baseboards, or window frames. You 
could tape the borders with special painter’s tape 
for clean lines. Also, remove outlet and light switch 
covers beforehand.

Skip a step.
If you are painting over a dark wall with a light color, 
you would require a coat of primer and two coats of 
paint, which needs at least, six hours of drying time. 

Save yourself some time by getting self-priming paint 
instead. If your walls are light in the first place, then 
you can get away with two coats of good-quality 
regular paint.

Start painting.
You are now set to start painting.With an angled brush 
or a sponge tool, paint a two-inch swath around the 
edges you have taped off earlier. Then, fill in the 
central unpainted space using a paint tray and a roller 
in overlapping W- or M-shaped strokes for the best 
paint distribution. Let the first coat dry at least a 
couple of hours before coating again. 

Clean it up.
Make sure to rinse your paintbrush and roller and 
decant the tray’s leftover paint back into the can. To 
make sure your leftover paint lasts, seal the can tightly 
by placing a paper towel over the lid and tapping the 
lid edges with a hammer. Have a moist rag handy to 
wipe fresh splatters. Scrape off dried drips with a 
credit card or plastic spatula. Do not forget to remove 
the masking tape, make sure to pull it off at an angle 
to avoid tearing the finish.
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CONSUMER AWARENESS  |  What should you do when there is a blackout?

Take a look at our blackout survival guide:

1. Have flashlights ready in multiple, easily accessible 
locations around your home.  Be sure to also have 
plenty of fresh, spare batteries.  You need one good 
flashlight but having a few small, handheld  LED 
handheld flashlights will come in handy. Also, 
have a bunch of emergency candles plus matches 
available besides a propane lantern.

2. Have either a battery-operated radio or a solar 
radio so that you can stay in touch with the world.  
Make sure your radio is in working condition by 
testing it from time to time. .

3. Fill the empty space in your freezer with containers 
of water as frozen water will displace air and keep 
food cold longer if the power goes out. Remember 
to leave space in the containers for the ice to 
expand. 

4. If you use a landline, have at least one phone with a 
handset cord in your home. Many cordless phones 
will not work in a power outage. One tip for cell 
phone users is to keep at hand a cell phone car 
chargerso you that you can charge it in your car if it 
runs down.

5. Do not forget to unplug electrical equipment 
such as computers, printers, televisions, and audio 
equipment.  When the power comes back on, there 

may be power spikes that can damage delicate 
electronics.

6. Do not open refrigerators or freezers any more 
than necessary. An unopened refrigerator will keep 
food cold for approximately 4 hours; an unopened 
freezer will keep food frozen for approximately 24 
hours.

7. Keep a supply of books, board games, playing cards 
and other items available to keep you entertained 
and amused during a blackout. 

8. Avoid burning charcoal or using gasoline or 
propane-powered equipment such as charcoal 
grills or camping stoves inside your home, as the 
exposed odorless fumes could result in carbon 
monoxide poisoning.

9. Notify your power company in advance, if you 
use special health care equipment like oxygen 
generators or dialysis equipment that requires 
power. Most power companies will take note of this 
and will prioritize the response to your home should 
the power go out.

Severe weather and storms can cause 
power outages and restoring power 
can take time. With floods on the rise, 
you would want to be prepared just in 
case a blackout occurs.

WHAT SHOULD 
YOU DO WHEN 
THERE IS A 
BLACKOUT?
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When home owners decide that the 
time is right to sell off their properties, 
the course of listing can become 
overwhelming. Using effective and 
efficient marketing techniques can 
mean a bigger difference between a 
prospective house buyer walking away 
or making an offer.

5 WAYS TO MARKET 
YOUR HOME LISTING

Leveraging on multiple marketing channels allows 
home listings to draw a larger group of potential 
property buyers.

1. Build a solid foundation with home staging
 Home staging has proven to be effective to 

showcase the property. When a home is staged 
to its fullest potential, it can attract buyers with 
a sense of comfort and connect with the space – 
picturing themselves with their friends and family 
enjoying in the home’s living space.

 To achieve this goal, sellers must ensure the rooms 
are clean, free of clutter as well as free of personal 
items. It is best advised to paint the walls with 
neutral colours and oversized chunky furniture is 
removed to create a sense of spaciousness. 

 The remaining furniture is rearranged to create an 
order of natural flow, while window dressings, wall 
decoration and other details can help create the 
right blend of colours and texture to deliver a warm 
welcoming space.

2. Use professional photography to impact multi-
media markets

 When the link between property sellers and 
prospective buyers relies on photos, it should 
show the property at its best. Essentially all of the 
marketing material used to support a home sale 
relies on photos.

 In order to bring out positive impact on potential 
buyers, sellers should use the service of a 
professional photographer. Considering the cost, 
it makes financial sense as almost all buyers 
today browse through property listing websites – 
iProperty.com for example. 

 A quality professional photo not only creates a solid 
first impression but it also has a potential to draw in 
more views and hits to the property’s listing. 

3. Tapping into technology to appeal to a large 
audience

 In addition to the new technological features such 
as virtual tours, more and more real estate agents 
are also uploading their videos to social networking 
sites and other video hosting sites in an attempt to 
reach out to a wider audience.

4. Stage the exterior of the property
 And of course once a potential buyer is interested 

in the seller’s listings, they may want to see more of 
the property with their own eyes. 

 It is important that the property’s landscape is clear 
without tangled trees and unkempt bushes that can 
obstruct views, darken interiors, promote mould, as 
well as block a good view of the house. Crop and 
limb obstructive hedges as overgrown landscape 
can be hurtful to a buyer’s purchasing decision.

 Buyers often fantasize about enjoying in their 
backyard by entertaining and spending time 
outside.

5. Getting it rehouseal on pricing
 Today’s buyers are very educated about the 

comparable sales in the area, thanks to the World 
Wide Web and the social media, and it can heavily 
influence the fair market value of one’s home. 

 To make listed properties more competitive, acquire 
a real estate agent to get the sales prices of three 
similar homes that have been sold in your area in 
the last month or so, and then try to go 10 to 15% 
below the value.

 Homes that look like a great deal are the ones that 
get the most visits from buyers and on occasions 
they may also receive multiple offers!
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CONSUMER AWARENESS  |  How clean is your office?

Water Cooler
Nearly one-quarter of water cooler buttons and 
uncleaned water pipes are considered a serious risk 
for illness transmission.

Keyboards
Upon 3 months of use, most office keyboards contain 
70% more bacteria than a toilet seat.

Telephones
Office telephones have more than 30,000 germs per 
square inch.

Taps
75% of office tap handles are considered as a serious 
health risk due to easy transmission of illness as toilets 
are filled with moisture.

Table surfaces
Cold and flu viruses can survive for up to 18 hours 
on hard surfaces. In addition, bacteria increase by 
up to 31% per day on surfaces that aren’t regularly 
disinfected.

Office desks
Office desks have been found to be more than 4000 
times dirtier than a toilet seat. The area where your 
hands rest has approximately 10,000 bacteria on 
average.

Working sick
72% of workers feel that working sick spreads diseases 
in the office.

Washing hands
90% of workers feel that washing hands can reduce 
and it will often help prevent the spread of disease.

Cleaning
30% of office workers clean their phones, keyboard 
and their own desk to reduce the spread of germs and 
disease.

Calling in sick
Despite being the best way to prevent the spread of 
disease, 52% of workers feel bad calling in sick.

Millions of people all over the world 
spent an inordinate amount of time 
in an office space, working in close 
proximity – side-by-side with others. 
This makes a good platform to spread 
germs and illness. So how clean is 
your office?

HOW CLEAN IS 
YOUR OFFICE?
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5 Mistakes that decreases your home value  |  CONSUMER AWARENESS

Getting ready to sell your home? Some sellers unintentionally make mistakes that 
decrease the value of their home, deterring buyers from purchasing.

5 MISTAKES
THAT DECREASES
YOUR HOME VALUE

The following are some of the mistakes you should 
avoid to ensure that your sell off your home faster and 
at top dollar:

1. Going crazy with colours
 You may have a penchant for bright colours but, 

generally speaking, buyers prefer paint are of 
neutral tones. This is because it provides a blank 
canvas which, upon moving in, they can paint it 
any way they like it. Extra bright or non-traditional 
colors can scare off potential buyers. Hence, try 
to stay away from ‘trendy’ colours such as funky 
orange walls or that neon green carpet. Another 
plus point is that neutral colours help to maximize 
an area’s space.

2. Failing to maintain appliances
 Having a lot of issues and needed repairs will 

definitely decrease a home’s value. Cleaning 
up appliances that will come with the home is 
important. It is advisable to replace appliances that 
are are worn out. No new home owner would want 
to move in and have to go through the hassle of 
replacing faulty items. 

3. Overseeing the minor details
 Aspiring sellers should always keep in mind that 

buyers have their eye on details you might forget. 
Do not go lax with the maintenance and cleanliness 
of your home – fix that faulty light switch or replace 
that broken tap. Potential buyers carry out a walk 
through test while inspecting your home - you would 
want to show that the house has been cared for.

4. Getting on the trend wagon
 Many homeowners get caught up in liking designs 

that are trendy, but there is the risk of failing to 
impress buyers if when the said trend quickly dies. 
If the trend is difficult to alter, it would  cause buyers 
to think twice as they would factor in the additional 
cost required to fix the ‘trendy’ mistake. 

5. Neglecting to keep it cool
 You would want to make sure that your home is 

comfortable and airy especially on viewing day. 
Stifling, hot, muggy homes are not fun to tour, 
especially with our warm and humid climate. Make 
sure to create a comfortable temperature by turning 
on the air conditioning to ensure your potential 
buyers take their time to really see your home.



78 |

CONSUMER AWARENESS  |  A renting guide for new landlords

Check out our tips below to successfully rent out your 
property:
1. Comprehend the responsibility involved
 First of all, you must determine whether you can 

handle the obligation of being a landlord. It is an 
additional responsibility that you will have to fit into 
your life. Part of the package of being a landlord 
includes staying on top of repairs and maintenance, 
collecting rent, additional home insurance policy 
expenditures and keeping an eye on your tenant’s 
housekeeping skills to avoid scaring off other 
potential renters.

2. Prep your home
 It is not easy to attract renters especially when the 

market is slow, as tenants will be more attentive 
and choosy with the increase in availability of rental 
properties, thus, their expectations will be much 
higher.  Making sure your home is thoroughly clean 
and all the appliances are in working order seems to 
be no-brainer, but many landlords still fail to ensure 
the case. It is also important to use attractive ‘rental 
terms’ to help sell your property, such as ‘state-of-
the-art’, and ‘granite’.

3. Seek help from professionals
 Renting out your home may seem like an easy task, 

but it is important to engage other professionals 

such as attorneys to ensure that you are abiding by 
tax laws and local property rules. Besides that, an 
attorney could help you deal with landlord-tenant 
laws and provide assistance in drafting a lease. 
Talking with an attorney can also help you determine 
suitable house rules and emergency contacts.

4. Set a competitive price
 To gauge an appropriate rental rate for your 

property, find out what are the rates for similar 
properties in your neighbourhood. Potential tenants 
will definitely be scouting around for the best deal, 
so be sure to set the rent at a competitive price and 
make sure to highlight all the most valuable aspects 
of your property.

5. Screen potential tenants 
 You need to be able to depend on your tenant to 

not only to pay the rent on time but also to keep 
your home in good condition. Most importantly, if 
you will be living in the said property, it is vital to 
learn of their habits beforehand to ensure that there 
will be no conflicts down the road.  Remember 
to gather references for potential tenants and 
credit history check. The final step will be to ask 
for a reasonable security deposit and arrange an 
appropriate payment schedule.

Whether you are looking to obtain additional income or having trouble selling off 
that piece of property, renting out is an appealing option. However, it can bring 

considerable trouble if appropriate considerations are not made. 

A RENTING GUIDE
FOR NEW LANDLORDS
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How long will your house
withstand the test of time?

HOUSE OF TIME

House of time  |  CONSUMER AWARENESS  

Roof
Life expectancy:
10 to 30 years

Light bulbs (Fluorescent)
Life expectancy:
10,000 hours

Bookshelf
Life expectancy:
7 to 10 years

Glass window
Life expectancy:
15 to 30 years

House paint
Life expectancy:
7 to 10 years

Bed mattress
Life expectancy:
7 to 10 years

Mirrors
Life expectancy:
20 years

Bathroom sink
Life expectancy:
15 to 50 years

Toilet Seat/Toilet Bowl
Life expectancy:
20 to 50 years

Bedstand
Life expectancy:
10 to 15 years

Air conditioner
Life expectancy:
5 to 30 years

Dresser
Life expectancy:
10 to 15 years

Office chair
Life expectancy:
3 to 10 years

Vacuum cleaner
Life expectancy:
5 to 7 years

Washing machine
Life expectancy:
8 to 12 years

Kitchen sink
Life expectancy:
40 years

Kitchen ventilation
Life expectancy:
20 to 30 years

Microwave oven
Life expectancy:
5 to 10 years

Refrigerator
Life expectancy:
10 to 15 years

Sofa
Life expectancy:
8 to 15 years

Automobile
Life expectancy:
250,000km

House foundations
Life expectancy:
80 to 100 years

1 7 13 19

2 8 14 20

3 9 15 21

4 10 16 22

5 11 17

6 12 18
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CONSUMER AWARENESS  |  Home security

Home security is something applicable to us all and it involves safety 
and security hardware in place on a property as well as personal security 
practices. The hardware involves locks, doors, alarm systems, lighting, 
motion detectors and camera systems installed in your property.

HOME SECURITY

However before home security can take place, one 
must practice personal security to ensure that doors 
are locked, alarms activated, windows closed and other 
routine tasks to prevent burglary. 

ALARMS
Install systems that have loud sirens that is capable of 
alerting you and your neighbours should there be an 
intrusion to your home.

SURVEILLANCE
Home closed circuit television cameras (CCTV) can 
include surveillance systems that can be hooked up to 
your television, computer or even your smartphone.
A peep hole in the door can help you control and see 
who is on your property without peering through the 
window and exposing yourself.

DOORS AND WINDOWS - TEMPERED GLASS
Use a solid door and install a durable lock. Do not 
advertise valuables.

OUTDOORS
Cut back trees and shrubbery – these could provide 
cover for thieves.

Movement sensor lights expose anyone entering your 
property at night.

FENCING OR WALLS
A fence or wall that is too low will offer no security 
advantage while one that’s too high can be 
claustrophobic. Ensure that the fence or walls are not 
easy to climb.

If the fence or wall has an entry point, install a lockable 
gate.

NEVER TOO SAFE

 Use locks on doors and windows.

 Ensure that your security systems are working.

 Be cautious to who you lend your keys to, as keys 
can be duplicated.

 Don’t leave spare keys outside your house. Instead, 
keep it with a neighbour for emergency purposes.

 Don’t publicise your absence on the social media.

 Don’t advertise valuables – destroy or tear up 
packaging for new equipment or gear before 
throwing them into the bin.

 Take a look at your house from the outside and put 
yourself in the shoes of a thief – what can you see 
that you’d like to steal?

 Don’t let your newspapers pile up in your letterbox 
or the front of the house while you’re on holiday. 
Have a neighbour or a friend to collect it for you 
while you’re away.

 Store valuables such as money and jewellery in a 
locked safe.
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Colliers International says 171 properties were put 
up for auction as mortgagee sales in the first nine 
months of 2015. This is a 52.7% increase compared to 
the same period in 2014, which saw 112 such listings. 
32 were landed properties, double the 15 listings in 
the first nine months of 2014.

For the first three quarters of 2015, sales totalled 
S$90.8 million, a hike of 54% compared to the first 
three quarters of 2014. Rising interest rates and the 
increasing supply of homes for rent were key reasons 
for the rise in mortgagee sales.

Co-Founder and Chief Technology Officer of SRX 
Property, Jeremy Lee, claims that the Additional 
Buyer’s Stamp Duty (ABSD) is no longer useful and 
should be lifted. Mr Lee argues that the ABSD does 
not add or subtract units from the market, and while 
trying to bring down prices indirectly by reducing 
demand, housing has been made costlier to genuine 
buyers.

He also claims that with increased supply and rising 
vacancy rates, the usefulness of the ABSD has long 
worn off. The Total Debt Servicing Ratio (TDSR )
helped the local market, that was over-stimulated by 
low-interest rates, ensure buyers were more prudent 
in their spending, taking those who could not afford it 
out of the market. 

Another reason to lift the ABSD is that it sends a bad 
signal to investors. With Singapore’s open economy 

Price drops rather mild

UK hotspots for Singaporean buyers

ABSD no longer useful

being fully integrated with the world and export 
driven, Singapore’s customers are the world; the ABSD 
deters genuine buyers from purchasing the property. 
Mr Lee says that the country has achieved a better 
price equilibrium thanks to an increase in supply 
leading to a more transparent and efficient market. 
Furthermore, with measures that prevent speculation 
already in place, the ABSD is no longer required.

Weak economic data and China’s growing woes 
have led to Singapore’s investment property market 
recording transactions worth only S$2.86 billion in 3Q 
2015. This is an alarming 52.9% dip compared to 2Q 
2015, which recorded $6.07 billion. Data from Savills 
show that transaction volume in 3Q 2015 is the lowest 
since 3Q 2009. According to the report, such weak 
performance is a result of weaker global economic 
conditions, as well as negative developments from 
currency adjustments in China, which has led to higher 
volatility in global financial markets.

Apart from the wider trends and influences, cooling 
measures, as well as lower supply from government land 
sales (GLS) sites could have played a part in the dip.

In Q3 2015, private sector transaction value dipped 
28.7% quarter-on-quarter, to approximately S$2.37 
billion from 36 transactions; private property deals 
amounted to 82.9% of transactions. During the same 
period, the public sector under the GLS programme 
saw just two residential sites and two industrial sites 
awarded, with total revenue of S$487.8 million, 17.1% 
of total investment value for Q3 2015.
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For the rest of 2015, most analysts expect Singapore’s 
residential property market to remain subdued, 
although sentiments and transaction volumes might 
improve in anticipation of cooling measures being 
relaxed.

Analysts from Orange Tee, BMI Research as well as 
JLL do not expect the government to tweak the 
cooling measures soon. BMI research believes that 
the government is waiting for a deeper correction of 

October saw HDB and condo resale transactions skyrocket

Analysts predict subdued property market to continue till end 2015

comparison to last year’s volumes. Volumes are still 
low compared to the peak experienced in May 2010.
HDB resale volumes failed to mirror that of resale 
prices, with HDB resale prices remaining stagnant. 
Year-on-year prices dipped 2.6% in this month, down 
by 11.7% since the peak in April 2013. 

Similarly, condo resale volumes increased from 460 
units resold in September to 505 units in October, 
representing a ten per cent increase. However, year-
to-year figures show resale volumes in October 2015 
remained constant compared to the 504 units sold 
in October 2014. According to SRX Property, condo 
resale prices have dipped 7.6% when compared to the 
recent peak in January 2014. Despite the increase in 
transactions, analysts believe Singapore’s residential 
property market will maintain its weakness in the 
next year as cooling measures are not expected to be 
relaxed soon.

HDB registered its highest monthly volume so far this 
year with 1,553 units changing hands, an increase of 
16% compared to last month. SRX property also found 
that resale transactions this month jumped 12.4% in 

the market, but foresee a property market pick-up in 
activity and price if there is indeed a larger correction. 
Orange Tee’s Celine Chan believes rents will remain 
weak due to possible interest rate hike and an influx 
of supply. Ong Teck Hui, National Director, Research 
and Consultancy at JLL likewise forecasts weak market 
activity till the end of the year. He cites the cooling 
measures, slowing economy as well as an expected 
rise in US interest rates as reasons for weaker market 
activity.

According to Augustine Tan, President of REDAS 
(Real Estate Developers’ Association of Singapore), 
increases in land, construction and operational costs, 
as well as higher regulatory fees for plan submissions, 
have resulted in financial strains for developers. These, 
together with restrictions on foreign labour and site 
operation hours, have also added to the burden.

Mr Tan stated that prices cannot drop too deeply 
without affecting the quality of products and 
operational obligations, adding that developers are 
still facing issues of increased supply. He further claims 
that the industry has raised concerns about the supply-
demand imbalance and potential interest rate hikes, 

Steep drops in home prices will affect quality
with some 3,000 units from the Government Land Sales 
programme 2012 remaining unsold to date.

A recent survey conducted by the association with its 
members has found that some have had to reduce prices 
by up to 11%, with some projects having undergone two 
price cuts since 2013 to cope with the declining market. 
Analysts have warned that prices will continue declining, 
as cooling measures are not likely to be lifted soon.

per cent and 1.1% rise in rentals. HDB rental rates 
have dipped 3.3% year-on-year, with rental volumes 
decreasing 3% to 1,602 units in October. Year-on-year, 
October 2015’s rental volume dropped 7.8% compared 
to October 2014.
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Despite the global financial uncertainty, Chinese 
buyers are continuing to invest in the US, albeit with 
lower budgets. CEO of Euro Properties, Neo Que Tau, 
believes that overseas buyers will continue to see the 
US property as a safe haven although prices for high-
end luxury apartments, priced between five to ten 
million, have slowed.

Developers in New York believe demand for lower-end 
apartments will increase as the Chinese continue to 
seek homes for their children studying abroad. They 

are also eager to invest in solid long term assets. More 
developers are now targeting less wealthy clients 
who are willing to spend less than US$3 million. Euro 
Properties have developed single-floor condos, large 
enough to cater to the preferences of international 
buyers, with prices that can target a larger audience. 
Neo said, “We have deliberately created a product that 
is sized, priced and located very well for international 
buyers”. Mr Neo believes that New York real estate 
will remain popular as it is seen a stable environment 
for investment.

Chinese real estate buyers have been looking to the 
Mediterranean nations as well.  An attractive lifestyle, 
affordable luxury housing, educational opportunities 
for their children and advantageous visa programs are 
some of the reasons that have led to a rapid increase 
in demand from the Chinese.
 
Chinse buyers often look to the ‘Golden Visa’ rule to 
allow them to not only purchase an investment in the 
country but to gain permanent residency as well. The 
visa investment scheme garnered US$768million for 
Spain in the first 15 months of its implementation.

Cambodia’s capital Phnom Penh is experiencing an 
increase in the construction of high-rise apartments, 
the result of an expat-led property boom. Frontier 
markets like Cambodia are getting more attention 
from investors, with popular property markets like 
Singapore losing appeal.

Developers that venture into the Cambodian market, 
such as Singapore’s Oxley Holdings, look to develop 
upmarket high-rise condominiums while local 
developers look to low-rise apartments. There is 
concern amongst experts that in a few years, supply 
could outstrip demand.  This is unless the Cambodian 
middle class move away from a traditional preference 
for houses with land. 

As a result of relaxed regulation on foreign home 
ownership in 2010, foreigners now account for an 
estimated 60 to 70% of Cambodia’s condominium 
sales.

CBRE estimates that by the end of 2018, Cambodia will 
see 19,745 condominium units built, a 13-fold increase 
compared to last year. Despite the increase in supply, 

Chinese buyers flock to the US and Mediterranean

Supply of homes in Cambodia on the rise

CBRE says rental yields for prime area condominiums 
currently remain at 10%. This is in comparison to yields 
of 4 to six%  in Bangkok and 2 to 3% in Singapore. 
Although property investment in Cambodia remains 
a cheaper alternative for some investors, prices still 
remain out of reach for most locals.
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Asians are biggest investors of Australian and the UK Markets

Survey respondents expect an approximate 4.5% 
annual rise in house prices over the next five years.

According to a recent Knight Frank report, over 
the last two years, Singapore, China and Malaysia 
were the top Asian investors into Australian and the 
UK’s property markets. Singapore accounted for 
USD25.10 billion worth of investment while China and 
Malaysia accounted for USD 22.09 and USD5.61 billion 
respectively. Since the second half of 2013, Asian 
property investment into the United States, UK, Europe 
and Australia has amounted to USD78.4 billion. A UK 
investment company, London Central Portfolio (LCP), 
believes that while affordability is not an issue, scarcity 
of stock and slowing global demand is expected to 
underpin price growth for the near future.

Active investment from Malaysians has slowed over 
the past two years due to the weakened Ringgit. 
Malaysians are seen to have shifted their focus to the 
Australian market as the Ringgit has weakened by 
6.6% against the Australian dollar compared to a hefty 
24% swing against the pound sterling.

Average UK house prices have hit a new high of 
£205,240, according to the latest Halifax market index. 
According to the Halifax House Price Index, house 
prices in the three months to October 2015 rose 9.7% 
year-on-year. House prices in the three months to 
October were 2.8% higher than in the previous three 
months, in part due to improving economic conditions 
and household finances, together with sustained low 
mortgage rates.

According to the Halifax Housing Market Confidence 
Tracker, over 68% of Britons expect average property 
prices to be higher in 12 months, with just 5% expecting 
it to be lower. The main factors of the market are seen 
to be the abundance of affordable mortgage products 
and a lack of housing in the Britain. Despite the benefit 
of higher property prices for homeowners, analysts 
caution that a large number of buyers wanting to 
secure mortgages, coupled with a severe shortage of 
homes, will lead to continued increases, dangerous for 
the market. 

UK home sales experienced a second successive 
increase of 1% between August and September. Sales 
in the three months to September were 4.4% higher 
than in the preceding three months.
Looking at five-year predictions from the Royal 
Institution of Chartered Surveyors’ (RICS), RICS believes 
the property in Britain will soon become unaffordable. 

Average UK property prices hit new high



INTERNATIONAL FEATURES  |  Briefs

86 |

Japan, long mired in recession since the early 1990’s, 
appears to be making a comeback. Property prices 
in the bigger cities - and a great many of the smaller 
ones - have been rising steadily since PM Shinzo Abe 
came to power in 2012, consumer confidence and 
spending is also on the rise, and for the first time in 
a long time, it seems as if the world’s third largest 
economy is on the mend.

Considering the fact that Japan is also Asia-Pacific’s 
biggest real-estate property investment market, and 
second only to the USA globally, now would seem to be 
an opportune time to plant a financial foothold in the 
land of the rising sun. What, then, are the advantages 
and disadvantages, from a foreign investor’s point of 
view, of playing in this vast real-estate arena?

JAPANESE PROPERTY INVESTMENT – 
PROS AND CONS FOR FOREIGN BUYERS

- BY ZIV NAKAJIMA-MAGEN, MANAGER, ASIA-PACIFIC, NIPPON TRADINGS INTERNATIONAL (NTI)

THE PROS
1. Affordability
While prices, as mentioned, have gained significantly 
– some of the lower end, high-yielding studio/single 
bedroom apartments in the heart of the big cities 
have more than doubled in the last four years – they 
are still ridiculously cheap when compared with other 
popular investment destinations favoured by Asian 
investors, such as Australia or the United Kingdom. 
The types of properties generating the highest yields 
would typically cost between 20,000-90,000 SGD 
per unit, depending on size and location – a fraction 
of the price of even the most modest small town 
property in any comparable first world country.

2. Yield
Monthly cash flow for any of the above-mentioned 
properties is spectacularly high – particularly if one 
steers clear of the internationally renown destinations 
in the country, such as Tokyo, Osaka and Niseko (in the 
Northern ski and winter holiday mecca of Hokkaido). Net 
pre-tax yields (including all known purchase and running 
costs, but excluding unknowns such as maintenance, 
vacancies and annual taxes) normally run between 
7-13% per annum – figures which are very difficult to 
achieve in any comparable location these days.

3. Manageability/Stability 
Anyone who has ever come in contact with the 
Japanese will most likely agree that they are among 
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2. Culture/Language
The Japanese are notoriously foreigner-shy – to the 
point where the vast majority of them will gladly bow 
out of any potential involvement with foreigners due to 
an inability to communicate, inability to understand the 
vastly different mentality (see “Manageability”, above), 
and an almost pathological fear of anything different, 
unknown or out of their comfort zone – which is a 
rather narrow and confined space. In practice, while 
foreign buyers in any other market will normally be 
met with a huge selection of property professionals 
who speak their language, and are keen and eager 
to do business with them (and would then have to 
carefully pick the reliable ones), in Japan the opposite 
holds true – the vast majority of property professionals 
may be reliable and honest to a fault – but foreign 
investors would find it near impossible to find anyone 
who would agree to work with them. What this means 
in practice is that in almost all cases, and certainly if 
one wishes to gain access to the less internationally 
familiar locations in the country, as mentioned above 
– one would require local representation (more on that 
under “Bureaucracy”, below).

3. Archaic, Low-tech Bureaucracy
As mentioned above, and perhaps in contradiction 
to their love of gadgets/electronics and automation, 
the Japanese love paper dearly – partly because they 
are sticklers for a highly regulated, fully transparent 
business environment, as mentioned – but also because 
of a deeply rooted love of tradition, and an even more 
deeply rooted fear of change or innovation. Coupled 
with the culture and language challenges discussed 
previously, this means that all documentation, barring 
some very unique cases – and there will always be 
a great deal of documentation – will always be in 
Japanese. Meetings will also be conducted only 
in Japanese. Banks will not provide any practical 
solutions for foreigners (including, but not limited to 
opening bank accounts), government agencies will 
not communicate via email, and will in most cases not 
even post any notices abroad – many of the bills will 
have to be paid in person, at a local Japanese post 
office, convenience store or bank branch – and rent 
will only be deposited into a local Japanese bank 
account (a classic case of ‘catch 22’, considering banks 
will not enable foreigners to open any manageable 
bank account). To drive this point home here’s a 
practical example - the preferred method of business 
communication in Japan, as unbelievable as this may 
sound, remains, to this very day - the fax machine. 
While all of the above may sound daunting, once 
these obstacles are surmounted, the rewards can be 
extremely lucrative, the selection immense, and most 
importantly – hassle and headache free – which is why 
a great many Asia-Pacific based investors are already 
highly active in this exciting market, with many more 
joining them on a daily basis. But more on that in our 
next instalment in this series.

the world’s most docile, compliant and trouble-free 
citizens – and the same holds true for almost all 
property transactions conducted in Japan. Everyone 
involved, from realtors and property managers, 
through building management companies, insurance 
companies, government agents and professional 
maintenance/renovation firms, are straight as an 
arrow, honest, transparent, and leave a paper trail 
several miles long. There are no “under the table” 
deals, undocumented payments, double-talk, dodgy 
sales people and/or corrupt officials to deal with. 
And, most importantly, the same applies to the vast 
majority of tenants, who always pay on time, tend to 
stay in one place of residence and employment for 
as long as they can – with 10, 15 and even 20 year 
tenancies not uncommon – and would never willfully 
damage or abuse the properties they rent. And while 
exceptions to this rule exist, of course, as they do 
anywhere in the world, they are extremely rare in 
Japan. Try comparing this business environment to 
Indonesia, Malaysia, Thailand, the USA, or a score of 
other countries where foreign investors are seen as 
wealthy cash-cows and fair game, and where tenants 
in low-end, high-yield properties can be a nightmare – 
and you’ll begin to see the attraction.

THE CONS
1. Property Prices
While the last four years have been kind to Japanese 
property values, as mentioned above, it is important 
to note that this trend follows more than two decades 
of flat or declining prices, that have seen properties 
lose approximately 60% of their bubble-peak prices 
in the interim. And while investment banks, sovereign 
funds and a great many institutional investors and 
high-net-worth families have taken this latest trend 
as an indicator for things to come, ignoring monthly 
cash-flow projections in favour of growth potential 
could be a risky, speculative move. Japan still has 
some severe issues to tackle, not the least of those 
being its ageing/declining population and high 
government debt to GDP ratio – both of which are 
currently the highest in the world. Until these issues 
are addressed, any long-term economic improvement 
should be taken with a grain of salt – property price 
hikes included.
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Adelaide’s property market is quiet, but investors 
who play it right may reap returns.

Unfortunately for South Australia, it’s economic 
standing in the country mirrors its geographical 
location – at the bottom. The region has always been 
overshadowed by New South Wales, which benefits 
from the contributions of economic powerhouse 
Sydney, and Queensland, with its booming tourism 
industry. Even Victoria, with Melbourne as its shining 
star, has seen more economic triumphs than South 
Australia. 

The region has but one saving grace: Adelaide. 
Although all factors indicate that the city should be 

GOING DOWN SOUTH
- BY HO YUN KUAN

struggling with underperformance – unemployment 
is currently nudging 8%, for example – its property 
market is actually on par with Perth’s. During 2015’s 
three winter months ending on 31 August, which is the 
traditional winter lull for Australia’s property market, 
Adelaide’s overall residential property price decreased 
by an almost unnoticeable margin of just 0.1%. Unit 
prices, in fact, saw an increase of 1.9%. Looking at the 
city’s growth over the year between 2014 and 2015, 
overall residential property price grew by 0.5%, with 
houses growing by 0.3% and units by 2%. With the 
median price for properties currently at AUD 405,000 
and the price for most properties near the CBD in the 
AUD 400,000 to 500,000 range, Adelaide is the most 
affordable capital on Australia’s mainland. 
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No doubt, the abovementioned growth is not stellar. It 
is, in fact, below the inflation rate. However, the sleepy 
nature of Adelaide’s property market is actually an 
advantage. It has the ability to remain relatively 
unaffected by the external factors, maintaining a 
moderate growth despite variations in interest rates 
and booms and busts in the economy. Unlike the 
property markets of Sydney and Melbourne, where 
the peaks are sharp (Sydney’s property price growth 
can hit 20%, compared to Adelaide’s more reasonable 
single digit growth) and the troughs deep, Adelaide’s 
market presents a much smoother curve. It is one 
that does not easily go into a bubble or an intense 
downturn. It may be a slow growing property market, 
but it is also a less volatile one. 

The main challenge in Adelaide’s economy recently 
is the death of the car manufacturing industry, which 
has cost over 10,000 job losses, leading the city 
to see higher unemployment rates than the rest of 
Australia and less demand in its property market. 
However, industry watchers believe that the outlook 
will become more positive in the coming spring with 
the government’s approval to locate the construction 
of a new fleet of submarines in the city, which has 
always been one of the country’s main military 
bases. and promised infrastructure spending. Some 
optimistic observers believe that 2016’s growth may 
actually exceed 2014’s.

The city centre has become a focal point of renewal 
and development. New bars and cafes are springing 
up, the new AUD 2.1 billion Royal Adelaide Hospital 
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is being built, and a facelift for the town centre 
has been suggested. The AUD 1.5 billion Adelaide 
Riverbank project, which is to commence this year, 
will have an expanded Festival Centre providing even 
better quality entertainment, an upgraded casino, a 
new hotel, restaurants and parking spaces. Industry 
insiders are also seeing a trend of residents, mostly 
retirees with empty nests, downsizing and moving 
back into the city centre into smaller apartments 
after selling their homes in the suburbs. Supporting 
these developments is the AUD 900 million three-
lane highway along South Road currently under 
construction and with an estimated completion date 
of late 2018.

Several suburbs of Adelaide, namely the inner westerns 
ones including Seaton, Brompton and Bowden as well 
as the ones surrounding the airport, are also seeing 
great development potential or undergoing urban 
renewal and may eventually become hotspots for 
property buyers. Bowden, in particular, has welcomed 
an AUD 1 billion dollar development that will take 

up 16.3ha when completed. In its latest phase, 200 
new units will be added on a 5000sqm parcel of 
land that was recently released. This is expected to 
create 800 jobs by mid this year and inject activity 
into the local economy for the next three to four 
years. Complementing the residential development 
are a town square and retail precinct, which will 
create the right environment to attract job creators 
and job seekers to the city. The entire development 
is predicted to house about 3500 people in 2400 
homes eventually. Moving further out from the CBD 
to the middle ring suburbs, houses from the 1950s 
to 1970s in these areas are also seeing high demand 
from developers – the current trend is to put two or 
three dwellings on these sites that were originally 
single residences. 

As in all cities, Adelaide’s coastal suburban 
neighbourhoods are popular and are performing 
relatively well, with properties commanding higher 
prices due to their prime location. These include 
Semaphore in the north and Seacliff in the South. The 
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former saw the median price for houses rise by 8% 
to AUD 534,000 in 2014 while the latter saw house 
prices increase by an impressive 30% to AUD 637,000. 

The outlook isn’t as positive to the north of the CBD, 
in suburbs like Salisbury and Elizabeth. Here, prices 
have hit rock bottom and a house can be had for less 
than AUD 200,000. Some experts, however, have 
pointed out that low prices mean these areas are 
great for investors looking for good rental yields of 
possibly 6% and great cash flow. Because Adelaide 
has a large population of students and young working 
professionals, demand for rental property in the city 
is always healthy, keeping yields up and vacancy 
rates low. Price growth can also be expected in the 
medium to long term – the recent recommendation 
that banks tighten their lending criteria means that 
more investors are expected to flock to these areas in 
search of cash flow, which will eventually push prices 
up.

In general, although Adelaide’s economy remains 
uninspiring especially when compared with Sydney’s 
and Melbourne’s, the city’s housing supply has also 
been sufficiently kept in check to keep in balance 
with the lower demand. Approximately 6000 to 
8000 new dwellings are approved each year – a 
controlled number that is healthy for the current 
market situation. Things are also likely to start looking 
up. At the start of 2015, the government approved 
funding for the AUD 1 billion dollar expansion for the 
Adelaide Airport, which will see increased terminal 
capacity, the addition of a 250-room hotel and office 
complexes. With 8500 staff, the airport is already 
the state’s largest employer but the expansion will it 
increase its headcount to 17,500 by 2020. BHP, the 
world’s largest mining company, has also been in 
talks to expand the Olympic Dam mine to create the 
world’s biggest mine. Should this happen, Adelaide 
can look forward to an injection of 10,000 more jobs. 
Only time will tell if these projects are enough to 
propel Adelaide’s market to one that can rival Sydney 
and Melbourne.
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ASIA’S NEW TIGER
- BY HO YUN KUAN

The property market in Cambodia is looking up. 
Experts are predicting that the time is ripe for 
investing in it. 

Hong Kong and Singapore are too expensive while 
the current market situations in Laos and Myanmar 
leave much to be desired; compared to its regional 
neighbours, Cambodia is the frontier market that is 
starting to look much more enticing and is enjoying 
increased visibility on the radars of many foreign 
investors. Since the Asian Development Bank (ADB) 
released figures that predict a 7.5% economic growth 
for the country this year, investors have been flocking 
to Cambodia in search of opportunities. In line with 
this increase in interest, the ADB has recommended 
that the rising Southeast Asian country focuses its 
resources on building infrastructure, developing 
its workforce and implementing incentives that will 
encourage foreign investments. 

Cambodia already has a lot going for it. As an 
immature market, it enjoys a low inflation rate, low 
debt to GDP ratio, and does not suffer from real 
estate driven bubbles. The last factor, in particular, 
makes the country a rarity in the region it is in. 
Citizens from the wealthier countries in the region, 

such as Hong Kong, China and Singapore, are always 
looking beyond their local shores for investment 
properties – and this over-enthusiasm of the property 
investors has created bubbles in several emerging 
markets. Take the Philippines, for example, where a 
mid-range condominium unit with mediocre fittings 
can easily go for about USD 200,000, a very high 
price considering the cost of living in the country. 
Cambodia’s young market has not reached a similar 
point yet, and decent 600 sq ft apartments in good 
areas in Phnom Penh can be had for as little as USD 
30,000 to 50,000. 
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in the Lion City in an attempt to woo Singaporean 
buyers. La Vie Residences in Phnom Penh’s Chroy 
Changvar area, for example, saw units snapped up 
by Singaporean investors during its first phase sale in 
March 2015. Axis Residences, another condominium 
development in the Cambodian capital, is also seeing 
good interest from Singaporean buyers. The country’s 
laws make investing in its residential properties easy 
for foreigners. 70% of any strata development may be 
allocated to non-local buyers, as long as they are not 
on the ground floor – a rule that is hardly a deterrent 
because most apartments are not built on the ground 
floor anyway. Foreigners are also allowed to own 49% 
of any private property, as long as the other 51% of 
the shares are held by Cambodian citizens. Outside 
of Singapore, Cambodian properties also appear to 
appeal to Japanese, Hong Kong and Chinese buyers. 

Indeed, Phnom Penh’s property market has grown 
by leaps and bounds in the past six years. From just 
178 condominium units in 2009, the number soared 
to 2095 in 2014 and is estimated to rise to 9000 
units spread out over the four years between 2015 
and 2018. Overall, the supply of condominium units 
in Phnom Penh is estimated to increase by 533.75% 
by the end of 2018. There is definitely room for this 

Also, a positive for Cambodia is the fact that its 
authorities are generally cooperative when granting 
developers permits and licenses, and foreigners 
are allowed full ownership of their businesses, 
contributing to a climate that is very receptive 
towards foreign investors. Indeed, the country’s 
open-door policy towards foreign direct investment 
is a big factor in growing demand for its residential 
properties. Coupled with low rental rates and labour 
costs, it’s no wonder the country is appealing to 
companies that are looking for a hinterland to set 
up shop overseas. With the movement of these 
companies into Cambodia comes the demand for 
residential properties from relocated employees. 
Further contributing to this welcoming climate is 
the stable exchange rate, because the currency is 
pegged to the US dollar. Although it had previously 
been plagued by war and civil unrest, the country 
has recently settled into peace under prime minister 
Hun Sen – a real edge today, given the political woes 
its close competitor, Thailand has been suffering 
recently. 

Singaporean investors from one of Cambodia’s 
biggest markets and it is not unusual for developers of 
condominiums in Cambodia to run property launches 
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collection on sales and prices followed by limits on 
loan-to-value ratios once there is sufficient data. 
Insiders from the National Bank of Cambodia have 
indicated that although lending to construction real 
estate is growing rapidly, it is still relatively small 
when compared with the total loan portfolio. The 
bank is only concerned with developments that have 
been financed from within Cambodia, as those are 
the ones that will affect the economy if they fail. To 
collect data on the percentage of such projects, the 
bank is currently working with the National Institute 
of Statistics to conduct a survey on FDI. 

Overall, things are definitely looking up for 
Cambodia’s real estate market. With an expanding 
middle class, rising incomes, and growing GDP, 
properties are likely to see great demand, not only 
from foreign investors but also from the domestic 
market. The recent implementation of the ASEAN 
Economic Community is also likely to drive interest 
and demand even further.

exponential growth, evident when one observes 
the trend in neighbouring countries that have gone 
through the same boom previously – within the 
same period between 2009 and 2014, mid-town and 
downtown Bangkok saw an addition of 190,000 units, 
Ho Chi Minh City recorded over 57,000 units, and 
Hanoi more than 77,000 units. Condominium units 
currently see about 5 to 7% rental returns and capital 
growth of 5 to 7.5% per annum. It is not unusual for 
investors in centrally-located developments to see 
30% capital gains from early off-plan purchases and 
this remains the main appeal for overseas property 
buyers and the driver of growth for the market. 

Cambodia’s market is not without its woes, of course. 
With the current boom, real estate has emerged to 
become one of the four main pillars supporting the 
country’s growth, accounting for more than 10% of 
the GDP. However, rules and monitoring devices have 
yet to catch up, and the country may experience 
limited dealing mechanisms in times of trouble. A 
recent IMF report has recommended better data 
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The awards programme was organised to recognise 
the top-performing listed companies on Bursa 
Malaysia, honouring several other categories including 
small-capital and mid-capital companies – essentially 
those whose market capitalisation on Bursa Malaysia 
is under RM1 billion.

Tan was chosen as the Best CEO for his display 
of dynamism, leadership, strong business and 
management expertise. He was also recognised by 
the panel of judges of how he steered Signature 
Kitchen to greater heights among the other potential 
candidates.

BEST CEO
APPELLATED

The inaugural Best Under Billion Awards 2015 held in Kuala Lumpur 
on 6th November 2015 awarded Tan Kee Choong, Group Managing 
Director of Signature International Bhd as the Best CEO in Malaysia.

“As we expand our business and grow stronger in 
the markets we operate in, maintaining high level of 
excellence in our business operations is imperative 
to ensure confidence of our stakeholders,” Tan 
commented.

“We strive to perform to the highest standards of 
the industry and to always preserve our reputation 
in providing 21 years of trusted quality as well as 
excellent customer service to our customers.”

Tan, together with Signature International’s co-
founder Dato’ Michael Chooi has been instrumental to 
the growth of the company as well as the Signature 
Kitchen brand since its inauguration in 1994. Signature 
Kitchen holds the largest kitchen retail network in 
Malaysia with substantial presence across 15 countries 
in both retail and corporate project segments.

“I take this opportunity to thank those who have 
worked with Signature International, especially my 
management team for all their dedication and support 
over the years. We are proud to receive this award 
as it reflects the faith of our stakeholders have in the 
management and the company,” Tan said.

Signature International has received several other 
high business growth achievement awards in the 
past. In 2006, the company was among the top ten 
winners of the Enterprise 50 Award which honours 
the achievements of enterprising small-medium 
enterprises (SMEs) that are well-positioned for the 
future.

The company was also featured in Malaysian 
edition of the Blue Ocean Strategy Book as one 
of the 15 Malaysian success stories of new market 
establishments.

The Best Under Billion Awards 2015 also honoured 14 
other companies in seven other categories.

Tan Kee Choong
Signature International Bhd’s Group Managing Director
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 We strive to perform to the highest standards 
of the industry and to always preserve our reputation 
in providing 21 years of trusted quality as well as 
excellent customer service to our customers.

“
” 

Signature Kitchen’s Retail Sales Director Lau Kock Sang receiving the award on behalf of Tan Kee Choong
from Guest-of-Honour, Datuk Paul Low,  Minister in the Prime Minister’s department.

On the right is HCK Media CEO Hng Hung Yong. 
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FAST AND FLEXIBLE 
HOME FINANCING

With a legacy spanning more than 80 years, United Overseas Bank (UOB) offers 
a host of commercial and personal financial services. Its home financing solution 
is one of the most competitive in the market and is an integral part of the Bank’s 
comprehensive product offering.

UOB Malaysia is a subsidiary of United Overseas Bank 
Limited, one of Asia’s leading banks headquartered 
in Singapore, with a global network of over 500 
branches and offices in 19 countries and territories in 
Asia Pacific, Western Europe and North America.   It 
has the largest branch network among foreign banks 
in Malaysia, operating 45 branches throughout the 
country.  UOB Malaysia is rated AAA by the Ratings 
Agency Malaysia.

UOB Malaysia has a wealth of regional expertise in 
wholesale banking and a strong reputation in retail 
banking. The Bank strives to build deep and lasting 
relationships through comprehensive and customised 
personal financial solutions and wealth advisory 
services.   Products and services offered by UOB 
Malaysia include commercial lending, investment 
banking, treasury services, trade services, home loans, 
credit cards, wealth management and bancassurance 
products.

ORGANISED FINANCIAL SOLUTIONS
iNTELLIGENT Home Loan
• Incorporates flexibility to accommodate all of your 

financial needs.
• Convenience - Make monthly, fortnightly, weekly or 

daily repayments.
• Allows you to skip your monthly repayment 

during emergencies, festive seasons, or any 
other occasions, however your repayment will be 
deducted from your redraw facility.

iNTELLIGENT Home
• Integrates open prepayments, where you can pay 

more than your monthly instalment to save more on 
interests. 

• Can withdraw surplus cash from your prepaid 
amount at any time you want via cheque or 
withdrawal at the ATM.
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FLEXIBLE FINANCING PLATFORM
Flexi Mortgage
• An integrated financing package combined with 

current accounts that gives you more savings. 
• Not only you can secure up to 95% financing, 

inclusive of MRTA, but also the privilege to choose 
a longer loan tenure of up to maximum 35 year or 
when you reach the age of 70 – whichever comes 
first.

• Its open repayment plans allows you to make 
additional repayments at no penalty, while saving 
more on interests and shortens your loan period 
and own your home faster.

• You can also enjoy quick access to cash via cheque 
or withdrawal at the ATM.

WORK YOUR ASSETS HARDER
Overdraft
• Revolving lines of credit and you can use up to 

any amount of the approved credit limit for any 
purposes, such as investments.

• Interests are calculated on a daily basis and 
charged only on the amount used, while you can 
also withdraw excess funds from your account up 
to the approved limit.

For more information about the products and 
packages UOB Malaysia has to offer, please visit  
www.uob.com.my .

• Select longer loan tenure of up to a maximum of 
35 years or age 70 – whichever comes first, for the 
suitability of lower repayment plans.

• Can secure up to 95% financing, inclusive of 
mortgage reducing term assurance (MRTA) to 
protect your loved one’s wellbeing in the event of 
disability or loss of life.

COMMERCIALISING COMFORT
iNTELLIGENT Retail Loan 
• True flexibility - You can purchase a commercial 

property in your own name, should you choose 
instead of purchasing under the name of the 
company.

• Has high financing margin where you can enjoy up 
to 80% financing to purchase the property of your 
choice, with attractive interest rates calculated on 
daily basis.

• Option to pay an amount over the fixed instalment 
amount, which helps you to save on interest and 
shortens your loan tenure. 

• Can withdraw the surplus amount at any time to 
spend as you wish.

• Option to stretch your loan tenure up to 30 years. 

Please note:  This package is only available for properties 
under construction or completed properties.
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Old Klang Road (OKR) or Jalan Kelang Lama is the 
one of the oldest roads in Klang Valley. It used to be 
the main access in the locality before the completion 
of Federal Highway and New Pantai Expressway. 
Starting from Mid Valley Megamall, it stretches all the 
way down to Kampung Medan connecting Seputeh, 
Taman Desa, Taman Shanghai, Taman Lian Hoe, 
Kuchai Lama, Oversea United Garden (OUG), Taman 
Nam Fong, Puchong, Taman Petaling Utama, Taman 
Sri Sentosa, Taman Sri Manja and many other schemes 
towards Petaling Jaya and Kuala Lumpur. Till today, 
the road remained as one of the major roads with 
high traffic flow, even though it has been widened, it 

OLD KLANG ROAD
struggles to accommodate the traffic demand. Along 
the OKR are mainly commercial undertakings with a 
few residential developments, ranging from shops, 
car reselling centres and petrol stations to malls, 
commercial centres, condominiums and apartments.

Connecting to OKR are two major highways within 
Klang Valley known as the Federal Highway and New 
Pantai Expressway (NPE), acting as the joint point of 
Kuala Lumpur and Petaling Jaya.  Public transport in 
terms of buses and taxis are sufficient, in fact, more 
regular than many another areas within Klang Valley. 
KTM commuter services to the Mid Valley Megamall 
are available and the KL Sentral is also only 2 stations 
away. Sources revealed that the KL Monorail line 
extension towards Taman Gembira has been proposed 
and recently resurfaced with a further link down south 
towards Bandar Sunway. Upon realization of said 
extension, travelling from Old Klang Road to Kuala 
Lumpur city centre or Bandar Sunway will be much 
easier and convenient.

TYPES STOREY SCHEMES
LAND 

AREAS
YEAR MIN (RM) MAX (RM) COUNT 

Semi 
Detached 

House

2 Taman Desa 3,150 - 
5,600sf

2010 1,300,000 2,200,000 5

2012 2,250,000 2,850,000 4

2013 2,050,000 2,875,000 4

2015 2,100,000 2,100,000 1

2.5
Taman 
Sierra 

Seputeh

3,200 - 
3,900sf

2010 2,130,000 2,650,000 3

2011 2,175,000 2,880,000 4

2012 2,500,000 2,500,000 1

2013 2,500,000 2,800,000 3

2014 3,000,000 3,030,000 4

2015 3,180,000 3,180,000 2

3 Mutiara 
Seputeh

3,200 - 
4,200sf

2010 2,260,000 3,100,000 5

2011 2,750,000 3,350,000 4

2012 2,900,000 3,458,888 6

2013 3,290,000 3,290,000 1

2014 3,600,000 3,600,000 1

2015 3,000,000 3,400,000 3

Terraced 
House

1 Continental 
Park 1,540sf

2010 355,000 355,000 2

2011 250,000 300,000 2

2012 290,000 570,000 3

2013 490,000 600,000 2

2014 265,000 500,000 3

2015 640,000 640,000 1

2

Taman Bukit 
Desa Jaya

750 - 
1,300sf

2010 200,000 380,000 8

2011 220,000 475,000 12

2012 260,000 498,000 10

2013 325,000 500,000 6

2014 400,000 510,000 7

2015 490,000 715,000 4

Taman Bukit 
Desa

1,765 - 
1,915sf

2010 610,000 815,000 8

2011 610,000 850,000 2

2012 850,000 993,000 3

2013 870,000 1,060,000 4

2014 1,540,000 1,540,000 1

2015 1,160,000 1,200,000 2

TYPES STOREY SCHEMES
LAND 

AREAS
YEAR MIN (RM) MAX (RM) COUNT 

Terraced 
House

2

Taman 
Seputeh 2,250sf

2010 660,000 1,175,000 7

2011 750,000 955,000 2

2012 880,000 1,050,000 3

2013 880,000 1,250,000 3

2014 770,000 900,000 2

2015 790,000 1,301,126 5

Tmn Desa 
(Desa Mesra 

& Desa 
Makmur)

1,760sf

2010 740,000 930,000 4

2011 850,000 1,260,000 4

2012 1,030,000 1,235,000 5

2013 1,000,000 1,350,000 3

2014 1,000,000 1,370,000 3

2015 1,350,000 1,350,000 1

Tmn Desa 
(Desa 
Utama 
& Desa 

Bahagia)

1,850 - 
1,870sf

2010 620,000 1,100,000 11

2011 645,000 905,000 5

2012 970,000 1,365,000 7

2013 900,000 1,300,000 6

2014 1,230,000 1,410,000 3

2015 1,350,000 1,500,000 2

United 
Garden 1,600sf

2010 390,000 395,000 2

2011 430,000 585,000 3

2012 480,000 583,000 4

2013 675,000 780,000 3

2014 715,000 820,000 3

2015 928,000 928,000 1

3 Bukit 
Seputeh 1,600sf

2010 710,000 1,250,000 4

2011 1,250,000 1,250,000 1

2012 1,350,000 1,510,000 2

2013 1,330,000 1,330,000 1

2014 1,390,000 1,390,000 1

Source: Oregeon Property Consultancy Research Team

STRATA

On-going projects noted along Old Klang Road are as 
follows:-
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STRATA

TYPES SCHEMES
BUILT-UP 

AREA
YEAR

AVERAGE 
(RM PSF)

COUNT 

Serviced 
Apartment

Kuchai 
Avenue 925 - 935sf

2010 286 152

2011 340 49

2012 403 31

2013 474 26

2014 554 15

2015 570 6

Saville 
Residence

1,237 - 

1,389sf

2010 399 28

2011 440 22

2012 498 9

2013 546 10

2014 577 7

2015 551 2

The Scott 
Garden 775 - 1,905sf

2012 578 10

2013 601 171

2014 605 58

2015 603 9

Condominium

1 Desa 
Residence

2,142 - 

2,200sf

2010 513 10

2011 534 8

2012 592 8

2013 640 3

2014 650 4

2015 742 1

Abadi Villa
1,195 - 

1,216sf

2010 236 19

2011 291 16

2012 349 5

2013 404 14

2014 433 10

2015 438 4

TYPES SCHEMES
BUILT-UP 

AREA
YEAR

AVERAGE 
(RM PSF)

COUNT 

Condominium

Avant Court
1,152 - 

1,216sf

2010 151 14

2011 163 13

2012 192 17

2013 238 8

2014 275 9

2015 247 1

Bukit Desa 
Condominium

1,170 - 

1,410sf

2010 309 10

2011 354 6

2012 416 8

2013 480 3

2014 500 4

2015 571 1

Casa Desa 
Condominium 916 - 1,950sf

2010 348 43

2011 426 29

2012 464 27

2013 492 10

2014 555 9

2015 572 2

Continental 
Heights 
Condo

1,345 - 

1,356sf

2010 299 10

2011 351 8

2012 395 7

2013 426 8

2014 472 5

2015 465 1

Danau Murni 
Condominium 721sf

2010 215 22

2011 245 19

2012 286 22

2013 351 16

2014 395 17

2015 426 4

Desa 
Cindaimas

1,055 - 

1,420 SF

2010 189 27

2011 229 19

2012 277 17

2013 338 13

2014 394 14

2015 406 6

Faber Heights
580 - 1,205 

SF

2010 328 35

2011 411 22

2012 476 21

2013 565 13

2014 636 12

2015 603 2

Source: Oregeon Property Consultancy Research Team

Source: Oregeon Property Consultancy Research Team

Source: Oregeon Property Consultancy Research Team
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It is noted that serviced apartments is the main 
development component in the on-going and 
coming developments along the OKR, from 192 units 
development to 1,798 units integrated development, 
priced from about RM550 psf up to RM800 psf and 
above. Most of these developments are currently 
under construction and are estimated to be completed 
within the coming 3 to 4 years, thus increasing the 
supply of higher-end residences along OKR.

Old Klang Road has always been a busy road as 
many working professionals traverse it for their daily 
commute to work.  Buses and taxis are essential, with 
the planning for development of public transportation 
system underway, it will provide more convenience to 
commuters and residents. Looking at the limited land 
available, redevelopment is the current trend along 
the road, old properties are being taken down or 
refurbished into modern and well-designed premises, 
which only goes to show that OKR is a most sought 
after locality.

From the analysis, dwellings along and around OKR is 
generally still in an increasing trend, although there is 
some inconsistency seen especially among the landed 
houses. Semi-detached houses ranged from RM2.1 
million to RM3.4 million in 2015 and terraced houses 
ranged from RM490,000 to RM1.5 million, showing a 
decreasing trend since 2012. In 2015 (as of October 
2015), a mere 22 transactions were recorded among 
the analysed schemes. The high rise dwellings face 
the same situation whereby the recorded average 
transaction prices is in an increasing trend, with an 
analysed average price psf of RM463 in 2015, showing 
a sharp rise between 2012 to 2013, followed by  a 
consistent pace towards 2015. Transaction activity in 
2013 recorded an all-time high as well, with the a total 
transaction of 671 units as compared to 2015 where 
merely 130 units were recorded.

TYPES SCHEMES
BUILT-UP 

AREA
YEAR

AVERAGE 
(RM PSF)

COUNT 

Condominium

Gemilang 
Indah 730 - 925sf

2010 171 11

2011 188 7

2012 225 11

2013 308 4

2014 401 4

2015 384 3

Kondo Park 
Avenue Pjs 1

870 - 

1,190sf

2012 367 5

2013 419 204

2014 479 39

2015 514 27

Meadow Park 915 - 1,130sf

2010 151 28

2011 198 37

2012 239 30

2013 326 23

2014 393 19

2015 403 11

Menara 
Seputih

400 - 

1,150sf

2010 209 17

2011 231 17

2012 321 20

2013 351 11

2014 445 4

2015 458 5

Pearl Point
764 - 

1,250sf

2010 181 42

2011 230 28

2012 269 27

2013 324 23

2014 388 15

2015 380 5

Residence 8
1,227 - 

1,486sf

2013 400 1

2014 490 36

2015 482 12

Union
Heights
(Strata)

967 - 

2,000 sf

2010 189 14

2011 225 28

2012 277 14

2013 336 12

2014 366 4

2015 387 2

TYPES SCHEMES
BUILT-UP 

AREA
YEAR

AVERAGE 
(RM PSF)

COUNT 

Apartment

Abadi Indah 
Apartment

590 - 950 

Sf

2010 176 55

2011 202 68

2012 244 73

2013 317 42

2014 371 38

2015 413 14

AC4 624 SF

2010 99 15

2011 97 8

2012 111 3

2013 120 2

2014 194 13

2015 197 3

Faber Ria 550 - 1,668 SF

2010 240 29

2011 315 26

2012 390 18

2013 456 13

2014 577 13

2015 543 3

Iris Apartment
600 - 650 

SF

2013 258 10

2014 331 11

2015 372 1

Taman Pasir 
Permata

635 - 1,150 

SF

2010 174 17

2011 184 25

2012 205 24

2013 228 31

2014 264 23

2015 279 5

Source: Oregeon Property Consultancy Research Team
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B. Bus (Prop). MRICS, MISM, MPEPS, MMIPPM

Sr Wong Wen Chet is the Managing Director of Oregeon Property Consultancy Sdn Bhd. He is a 

Registered Valuer & Registered Estate Agent recognized by Board of Valuers, Appraisers and Estate 

Agents and has been in real estate industry for more than 10 years. He is also Committee Member of 

REHDA Youth under Real Estate and Housing Developers’ Association Malaysia (REHDA).

SR KOK CHIN YEE 
B. (Hons). Estate Management. MISM, MPEPS, MMIPPM

Sr Kok Chin Yee is the Director of Oregeon Property Consultancy Sdn Bhd. He is a Registered Valuer & 

Registered Estate Agent recognized by Board of Valuers, Appraisers and Estate Agents. He has more than 

8 years of professional real estate experience mainly in valuation of residential and commercial properties 

for retail and corporate clients. He is the award winner of the ‘out-standing writer on property and 

construction 2014’ by Royal Institute of Surveyors Malaysia.

Oregeon Property Consultancy Sdn Bhd

DISCLAIMER: Since the asking prices and project status various from time to time, we do not guarantee the validity of the information 
found here. The analysis and the article written was based on information available and was then further modified and analysed by Oregeon 
Property Consultancy Research Team. We bear no losses or legal liability caused by the information given.

On-going projects noted along Old Klang Road are as follows:-

NO PROJECT DEVELOPER TYPE

1 Avantas Residence CPI Development 28-storey serviced suites (198 units)

2 D’Sands Residence
Majusama Megah Sdn Bhd
(Orionluck Group) 2 blocks of 27 to 30-storey serviced apartment (365 units)

3
Skyville 8
(formerly known as 
Benteng 8)

Premium Development (PDSB) 33-storey serviced apartment (220 units)

4 Citizen
Country Grove Development 
(a member of Binastra Land)

3 blocks of serviced apartment (711 units)

5 9 Seputeh
Gapurma Land Sdn Bhd
(sole subsidiary of MRCB Group)

Mixed development on 4 parcels of land
Parcel A - 1 block of 41-storey serviced apartment (240 units)
Parcel B - 3 blocks of 33 to 38-storey serviced apartment 
(734 units)
Parcel C - 4 blocks of serviced apartment (824 units) with 12 
levels of SoHo units
Parcel D - 36-storey retail space/college

6 Riverville Residences Alzac Viva Sdn Bhd 2 blocks of 21 to 22-storey apartment (473 units)

7 Pearl Suria Aikbee Timbers Sdn Bhd
25-storey mixed development consist of serviced apartment 
(403 units) and retail space

8 Southbank Residence UOA Group

Phase 1: 1 block of 9-storey office building with retail space 
and 2 blocks of 39-storey serviced apartment (674 units)
Phase 2: 1 block of 35-storey serviced apartment (175 units)

9 The Petalz Exsim Development 2 blocks of 36-storey serviced apartment (565 units)

10
VERVE Suites KL 
South

Bukit Kiara Properties 2 blocks of serviced apartment (321 units)

11 Residence One
Guocoland Malaysia (a member of 
Hong Leong Group)

1 block of serviced apartment (192 units)

12 The Nest Residences Nagano Group 2 blocks of condominium (618 units)

Source: Oregeon Property Consultancy Research Team
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‘Paper Gains’ as the gains have yet to be realized and 
only exist on paper.

However, at HBA, we are of the opinion that steep 
price escalations especially within a relative short 
span of time are not necessarily a good thing.  For the 
purpose of today’s article, we have used the real life 
stories of some of our volunteers who were willing to 
share some data of their property purchase.  

An overview of the type of properties bought by 
our volunteers together with their income levels and 
current property values are outlined in Table 2 below.

In the November issue of iProperty.com titled: “Let’s 
admit it – House Prices in Malaysia are unaffordable”, 
we highlighted the report by Khazanah Research 
Institute on ‘Making Housing Affordable’ which 
showed that the Malaysian all-house price index (in 
Table 1 below) grew steadily at a compounded annual 
growth rate (CAGR) of 3.1% from 2000 to 2009 and 
suddenly accelerated at a CAGR of 10.1% between 
2009 and 2014. 

Many existing property owners are overjoyed to see 
steep price increase in their properties compared to 
the cost of acquisition.  These gains are referred to as 

WITH RISING PROPERTY PRICES – 
PAPER GAINS MEANS NOTHING
This article discusses on whether the compounded annual growth rate 

increase in house prices is beneficial to existing property owners.
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Deepak Ismail Rachel

Year Acquired 2004 2004 2004

Type
Intermediate Double Storey 
Link House with built-up of 

apprx 1,600 sq ft

Intermediate Double Storey 
Link House with built-up of 

apprx 1,800 sq ft

Apartment with built-up of 
apprx 1,000 sq ft

Location Kajang Kota Damansara Old Klang Road

Price Bought RM250,000 RM280,000 RM140,000

Annual Salary in 2004 RM84,000 RM96,000 RM48,000 

Position in 2004 Middle Management Middle Management Executive

Multiple of Property Price 
over Annual Income in 2004

2.97 times 2.91 times 2.92 times

Affordability Rating for 
20041 Affordable Affordable Affordable

Indicative current market 
price (2015)

RM550,000 RM800,000 RM500,000

Paper Gain RM300,000 RM520,000 RM360,000

Current Annual Salary in 
2015

RM126,000 RM144,000 RM72,000

Current Position Senior Management Senior Management Middle Management

Multiple of Property Price 
over Annual Income in 2015

4.36 times 5.55 times 6.94 times

Affordability Rating for 
20151

Seriously 
Unaffordable

Severely Unaffordable Severely Unaffordable

Annual Household Income 
required for property to be 

deemed affordable 
(multiple of 3.0x)

RM183,333 RM266,666 RM166,667

Table 2 – Profile of Properties bought by Deepak, Ismail and Rachel

Based on Table-2 above, it would be reasonable to 
assume that Deepak, Ismail and Rachel should be 
happy with their ‘Paper Gains’ but looking deeper will 
reveal a very different situation.

SHRINKING TARGET MARKET
In 2004, Deepak, Ismail and Rachel managed to buy 
their first home based on their sole salary and the 
price was within 3-times their annual income and 
was considered as ‘affordable’. The properties are 
considered to be bread-and-butter properties for 
the executive to the middle income segment as they 
are just standard intermediate link homes (not larger 
corner units or semi-detached / detached homes) 
and standard apartment units (not penthouse units). 

However, after just a span of 10-years and despite 
climbing up the corporate ladder, all three of them 
would find it ‘seriously unaffordable’ to ‘severely 
unaffordable’ to buy the same property based on 
their current salaries. This would also mean than other 
executive level wage earners to the senior management 
wage earners will also find it ‘unaffordable’ to buy the 
same property.

This will effectively mean that the target market for 
Deepak, Ismail and Rachel should they want to sell 
their current house has shrunk significantly. With a 
median annual household income of RM91,4402 in 
Kuala Lumpur for 2014, Rachel will discover than half 
of the population in Kuala Lumpur cannot afford to 
buy her modest 1,000 sq ft apartment. 

Rachel can only hope to find joint-buyers in the middle 
management position with annual household income 
of at least RM166,667 to buy her modest apartment to 
be deemed as ‘affordable’.

The situation is equally bleak for Deepak and Ismail 
who could afford to buy their landed property just 
10-years ago whilst only in middle management 
position.  Despite having risen to senior management 
level and earning in excess of RM100K++ 
individually, the same property would be deemed as 
‘unaffordable’. Deepak and Ismail must also hope to 
find joint-buyers in senior management position with 
combined household income of at least RM183,333 
and RM266,666, respectively to buy their modest 
intermediate link house.
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NEXT / ADDITIONAL PROPERTY 
IS ALSO OUT OF REACH
We have ascertained that based on their current 
salaries, Deepak, Ismail and Rachel will find it 
‘unaffordable’ to buy their current properties. This 
would mean if they want to acquire another property, 
they would have to dispose off their current property 
and hopefully, with the gain from selling their current 
house, be able to afford something bigger and better.
Based on their survey, the average selling price of a 
semi-detached house (an upgrade from a intermediate 

Deepak Ismail Rachel

Property Price in 2004 RM250,000 RM280,000 RM140,000

Loan amount taken @ 90% 
financing for 30-years in 

2004
RM225,000 RM252,000 RM126,000

Annual loan installment RM13,522 RM15,144 RM8,113 

Annual Salary in 2004 RM84,000 RM96,000 48,000 

Annual Salary in 2004 RM84,000 RM96,000 RM48,000 

Loan installment as 
percentage of salary in 

2004
16.1% 15.8% 16.9%

Multiple of Property Price 
over Annual Income in 2004

2.97 times 2.91 times 2.92 times

Affordability Rating for 
20041 Affordable Affordable Affordable

Current Loan Outstanding in 
end of 2014

RM179,623 RM201,178 RM107,774

Indicative current market 
price (2015) 

RM550,000 RM800,000 RM500,000

Gain on disposal before 
ancillary expenses

RM370,377 RM598,822 RM392,226

Price of upgrade property RM1,200,000 RM1,800,000 RM900,000

Loan required to purchase 
upgrade property

RM829,623 RM1,201,178 RM507,774

New annual Loan Installment 
based on 4.40% for 25-years

RM54,773 RM79,303 RM33,524

Current Annual Salary in 
2015

RM126,000 RM144,000 RM72,000

Loan Installment As 
Percentage Of Current 

Salary
43.47% 55.07% 46.56%

link-house) is about RM1.2 million in Kajang and RM1.8 
million in Kota Damansara and the price of a new 1,200 
sq feet condominium (an upgrade from the 1,000 sq 
feet apartment) in Old Klang Road that Rachel has 
been eyeing for is about RM900,000.   

However, based on our calculations in Table-3 below, 
even after disposing off their current properties, 
Deepak, Ismail and Rachel still cannot afford the 
‘upgrade property’ that they desire.

Table 3 – Current Salaries vs Price of Upgrade Properties 

From Table-3 above, we can see that back in 2004, 
the loan installment was about 16% of their respective 
salaries. This is well within the range that Bank 
Negara Malaysia (BNM) previous ‘rule of thumb’ that 
the maximum single loan installment is 1/3 of the 
borrowers’ income and maximum combined loan 
installments is 1/2 of the borrowers’ income. 

For the record, BNM introduced Responsible 
Financing Guidelines in 2012 which had removed the 
1/3 and 1/2 ‘rule of thumb’ as described above and 
allowed the banks to make its own lending decision. 
HBA had and will still urge BNM to impose some 
lending restrictions to avoid banks from over lending 
to borrowers. 
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be a “RM140,000 property”.  Just because the market 
price has increased to RM500,000, it does not mean 
that the quality has suddenly improved giving the 
new buyer a RM500,000 ‘built quality property’.  This 
is the situation faced by many prospective house 
buyers; that the prevailing prices of properties; both 
existing and new properties offered by developers do 
not reflect their built quality and living environment.  
Basic ‘bread and butter properties that was affordable 
for the lower and medium income earners just 10-years 
ago are now even unaffordable for the high-income 
earners.

As a result, many younger house buyers are willing 
to settle for smaller but cheaper units. Capitalizing 
on this new trend, developers are building more 
smaller units- studio styled shoe-boxes, selling 1 or 

From the above table, we find that despite disposing 
off their current property which has enjoyed steep 
gains, the new loan installment as a percentage of 
their respective income is much higher than before, 
ranging from 43.47% to 55.07%. 

This would imply that to buy their upgrade property, 
buyers like Deepak, Ismail and Rachel will have to 
spend a larger chunk of their income and reduce 
on other aspects of their lifestyle and possibly have 
no spare cash / savings to weather any sudden 
emergencies. 

INCREASE IN MARKET VALUE DOES NOT EQUATE 
TO INCREASE IN BUILT QUALITY / LIVING QUALITY
Without insulting any house buyer, a property that 
cost RM140,000 to buy from a developer will always 



REGULARS  |  HBA

108 |
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Notes:
1. The “Affordability Rating” used by various reputable bodies such as 
World Bank, United Nations and even Khazanah Research are as follows:

Affordability Rating   Multiple of Property Price over   
   Annual Household Income (times)

Severely Unaffordable 5.1 & Over
Seriously Unaffordable 4.1 to 5.0
Moderately Unaffordable 3.1 to 4.0
Affordable  3.0 & Under

2. The Household Income and Basic Amenities Survey 2014 by the 
Department of Statistics revealed that the Median Monthly Household 
Income for 2014 in Kuala Lumpur was RM7,620 or RM91,440 per 
annum.

2-bedrooms in a unit no bigger than 650 sq feet and 
pricing it around RM500,000 so that joint middle 
income earners can afford it.  But is it really worth it 
to pay so much for something so small? In the long 
run are such small units conducive for family living?

IS THERE A MAGIC NUMBER?
Conventional wisdom has taught us that investing in 
properties is the best hedge against inflation in the 
long run.  Many prospective house buyers want to 
invest in properties as a retirement fund or to fund 
their children’s education and hope that the returns 
from investing in properties are higher than merely 
keeping such monies in the bank. Hence, every house 
buyer wants to see healthy appreciation in value of 
their properties.

However, when property prices escalate too fast and 
to within a too short span of time, it can be harmful 
even to current owners as shown above.  Paper gains 
are only paper gains until it is sold and realized but 
when your ‘bread and butter property’ is no longer 
affordable to half of the population, something has 
gone wrong somewhere. Also, as shown above due to 
such steep price escalations’, existing property owners 
cannot afford to upgrade their current properties and 

buy something ‘bigger and better’ and are stuck with 
their current homes.  Clearly such situation does not 
benefit even existing property owners. 

There is no real magic number per se on what is the 
acceptable or maximum annual increase in property 
prices. So long as the annual property increase is 
higher than the inflation rate and the rate of fixed 
deposits offered by banks and still be affordable to 
its intended target market, house buyers who buy 
for own stay and for long term investment should be 
contented. 
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THE 12 ANIMAL SIGNS FOR 2016
Dato’ Joey Yap provides an insight into every animal sign and 
what the next 12 months have in store for each of those signs, 

as well as assist you in making the right decisions.

The Year of the Fire Monkey is likely to present its fair share 
of challenges and advantages for individuals who wish to 

discover more about what the year holds for them. 

MONKEY

ROOSTER

2016 will be a testing period for you as challenges may 
interfere your plans for triumphs. Yet, opportunities 
are in your books even in the worst of situations, thus 
helping you to grow towards your successes. As there 
may be hurdles and politics both at work and at home, 
you are likely to feel dispirited and be trapped in your 
emotional turbulences. In such distress, you may also 
contract some health complications, thus requiring 
you to take breaks in between to relax your mind. 
The delays that you may face in your projects can be 
easily settled with proper planning and your flexibility 
to circumvent the issues at hand. In addition, you will 
also want to pay attention to the health of your family 
members, especially the elders, and attend to medical 
check-ups whenever necessary.

It seems like a smooth year ahead, whereby you will be presented with 
various prospects in enhancing your career and wealth. Yet, pay attention 
to your health while you manifest such opportunities. Business ventures 
are possible this year to bring about positive outcomes as you will be able 
to gain great help from helpful people. Nevertheless, be watchful when it 
comes to your emotions as you are likely to feel lonely and isolated in your 
social sphere due to communication breakdowns. While you maintain the 
spark in your intimate relationship, watch out for the likelihood of accidents, 

break-ins and financial losses as well.
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PIG

RAT

DOG

OX

Always be mindful of your health and emotions this year as your successes 
are dependent on these factors. By possessing a healthy mind, you will find 
yourself to be more productive in solving all your personal and professional 
issues, thus manifesting positive outcomes. Additionally, you may also find 
that you are able to garner much help from people around you to execute 
your endeavours smoothly. Be sure to control your words and actions in your 
interactions so as avoid any arguments in view of the potential emotional 
turbulences that are in your books this year. Nevertheless, be careful with 
potential problems such as legal lawsuits and road accidents.

The Fire Monkey year may play out favourably for you with a lot of great 
opportunities. Nevertheless, you will still need to watch out for the possible 
potholes, which may lead to legal implications and emotional problems. 
You will be bestowed with good help from others this year, in addition to 
the fortunes that are coming your way to bring about good prospects for 
your career, wealth and network. Nevertheless, do watch out for potential 
emotional breakdowns and the possibility of serious legal complications. As 
long as you are careful with your actions and words, chaos and damage will 

not be able to affect you.

Be ready to ride the waves in 2016, as it will be a rollercoaster ride for you, 
posed with various issues that may affect you emotionally – provoking the 
feelings of unease and anxiety. Additionally, it is also equally important to 
take note of your family members’ health and safety as there are potential 
injuries and illnesses. When you enter into any agreement, ensure that you 
keep your wits about you for all the relevant aspects so as to avoid the risk 
of financial losses. As this year may not be very favourable to your money 
senses, it is also wise for you to be careful when it comes to lending and 
borrowing money.

Overall, your forecasts seem favourable this year with the presence of 
positive stars to bring you an abundance of assistance and achievements. 
Good prospects will prevail to favour your relationships as well as to support 
your endeavours to bear fruitful outcomes. As such, do expect happy events 
to take place this year, such as marriage, graduation and others. On the 
flip side, there may be changes in your job, where you may need to make 
certain decisions. Fortunately, you will have the help of your friends and 
mentors to facilitate this process. In terms of your family members, keep 
an eye on the health of the elderly people in your house as serious illnesses 
are likely. Other inauspicious stars are also in your books this year to bring 
about threats of petty people and potential financial losses due to the lack 

of control over your money matters.
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TIGER

RABBIT

DRAGON

2016 will manifest plenty of assistance from noble people to help you in your 
hurdles and problems. There are possible injuries and conflicts this year, 
which would require your due care in all your activities and endeavours. In 
your pursuit of success, it is important for you to always set realistic goals 
and plan ahead of time so as to avoid the risk of failure and danger. Never 
neglect your family in your quest for success and spend sufficient time with 
them to maintain the priceless bonds. In addition, you may also find yourself 
to be out of your comfort zone with various obstacles in your undertakings, 
thus making you feel that things are going against your will. Nevertheless, 
make sure that you practise sound consideration in your finances as losses 
and depletion are likely.

A great year awaits as you will meet many noble people in 2016 to enrich 
your life perspective and experience. In the presence of lucky stars, you can 
expect your endeavours to bear you positive outcomes. Yet, do not assume 
that all is well as there are still possible delays and unforeseeable issues to 
affect your plans. Amongst others, you may face problems in your finances 
and physical well-being. As such, it is best that you refrain from impulsive 
buying and the lure of luxurious items, which are beyond your budget. On 
the other hand, make sure that your vehicles are in their tip-top conditions 
before you travel, especially if it’s a long-distance trip.

Your outlook for the year seems promising with your 
intellectual capabilities to bring about advancement in 
your career and other professional pursuits. Yet, you will 
still need to guard against the risk of financial losses and 
personal safety in your endeavours for the year. With your 
wits and experience, you will be able to make the right 
call in whatever forthcoming issues. On a more important 
note, you will be able to discover your self-confidence 
on a more profound level this year, thus propelling you 
further to achieve your goals. Nevertheless, be careful 
as you venture your way towards success as injuries and 
accidents are likely to threaten your overall well-being. 
Other things to watch out for throughout the year are 

potential miscommunication and financial losses.
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You will realise that help will knock on your door when you need it the most 
in 2016 with the presence of helpful and sincere people. Although you may 
face complications along the way, be rest assured that things will straighten 
out in the end, thus bringing about positive outcomes. Such positivity 
extends to your career, aspirations and other aspects of life. On a more 
important note, you will need to know when to strike the balance between 
work and personal life, as you are prone to feeling stressful in view of your 
wide-scope pursuits. There may be potential gossips and rumours about 
you, thus affecting your reputation and image ultimately. As such, it is not 
surprising to find you being bothered by emotional issues in 2016.

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

SNAKE

HORSE

GOAT

2016 will be a fruitful year for you, especially in your academic pursuits and 
the attainment of help from noble people. You will find that helpful people 
will emerge to bring about fresh insights to your endeavours. Yet, you 
need to be alert with the opportunities that surround you and take timely 
actions to seize your chances. Nevertheless, you will need to pay attention 
to your physical wellbeing as you are prone to injuries and accidents this 
year, especially if you are a regular to travelling long distance. Overall, this 
year seems promising for you should you know how to capitalise on your 
opportunities.

Applaud to a great new year, which brings good relationship prospects that 
could expand your social network. This is especially true for your romantic 
pursuits, whereby single individuals will be able to find their significant 
others, while those who are attached may want to consider about tying 
the knot with their loved ones. Although there may be worries and troubles 
ahead, do note that there will be people who are willing to share the load 
with you, thus helping you to overcome the problems. You may feel agitated 
and emotionally anguished as things get obstructed, thus requiring you to 
occupy yourself with positive thoughts and work to regain the control that 
you desire. Take care of your health and you will be able to rejuvenate your 
mind to become productive again. Focus your mind on your goals and never 
be affected by any emotional burden.



AGENT’S VIEWS  |  Sharing strengths

114 |

SHARING 
STRENGTHS
Touting itself as more than 
just a ‘real estate agency’, 
PEHAM places the welfare 
and interests of its members 
above everything else.

advertising their listings on iProperty.com’s website. 
We are confident that PEHAM’s members would 
mirror the same success in reaching out to more 
potential clients.

        One of PEHAM’s objectives 
is to train all of its members to 
be a successful real estate 
negotiator that is able to uphold 
the highest degree of integrity and 
professionalism in his/her career.

“
” 

Established in May 2014, the Malaysian Association of 
Muslim Real Estate Negotiators [Persatuan Perunding 
Hartanah Muslim Malaysia (PEHAM)] is exactly what 
its name suggests; an association representing Muslim 
real estate negotiators in the country.
iProperty.com sat down with Sr Tuan Haji Ishak 
Ismail, PEHAM’s president, to learn more about the 
associations’ purpose, growth and direction.  

WHAT IS THE COLLABORATION BETWEEN 
IPROPERTY.COM MALAYSIA AND PEHAM ALL 
ABOUT? PLEASE EXPLAIN.
Our collaboration with iProperty.com enables PEHAM’s 
agents to advertise their listings on iProperty.com 
website as it is one of the most prominent real estate 
portals in this country. Its clear upper-hand in terms 
of outreach and listings has convinced us that it is the 
best route to take in helping PEHAM’s members to 
promote their assigned properties effectively.  We are 
hoping to attract more Bumiputera house buyers who 
are looking to deal with a Muslim counterpart for their 
real estate negotiations. 

HOW DOES PEHAM BENEFIT FROM WORKING 
TOGETHER WITH IPROPERTY.COM? WHAT 
DO ITS AGENTS STAND TO GAIN FROM THE 
PARTNERSHIP?
PEHAM is hoping to achieve a membership of 2,000 
in the near future and this collaboration will definitely 
help to expedite the process. The package signed 
on with iProperty.com will enable PEHAM members 
to apply for an iProperty.com account at only RM100 
instead of paying the normal price of RM1,790. Thus, 
I believe this partnership will be a strong selling point 
in attracting new members. Many real estate agents 
in the country have gain traction in the field by 

Sr Tuan Haji Ishak Ismail, President of PEHAM

1
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Our recent seminar held in October 2015 covered 
some exciting and relevant topics including ‘9 Steps 
to an Exclusive Listing’ and ‘Close Deals Like a Pro’. 

ARE THERE ANY EXCITING NEW PLANS IN 
THE PIPELINE FOR PEHAM THIS YEAR?
PEHAM will be organizing the National Property 
Convention in mid-2016 which agenda will see numerous 
talks and a property round table discussing on various 
topics including Islamic Finance and Islamic REITs. Also, 
we are committed in bringing all Muslim negotiators 
together under one umbrella and in turn leverage on 
the networking opportunities it provides. Bumiputera 
participation in the real estate consultancy industry in 
Malaysia have risen significantly over the past few years. 
Currently they make up almost half of the real estate 
agents in the country. Hence, PEHAM will continue to 
plan and carry out extensive measures in attracting 
talent and grooming them to be the best in the industry. 

1 The brains behind the operation - PEHAM’s committee 
team in action

2 The backbone of the association, members of PEHAM 
posing with the president, Sr Tuan Haji Ishak Ismail

3 The PEHAM team pictured here with iProperty.com’s staff 
during the finalising of the collaboration

        We are committed 
in bringing all Muslim 
negotiators together under 
one umbrella and in turn 
leverage on the networking 
opportunities it provides.

“
” 

HOW DOES PEHAM STRIVE TOWARDS ASSISTING 
ITS MEMBERS IN CARVING OUT A SUCCESSFUL 
CAREER IN THE REAL ESTATE INDUSTRY?
Industry knowledge as well as strong negotiation and 
networking skills are the main pillars in the real estate 
negotiation industry. That is why PEHAM places an 
emphasis on continuous training to its members. One 
of PEHAM’s objectives is to train all of its members 
to be a successful real estate negotiator that is 
able to uphold the highest degree of integrity and 
professionalism in his/her career.

WHAT HAS BEEN DONE IN TERMS OF TRAINING 
AND WORKSHOPS SO FAR?
We have developed structured training programmes 
for both junior and senior negotiators. For example, 
our training programmes for junior members cover 
the A-Z of what the job might entail from providing 
an insight into the practise areas of a successful 
negotiator and perfecting their relationship-building 
and business-development skills to mentorship 
programmes which help to guide the new members 
in the right direction. Besides that, we also carry out a 
host of Continuous Professional Development (CPD) 
training courses and seminars, all aimed at enhancing 
the growth and development of PEHAM’s members. 

3

2



FEATURED AGENCIES DIRECTORY

Full Homes Realty has been in this property industry for 10 years 
since 2005 and currently has 9 branches in major areas throughout 

Peninsular Malaysia. We always believe that good leadership and good 
company culture are the key factors to succeed. On top of that, we 
recently won 2 awards, “Most Dynamic Real Estate Agency” & “Star 

Real Estate Agency – Kota Kemuning” during iProperty.com Malaysia 
Agents Advertising Awards 2015. 

We are constantly expanding and always looking for the right person 
with strong passion & highly ambitious to join us. Not only do we train 

and share with you what real estate is all about and how to be an 
effective Negotiator, we also lead and build your career path too. 

If you are ready and dare to take up the challenge together with us in 
this property industry, do not hesitate to contact us: 

Kepong – (603) 6277 3344 Hannah   |  Sri Hartamas - (603) 2382 
9688 Wendy   |  Puchong – (603) 8071 5314 Meena 

Kota Damansara – (6012) 232 5335 Ivy/Molly   |  Kota Kemuning 
– (6016) 222 2552 Harry Low   |  Johor Bahru – (6012) 616 9225 

Danny 

Bukit Jalil – (603) 899 49277 Kavita, 010 784 7997 William   |  
Project Launch (1) – (6012) 606 0993 Andrew   

Project Launch (2) – (6017) 224 4106 Ms Tan 

Full Homes Realty Sdn Bhd 
(E)1501

Dare to dream big, and pursue greatness with IQI Realty, an international property and investment company. We pride 
ourselves in working in diverse sectors including property sales, portfolio reviews, project evaluation, and international sales. 

Integrity and trust forms the core values of our company, and in everything we do, we do it flawlessly, dynamically and 
passionately. Be part of this winning team, build a rewarding future and pushing the limits to achieve your dreams. 

Join us, travel the world of endless possibilities with IQI Realty, your global real estate partner. Dream big, we dare you! 

COME ONBOARD. JOIN OUR FAMILY TOWARDS A BETTER CAREER!

Tel: +603 9076 7177
Fax: +603 9076 9177

Mobile: +6012 686 6749
Email: hello@iqirealty.com

Website: www.iqirealty.com

IQI Realty Sdn Bhd
E(1)1584 (1113417-U)

TopHills Realty strives to be Malaysia’s top real estate agency carrying 
the best practices by benchmarking ourselves against the best players 
in the property market. We have extended our Excellent Services from 

Southern Region to Greater KL!

Our Strength:
• Development Planning & Consultation

• Project Marketing
• Residential Sales & Leasing
• Commercial Sales & Leasing

• Industrial Sales & Leasing
• Auction Property (Bank’s Panel)

We provide Excellent Rewards, Trainings and Supports to our Real 
Estate Negotiators and Agents. Join our team to establish successful 

career in real estate industry in terms of Career Growth & Wealth.

Find out why we are DIFFERENT!

Main Office
Bandar Nusajaya, Johor. 

Tel: (607) 236 3232 / (6012) 710 1232

KL Office
Sunway Giza, Kota Damansara, PJ.

Tel: (603) 6144 0110 / (6012) 555 9128

www.tophills.com.my

TopHills Realty
E(1)1465
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PROPERTY
BELOW RM500K

Cheras, Sky Vista Residency, Condominium, RENT, RM 
2,000, 3+1r3b, BU1700sqf, Alex Lim, 6010-226 3712, E(1)1307, 

UP4220325

Cyberjaya, Mutiara Ville, Condominium, SALE, RM 315,000, 
1r1b, BU560sqf, Liew Kee Mun, 019-351 7577 / 012-207 8293, 

E(1)0452/8, UP4263407

Damansara Heights, Persiaran Batai Barat, Bungalow House, 
RENT, RM 16,000, 5+1r7b, BU7000sqf, LA6000sqf, Prince Raj, 

6012-639 7177, E(3)1379, UP2050566

Jalan Klang Lama, Abadi Indah, Apartment, SALE, RM 379,000, 
3r2b, BU920sqf, Lee Thai Chung, 012-386 5181, E(1)1307, 

UP4042520

Kepong, taman ehsan, Semi- D factory, RENT, RM 13,000, 
BU6900sqf, LA17000sfsqf, Annie Yee, 6012-699 3424, 

E(1)0990/1. UP3691245

Damansara Perdana, Empire Damansara, Condominium, SALE, 
RM 280,000, Studior1b, BU363sqf, Victor Huang, 017-200 5318, 

REA:2145, VE(1)0121/2, UP4183707

City Centre, Setia SKY Residences, Kuala Lumpur, 
Condominium, RENT, RM 5,500, 2+2r3b, BU1313sqf, LA1313sqf, 

Randy Chua, 6012-210 7688 / 6012-212 8699, E(3)0812, 
UP2513681

Bukit Jalil, Anjung 
Hijau, Apartment, 

SALE, RM 478,000, 
2r2b, BU996sqf, C C 

Chong, 012-205 2673, 
E(1)1501, UP4333580

Kajang, Sentral 
Residences Kajang, 

Taman Kajang 
Sentral, Apartment, 

RENT, RM 1,100, 
Studior1b, BU466sqf, 
Allison Fong, 012-381 

1611 / 012-802 1611, 
E(3)1204, UP4115449

Kota Damansara, 
Sunway Nexis, 

Office, RENT, RM 
3,498, BU1249sqf, 

Cat Chong, 012-937 
7881, REN:15485, 

E(3)1353/3, 
UP3619182 

Ampang Hilir, Desa Palma, 
Ampang, Condominium, RENT, 
RM 4,300, 3+1r3b, BU2200sqf, 

LA2200sqf, Amanda Choy, 
6012-690 7983, E(1)0968, 

UP2276589

Bandar Sunway, Ridzuan 
Condominium, Condominium, 

SALE, RM 380,000, 3r2b, 
BU1100sqf, Eva Wong, 012-259 

7218, E(3)1521 ,UP4326936

Bukit Bintang, Swiss Garden 
Residences, KL City, Serviced 
Residence, RENT, RM 4,000, 
2r2b, BU750sqf, LA750sqf, 

Terrance Ong, 6012-560 1666, 
E(3)1451, UP1933553

Bukit Jalil, Kiara Residence 2, 
Condominium, RENT, RM 1,700, 

3r2b, BU1268sqf, Helen Goh, 
016-280 3398, EPM(3)0003, 

UP4339668

Damansara Heights, Bungalow 
House, RENT, RM 12,500, 

5+1r6b, BU4500sqf, Henry 
Hew, 6012-214 8128, E(1)1307, 

UP4297844

Damansara Perdana, 
Metropolitan Square, 

Condominium, RENT, RM 
1,900, 2r1b, BU650sqf, Maggy 
Foo, 012-978 5251, E(1)1321/1, 

UP1709301

Desa Pandan, G Residence, 
Condominium, RENT, RM 

4,000, 2r2b, BU1410sqf, Carine 
Chong, 012-214 1444, E(3)1517, 

UP4279962

Desa Pandan, Sri Ampang Hilir 
Condo, Desa Pandan, Ampang, 

Condominium, SALE, RM 
480,000, 3r2b, BU1042sqf, Tien 
Lim, 6019-337 4492, E(1)1026, 

REN:05708, UP4244513

Kajang, Saujana Impian, 2-sty 
Terrace/Link House, SALE, 

RM 480,000, 3r2b, BU990sqf, 
William Tan, 016-323 9990, 

E(1)1321, UP4262387

Kajang, Saujana Impian, 2-sty 
Terrace/Link House, SALE, 

RM 480,000, 3r2b, BU990sqf, 
William Tan, 016-323 9990, 

E(1)1321, UP4262398

KL City, Pudu Market Hall, 
Pudu, Retail Space, SALE, RM 

250,000, BU110sqf, Shirley Ong, 
012-300 6999, E(2)1064/1, 

UP2554725

Kota Damansara, Sunway 
Nexis, Retail Space, RENT, RM 
12,000, BU1496sqf, Cat Chong, 

012-937 7881, REN:15485, 
E(3)1353/3, UP3354066

Kota Kemuning, Akasia Apt, 
Berjaya Park, Bukit Rimau 

sec 32, Apartment, SALE, RM 
330,000, 3r2b, BU811sqf, Clovis 

David Ling, 016-471 7562, 
E(3)0050/3, UP4332923
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MayTower, Maytower Service Apartment, Serviced Residence, 
SALE, RM 399,000, Studior1b, BU351sqf, LA351sqf, Randy 

Chua, 6012-210 7688 / 6012-212 8699, E(3)0812, UP2939652

Mont Kiara, i-Zen @ Kiara 1, Condominium, RENT, RM 3,700, 
2r2b, BU913sqf, Victor Huang, 017-200 5318, REA:2145, 

VE(1)0121/2,  UP3230083

Petaling Jaya, Palm Spring @ Damansara, Kota Damansara, 
Condominium, SALE, RM 425,000, 3r2b, BU947sqf, Stoy 

Chong, 6016-302 0123 / 012-397 2216, UP1701171, REN:06323, 
VE(1)0273

Seri Kembangan, zeva, bandar putra permai, Condominium, 
SALE, RM 295,000, Studior1b, BU454sqf, Raymond Ng, 6012-

255 3550, UP3810339, E(1)1535

Shah Alam, menara u, seksyen 13, Serviced Residence, SALE, 
RM 380,000, 2r1b, BU527sqf, LA527sqf, Randy Chua, 6012-210 

7688 / 6012-212 8699, UP2387091, E(3)0812

Shah Alam, Taman Bunga Negara, Apartment, SALE, RM 
160,000, 3r2b, BU762sqf, Lee Thai Chung, 012-386 5181, 

UP4277503, E(1)1307

Rawang, Anggun City, Jalan Anggun City, Shop-Office, RENT, 
RM 7,500, BU1750sqf, LA25x70sqf, Shanneez Ch’ng, 016-629 

1806, UP4350586, REN:16948, E(1)0452

Kuchai Lama, 
Seringin Residences, 
Condominium, RENT, 

RM 3,200, 3+2r4b, 
BU2378sqf, Jenny 

Chong, 016-281 1196, 
E(3)0974, UP4218642

Sentul, suntul plaza, 
Office, RENT, RM 

30,000, BU3800sqf, 
Shirley Ong, 012-300 

6999, UP4197514, 
E(2)1064/1

Seri Kembangan, 
Balakong Jaya 2 
@ Tanming Jaya, 

Factory, RENT, RM 
11,000, BU8082sqf, 
LA16437sqf, James 

Chow, 019-333 
3688, UP4184962, 

E(2)1064/1

Mont Kiara, SENI 
@ Mont Kiara, 
Condominium, 

RENT, RM 12,000, 
4+1r5b, BU2906sqf, 
LA2096sqf, Randy 

Chua, 6012-210 7688 
/ 6012-212 8699, 

UP2715741, E(3)0812

Kota Kemuning, Akasia Apt, 
Berjaya Park, Bukit Rimau 

sec 32, Apartment, SALE, RM 
350,000, 3r2b, BU811sqf, Clovis 

David Ling, 016-471 7562, 
E(3)0050/3, UP4332907

MayTower, Maytower Service 
Apartment, Condominium, 
RENT, RM 1,700, Studior1b, 
BU351sqf, LA351sqf, Randy 

Chua, 6012-210 7688 / 6012-212 
8699, E(3)0812, UP4269856

Mont Kiara, Arte, Service 
Apartment, SALE, RM 451,800, 

2r2b, BU442sqf, Henry Hew, 
6012-214 8128, E(1)1307, 

UP3850579

Mont Kiara, Aston Kiara 3, 
Condominium, RENT, RM 
2,600, 3+1r3b, BU1518sqf, 

Jatin Naresh, 012-331 9025, 
REN:07364, VE(1)0246, 

UP2398954

Petaling Jaya, 9 Bukit Utama 
Condominiu, RENT, RM 6,500, 

4+1r5b, BU1599sqf, Clovis 
David Ling, 016-471 7562, 
UP4330926, E(3)0050/3

Petaling Jaya, Casa Indah, 
Kota Damansara,Tropicana, 
Condominium, RENT, RM 

2,300, 2+1r2b, BU1160sqf, Clovis 
David Ling, 016-471 7562, 
UP4330933, E(3)0050/3

Puchong, Kenanga Apartment, 
Apartment, SALE, RM 410,000, 

3r2b, BU906sqf, Anita Yong, 
012-232 9552, UP4329680, 

E(1)0452/8

Seri Kembangan, Univ 360 
Place, Service Apartment, 
RENT, RM 1,500, Studior1b, 

BU487sqf, Helen Goh, 016-280 
3398, UP3906671, EPM(3)0003

Setapak, Desa Setapak, 2.5-sty 
Terrace/Link House, SALE, 

RM 500,000, 3r2b, BU588sqf, 
LA14’x42’sqf, David Yee, 6012-

286 5787, UP4358400, E(1)1529

Setapak, The Nest Setapak, 
Serviced Residence, SALE, 

RM 470,000, 3r2b, BU855sqf, 
Joyce Lee Shu Hui, 6016-966 

0011, UP4358059, REN:12242 
E(3)1508

Setapak, The Nest, 
Condominium, SALE, RM 
472,000, 3r2b, BU855sqf, 

Y.H.Chong, 6012-343 8000, 
UP4334131, E(3)1508

Sungai Buloh, LightGrey 
Shoplot, Shop-Office, RENT, 

RM 5,000, LA26’X70’sqf, 
Shirley Ong, 012-300 6999, 

UP3954718, E(2)1064/1
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Alam Impian, Nukilan 
2, 2-sty Terrace/

Link House, SALE, 
RM 880,000, 

4+1r5b, BU2792sqf, 
LA24x80sqf, JOSHUA 

FOONG, 012-222 
7925, UP3548312, 

E(1)11 97/5

Ampang, Ampang 
Jaya , Bungalow 
House, SALE, RM 

4,680,000, 7+1r4b, 
LA10000sqf, Eunice 
Sin, 012-388 3704, 

UP3518913, E(1)0452

Ampang, The 
Reserve @ Kayangan 

Kemensah, The 
Reserve @ Kayangan 
Kemensah, Bungalow 

House, SALE, 
RM 5,580,000, 

5+1r6b, BU7000sqf, 
LA12000sqf, Eunice 
Sin, 012-388 3704, 

UP3699202, E(1)0452

Bangi, Avens 
Residence @ 

Southville City, 3-sty 
Terrace/Link House, 
SALE, RM 960,000, 
5+1r6b, BU3438sqf, 

LA22x75sqf, Eric 
Wang, 6017-306 

7772, UP3503856, 
REN:08558, E(3)1559

Bandar Kinrara, Duta 
Kinrara, Bungalow 

House, SALE, 
RM 3,228,000, 

5+1r8b, BU5650sqf, 
LA3330sqf, Margaret 

Lai, 6012-263 
1103/ 6012-263 

1073, UP3088825, 
REN:06344, 
VE(1)0273/1

Cyberjaya, Shaftsbury 
Square, Office, 

SALE, RM 2,180,000, 
BU1550sqf, Richard 

Lum, 6019-333 4848, 
UP4347714, E(3)0812

Ampang Hilir, Sastra U-Thant, Condominium, SALE, RM 
1,880,000, 3+1r4b, BU2034sqf, LA2034sqf, Tan Sung Lin, 017-

643 4223, UP2755352, REN:103888, E(3)0050/2

Bangi, Lambaian Residence, Semi-detached House, SALE, RM 
1,128,000, 5+1r6b, BU3562sqf, LA40x78sqf, Aster Ong, 016-232 

9994, UP4335838, REN:09195, VE (3) 0244

Bukit Jalil, Laman Bayu, 3-sty Terrace/Link House, SALE, RM 
1,430,000, 5r5b, BU2973sqf, LA22x72sqf, Justin Yong, 013-337 

2628, UP3273107, E (1) 1215/2

Bukit Bintang, Fairlane Residences, Bkt Bintang, KLCC, 
Serviced Residence, SALE, RM 891,250, 2r1b, BU775sqf, Candy 

Soon, 012-222 7738, UP4351116, E(3)0256

Bangsar, Bangsar , 2-sty Terrace/Link House, SALE, RM 
2,680,000, 4r3b, BU2400sqf, LA25x75sqf, Vera Hah, 016-226 

6346, UP4035857, E(1)0228/12

Ampang, Ampang Jaya , 
Bungalow House, SALE, RM 

2,180,000, 4+2r5b, LA5330sqf, 
Eunice Sin, 012-388 3704, 

UP1592511, E(1)0452

Ampang, Bayu 33, Bukit 
Kemesah, Bungalow House, 

SALE, RM 2,900,000, 
BU5844sqf, LA6000sqf, Jason 
Lim, 016-997 9733, UP4345183, 

E (3) 0373

Bandar Kinrara, BK6B, 
Bungalow House, SALE, RM 

4,900,000, 6+1r6b, BU5500sqf, 
LA13500sqf, Terry, 016-262 
9218, UP4075865, E(3)1249

Bandar Puteri Puchong, Bandar 
Puteri 12, 2-sty Terrace/Link 
House, SALE, RM 895,000, 

4r3b, BU1540sqf, LA22x70sqf, 
Helen Goh, 016-280 3398, 
UP3910291, EPM(3)0003

Bandar Saujana Putra, Semi-
detached House, SALE, RM 
730,000, 4r3b, BU2012sqf, 

LA42X55sqf, Alicia Tan, 
6012-302 3130, UP3372274, 

E(1)0452/8

Bandar Sri Damansara, SD 
10, 2-sty Terrace/Link House, 

SALE, RM 950,000, 4r3b, 
LA22x75sqf, Rich Valley 
Properties, 012-306 0177, 

UP4280325, E(3)1455

Bandar Sungai Long, 
Wira Heights, SALE, RM 

2,500,000, 5+1r6b, BU3590sqf, 
LA60x84sqf, Teammy Lee, 

019-698 7777/016-976 8698, 
UP4341420, E(1)1307

Bandar Sungai Long, Wira 
Mutiara Bungalow,SALE, RM 
3,150,000, 7r8b, BU8249sqf, 

LA7315sqf, Teammy Lee, 
019-698 7777/016-976 8698, 

UP3733472, E(1)1307

Bandar Utama, Bandar Utama 
BU6, 2.5-sty Terrace/Link 

House, SALE, RM 1,750,000, 
4+1r4b, BU3200sqf, Grace 

Lee, 012-379 1298, UP4313763, 
E(1)0452/9

Bandar Utama, BU7, 2.5-sty 
Terrace/Link House, SALE, RM 
1,750,000, 5+1r4b, BU3000sqf, 

LA22x85sqf, Grace Lee, 
012-379 1298, UP3315351, 

E(1)0452/9

Bangi, Mutiara Bangi, Bungalow 
House, SALE, RM 3,500,000, 
6r6b, BU5800sqf, LA12120sqf, 
Asyran Laidin, 012-429 9573, 

UP4346615, E(1)1307

Bangi, Mutiara Bangi, Bungalow 
House, SALE, RM 3,500,000, 
6r6b, BU5800sqf, LA12120sqf, 
Asyran Laidin, 012-429 9573, 

UP4346615, REN:09195, 
VE (3) 0244

Cheras, Bandar Mahkota Cheras 
Sungai Long, 2-sty Terrace/Link 

House, SALE, RM 1,230,000, 
4r5b, BU2790sqf, LA4350sqf, 

Alicia Tan, 6012-302 3130, 
UP4053395, E(1)0452

Cheras, J Dupion, Taman 
Pertama, Jalan Loke Yew, 

Service Apartment, SALE, RM 
683,000, 2r2b, BU800sqf, 

Judy Rozario, 6016-220 5041, 
UP4320980, E(1)1026/6

Cheras, Seksyen 3, Jalan 
Pahlawan, Bandar Mahkota 

Cheras, cheras, 2-sty Terrace/
Link House, SALE, RM 538,000, 
4r3b, LA20x65sqf, Stella Lee, 
6016-665 3583, UP4343610
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Damansara Heights, 
Bungalow House, 

SALE, RM 12,500,000, 
7+1r7b, BU12000sqf, 

LA7000sqf, Joey 
Leong, 6012-206 
7283, UP4276711, 

E(3)0050/5

Jalan Klang Lama, 
Shanghai Garden, 

Old Klang Road, 1-sty 
Terrace/Link House, 
SALE, RM 950,000, 

4r2b, BU1911sqf, 
LA2711sqf, Jenny 
Chong, 016-281 

1196, UP3485396, 
E(3)0974

City Centre, Setia SKY Residences, Setia SKY Residences, 
Condominium, SALE, RM 1,385,000, 2+2r3b, BU1313sqf, 
LA1313sqf, Randy Chua, 6012-210 7688 / 6012-212 8699, 

UP3563899, E(3)0812

Damansara Heights, Bungalow House, SALE, RM 5,800,000, 
5+1r7b, BU6000sqf, LA6000sqf, Vera Hah, 016-226 6346, 

UP2948997, E(1)0228/12

Desa Pandan, G Residence, Condominium, SALE, RM 790,000, 
2r2b, BU1076sqf, Victor Huang, 017-200 5318, UP3999509, 

REA:2145, VE(1)0121/2

Desa ParkCity, The Westside One, 1 Jalan Residen Utama, 
Condominium, SALE, RM 970,000, 2+1r3b, BU1378sqf, Justin 

Yong, 013-337 2628, UP3806110, E (1) 1215/2

Desa ParkCity, The Westside Two, Condominium, SALE, RM 
1,198,000, 3r2b, BU1421sqf, Lee Thai Chung, 012-386 5181, 

UP4042491, E(1)1307

City Centre, Setia SKY Residences, Setia SKY Residences, 
Condominium, SALE, RM 1,800,000, 3+1r4b, BU1701sqf, 
LA1701sqf, Randy Chua, 6012-210 7688 / 6012-212 8699, 

UP3585207, E(3)0812

Damansara Heights, Persiaran Batai Barat, Bungalow House, 
SALE, RM 5,800,000, 5+1r7b, BU5500sqf, LA7000sqf, Prince 

Raj, 6012-639 7177, UP2050608, E(3)1379

Country Heights, Kajang, Bungalow House, SALE, RM 
9,200,000, 8+r9b, BU10000sqf, LA19000sqf, Terry, 016-262 

9218, UP2845580, E(3)1249

Damansara Perdana, Metropolitan Square, Bandar Damansara 
Perdana, Condominium, SALE, RM 700,000, 3r2b, BU1227sqf, 

Stoy Chong, 6016-302 0123 / 012-397 2216, UP3065148, 
REN:06323, VE(1)0273

Damansara Heights, Bukit 
Damansara, Semi-detached 
House, SALE, RM 2,300,000, 
4r5b, BU4000sqf, LA3735sqf, 

Sky Say, 012-695 4336, 
UP3886881, E(3)0119

Damansara Heights, Bungalow 
House, SALE, RM 4,380,000, 

4+1r5b, BU3800sqf, LA5808sqf, 
Agnes Liew, 6012-320 8893, 

UP3842467, E(1)0452

Damansara Heights, Bungalow 
House, SALE, RM 4,400,000, 

4+1r3b, BU3500sqf, LA5987sqf, 
Agnes Liew, 6012-320 8893, 

UP2589945, E(1)0452

Damansara Heights, Bungalow 
House, SALE, RM 6,500,000, 

6+1r7b, BU9000sqf, 
LA6300sqf, Joey Leong, 

6012-206 7283, UP4277810, 
E(3)0050/5

Desa ParkCity, Nadia, 
Condominium, SALE, RM 

1,250,000, 3+1r2b, BU1573sqf, 
Maggie Tan, 013-341 9990, 

UP4283884, E(3)0684

Glenmarie, Jln Damar Bayu 
2, Glenmarie Cove, SALE, RM 
3,000,000, 5r5b, BU4000sqf, 

LA8075sqf, Wendy Soh, 
6012-398 2288, UP3774428, 

REN:06842, E(1)1203

Hulu Langat, Taman Perkasa, 
Kajang, 2-sty Terrace SALE, 

RM 550,000, 4r3b, BU1930sqf, 
LA1300sqf, IM Global Property 

Consultants, 012-227 6484, 
UP4328159, VE(1)0253

Kajang, JADE HILLS, Twin 
Villas, SALE, RM 1,800,000, 

5+1r6b, BU3659sqf, 
LA35’x100’sqf, Shenya 

Jojo Chan, 019-8385616, 
UP3927736, E(1)0228/12
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Kajang, Jade Hills, 
Twin Courtyard Villa, 
SALE, RM 1,880,000, 
4+1r6b, BU3500sqf, 
LA35*80sqf, Shenya 

Jojo Chan, 019-
8385616, UP4301362,

E(1)0228/12

KL Sentral, Suasana 
Sentral Lofts, 

Jalan Brickfield, 
Condominium, SALE, 
RM 1,600,000, 3+1r3b, 

BU1534sqf, Russell 
Loke, 016-596 8336, 
UP3632053, E(1)1283

Glenmarie, Laman Glenmarie, 2-sty Terrace/Link House, SALE, 
RM 1,050,000, 4r4b, BU2429sqf, LA22x80sqf, Nor, 012-329 

2959, UP4191571, E(3)0893

KL City, Platinum Suites, Condominium, SALE, RM 1,490,000, 
2r2b, BU1050sqf, LA1050sqf, Randy Chua, 6012-210 7688 / 

6012-212 8699, UP4341844, E(3)0812

KL Sentral, Suasana Sentral Lofts, Jalan Brickfield, 
Condominium, SALE, RM 1,600,000, 3r3b, BU1540sqf, Russell 

Loke, 016-596 8336, UP3814031, E(1)1283

Kajang, Quas Residence, Zero-Lot Bungalow, SALE, RM 
1,650,000, 6+1r6b, BU4568sqf, Justin Yong, 013-337 2628, 

UP4040557, E (1) 1215/2

KLCC, Binjai 8, Kuala Lumpur, Soho, SALE, RM 830,000, 1r2b, 
BU753sqf, Justin Yong, 013-337 2628, UP4296392, E (1) 1215/2

KL Sentral, Suasana Sentral Lofts, Jalan Brickfield, 
Condominium, SALE, RM 1,650,000, 3+1r3b, BU1534sqf, Russell 

Loke, 016-596 8336, UP3632034 E(1)1283

KL Sentral, Suasana Sentral Lofts, Jalan Brickfield, 
Condominium, SALE, RM 1,650,000, 3r3b, BU1540sqf, Russell 

Loke, 016-596 8336, UP3814802, E(1)1283

Kota Damansara, casabella, Semi-detached House, SALE, RM 
2,850,000, 6r5b, BU5275sqf, LA4000sqf, Jayden Lim, 012-330 

9522, UP4301364, REN:14262, E(3)1353

Kota Damansara, I Residence, Petaling Jaya,Tropicana, 
Condominium, SALE, RM 688,000, 3r2b, BU1240sqf, Clovis 

David Ling, 016-471 7562, UP4330935, E(3)0050/3

KL Sentral, Suasana Sentral Lofts, Jalan Brickfield, 
Condominium, SALE, RM 1,680,000, 3+1r3b, BU1534sqf, Russell 

Loke, 016-596 8336, UP3631995, E(1)1283

Kajang, Kajang, Commercial 
Land, SALE, RM 41,713,056, 

LA4.56sqa, Jitco Chin, 012-361 
3999, UP2896047, E(3)0256

Kajang, kajang, Residential 
Land, SALE, RM 15,000,000, 
BU217800sqf, LA217800sqf, 
Desmond Chong, 019-268 
8363, UP4319775, E(1)1526

Kelana Jaya, Bungalow House, 
SALE, RM 4,600,000, 5+2r8b, 

BU8200sqf, LA11188sqf, 
Sharon Chen, 016-696 5557, 

UP4349215, REN:00210, 
E(3)1342

KL City, The Colony by 
Infinitum, Kuala Lumpur, 

Service Apartment, SALE, 
RM 848,708, 2r2b, BU705sqf, 
Evonne Yen, 6019-211 3882, 

UP4235933, E(1)1197
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Kuchai Lama, Dynasty Garden Condominium, Kuchai, 
Condominium, SALE, RM 620,000, 3r2b, BU1120sqf, Jenny 

Chong, 016-281 1196, UP3944509, E(3)0974

Mont Kiara, 11 Mont Kiara @ MK11, Jalan Kiara 1, Condominium, 
SALE, RM 2,750,000, 4+1r5b, BU3317sqf, MJ Baek, 6017-498 

9311, UP3879684, E(3)1436

Kota Kemuning, Semi-detached House, SALE, RM 750,000, 
4r3b, BU2800sqf, LA3000sqf, IM Global Property Consultants, 

012-320 7140 , UP4328180, VE(1)0253

KLCC, Marc Residence, Condominium, SALE, RM 1,596,500, 
2r2b, BU1030sqf, Justin Yong, 013-337 2628, UP4268422, 

E (1) 1215/2

KLCC, Vipod Suites, Jalan Kia Peng, Condominium, SALE, 
RM 930,000, 1+1r1b, BU635sqf, Justin Yong, 013-337 2628, 

UP4178901, E (1) 1215/2

Kota Kemuning, Canal Garden, 2-sty Terrace/Link House, SALE, 
RM 1,200,000, 5r5b, BU2200sqf, LA2000sqf, Azee, 011-235 

18103, UP4323459, VE(1)0067/11

KLCC, The Troika , Serviced Residence, SALE, RM 1,631,850, 
1r1b, BU989sqf, Kelvin Tan, 6019-389 9992, UP3534005, 

E(3)0812

KLCC, Binjai Residency, Condominium, SALE, RM 2,300,000, 
3+1r5b, BU2213sqf, Justin Yong, 013-337 2628, UP4344043, 

E (1) 1215/2

KLCC, TROIKA, Penthouse, SALE, RM 21,000,000, 4+2r6b, 
BU10389sqf, Joanna Tan, 012-225 2285, UP4254401, 

E(1)0228/12

Kota Kemuning, Bukit Rimau,Sec 32 Shah Alam, 2-sty Terrace, 
SALE, RM 680,000, 4r3b, BU1650sqf, LA22x75sqf, Clovis David 

Ling, 016-471 7562, UP4330938, E(3)0050/3

KLCC, The Binjai, The binjai on the park, klcc, Condominium, 
SALE, RM 4,300,000, 3+1r4b, BU2250sqf, Justin Yong, 013-337 

2628, UP4326673, E (1) 1215/2

Kota Kemuning, Amverton Park, Shah Alam, Bkt Rimau, 
Bungalow House, SALE, RM 2,800,000, 5+1r6b, BU4157sqf, 

Candy Chung, 012-780 9515, UP3822231, E(3)1517
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Seputeh, CASA LIMINI, BUKIT ROBSON, Bungalow House, 
SALE, RM 5,600,000, 7r7b, BU6800sqf, LA5052sqf, Shenya 

Jojo Chan, 019-8385616, UP3973657, E(1)0228/12

Salak Selatan, BUNGALOW, SALAK SOUTH, BUKIT JALIL, 
SRI PETALING, Bungalow House, SALE, RM 2,280,000, 

5r5b, BU4165sqf, LA47X80sqf, Christine Yu, 013-770 1893, 
UP3959485, E(1)1572

Puchong, Taman Puchong Prima 5, 2-sty Terrace/Link House, 
SALE, RM 750,000, 4r3b, LA22x75sqf, Jonathan de Ho, 6012-

376 0864, UP4343559, E(3)1310

Petaling Jaya, Riana Green Condominium, Tropicana, Kota 
Damansara, Condominium, SALE, RM 720,000, 2+2r2b, 
BU1184sqf, Jonathan de Ho, 6012-376 0864, UP4199612, 

E(3)1310

Seri Kembangan, The Heritage Village, Mines Resort 
City, Condominium, SALE, RM 850,000, 3r3b, BU1514sqf, 
LASelangorsqf, Lydia Shoong, 016-322 6131, UP4214069

Rawang, Kota Emerald East Perridot, Residential Land, SALE, 
RM 890,000, 5r5b, BU8900sqf, LA8900sqf, KCWong, 017-871 

8136 / 012-374 3762, UP1770211, E(1)1501

Seri Kembangan, Taman Puncak Jalil, 2-sty Terrace/Link House, 
SALE, RM 850,000, 4r3b, BU3,500sqf, How Pui Yee, 6012-345 

3003, UP4353632, E(1)1476

Mont Kiara, Vista Kiara, Mont’ Kiara, Condominium, SALE, 
RM 750,000, 3r2b, BU1290sqf, Yennie Tan, 6012-433 9010, 

UP4161912, VE(3)0269

Puchong, Taman Wawasan 4, Puchong, 2-sty Terrace/Link 
House, SALE, RM 960,000, 5r3b, LA22x75sqf, Jeslyn Goh, 012-

288 8372, UP4270947, E(1)1509

Rawang, Bandar Country Homes, Bungalow House, SALE, RM 
2,000,000, 6r5b, BU5000sqf, LA8290sqf, Angeline Beh, 012-

971 8068, UP1152059, E(1)1215

Petaling Jaya, Sungai Way, Jalan SS9A, 1-sty Terrace/Link 
House, SALE, RM 800,000, 11r3b, BU5000sqf, Jonathan de Ho, 

6012-376 0864, UP4343517, E(3)1310

Mont Kiara, Lumina Kiara, Duplex, SALE, RM 1,800,000, 4+1r5b, 
BU2552sqf, PH Choong, 010-929 9789, UP4319375, REN:13965, 

E(1)1283
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Sri Petaling, Cor,Bdr Baru Sri Petaling, 2-sty Terrace/Link 
House, SALE, RM 1,900,000, 5r4b, LA5000sqf, Jenny Chong, 

016-281 1196, UP2755568, E(3)0974

Sri Hartamas, Duta Tropika, Hartamas, 3-sty Terrace/Link 
House, SALE, RM 4,250,000, 5r4b, BU4330sqf, LA26x92sqf, 

Vera Hah, 016-226 6346, UP393111, E(1)0228/12

Shah Alam, Bukit Jelutong, Bungalow House, SALE, RM 
4,000,000, 10r7b, BU4890sqf, LA5980sqf, Chris Ng, 6018-389 

6628, UP1984678, E(1)1395/7

Shah Alam, Bukit Jelutong, Bungalow House, SALE, RM 
4,950,000, 4+1r6b, BU6286sqf, LA11162sqf, ZURA IBRAHIM, 

019-210 9173, UP4224968, E(1)0452/4

Sri Petaling, Endah Promenade, OUG, Condominium, SALE, RM 
555,000, 3r2b, BU980sqf, LA980sqf, Terrance Ong, 6012-560 

1666, UP3115431, E(3)1451

Shah Alam, Section 13, Bungalow House, SALE, RM 3,388,800, 
4+1r5b, BU3800sqf, LA4500sqf, ZURA IBRAHIM, 019-210 9173, 

UP4173978, E(1)0452/4

Shah Alam, Safira Bungalow, Damansara, Bungalow House, 
SALE, RM 2,500,000, 6r6b, BU4354sqf, LA5704sqf, 

Zureeproperties, 6016-909 5480, UP4323202

Setapak, Taman Bunga Raya, 1-sty Terrace/Link House, SALE, 
RM 515,000, 4r2b, BU1300sqf, LA20X65sqf, FRANCES CHIA, 

6012-713 9962, UP4328239, E(1)0452

Sri Hartamas, 2-sty Terrace/Link House, SALE, RM 2,770,000, 
4+1r4b, BU3000sqf, LA3500sqf, Sharon Chen, 016-696 5557, 

UP3100658, REN:00210, E(3)1342

Shah Alam, Industrial Land, SALE, RM 19,890,000, 
LA117000sqf, Raymond Chong CM, 012-319 9666, UP4348108

Shah Alam, D’ kayangan, D kayangan, Bungalow House, SALE, 
RM 4,300,000, 9+1r8b, BU7472sqf, LA7470sqf, Victor, 6016-441 

8785, UP4300237, E(1)0452/4

Seri Kembangan, The Mines Resort City, Bungalow House, 
SALE, RM 4,480,000, 5+2r6b, BU6800sqf, LA10100sqf, Eunice 

Sin, 012-388 3704, UP811908, E(1)1215/1
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Shah Alam, Section 13 Sri Acappella, Service Apartment, SALE, 
RM 1,330,000, 2r3b, BU2378sqf, Chris Ng, 6018-389 6628, 

UP2919055, E(1)0452/4

Sungai Buloh, Semi-detached House, SALE, RM 1,200,000, 
3+1r3b, BU2100sqf, LA2972sqf, Annie Yee, 6012-699 3424, 

UP4361384, E(1)0990/1

Subang Jaya, Isola, Service Apartment, SALE, RM 1,277,880, 
2+1r3b, BU1389sqf, Azee, 011-235 18103, UP4321844, 

VE(1)0067/11

Sri Petaling, Zone N,P, Bandar Baru Sri Petaling, 2-sty 
Terrace/Link House, SALE, RM 920,000, 3+1r3b, BU2500sqf, 

LA2400sqf, Jenny Chong, 016-281 1196, UP3095771, E(3)0974

Shah Alam, The Villa Serai Saujana, Bungalow House, SALE, RM 
4,800,000, 4+1r6b, BU5367sqf, LA4456sqf, Ghazaly, 019-288 

0959, UP4319713, REA:E2365, E(1)1440/10

Sungai Buloh, Seri aman heights, Semi-detached House, SALE, 
RM 1,250,000, 3+1r3b, LA2925sqf, Annie Yee, 6012-699 3424, 

UP868210, E(1)0990/1

Subang Jaya, 2-sty Terrace/Link House, SALE, RM 1,350,000, 
3+1r3b, BU2970sqf, LA32x75sqf, Eric Leong, 012-554 8429, 

UP4324652, REN:12088, E(1)1344

Subang Heights, Bungalow House, SALE, RM 3,800,000, 
6+1r7b, BU7000sqf, LA5100sqf, Sharon Chen, 016-696 5557, 

UP4351991, REN:00210, E(3)1342

Subang Jaya, Subang Parkhomes, Condominium, SALE, RM 
879,000, 3+1r3b, BU1264sqf, Nicole Chua, 012-290 3557, 

UP4345766, E(1)1344/4

Subang Jaya, Subang olives, Condominium, SALE, RM 
720,000, 3r3b, BU1515sqf, F.T Lim, 012-283 1018, UP4108258, 

E(3)0868

Subang Jaya, Amaya Saujana, Jalan Lapangan Terbang 
Subang, Condominium, SALE, RM 1,500,000, 3+1r3b, 

BU1827sqf, Candy Chung, 012-780 9515, UP4296749, E(3)1517

The Loft, Bangsar, Condominium, SALE, RM 4,100,000, 
4+1r5b, BU4080sqf, Joanna Tan, 012-225 2285, UP4194962, 

E(1)0228/12
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Sungai Buloh, seri aman heights, Semi-detached House, SALE, 
RM 1,800,000, 4+1r3b, BU4600sqf, LA4600sfsqf, Annie Yee, 

6012-699 3424, UP970567, E(1)0990/1

Sungai Besi, The Leafz, 
Condominium, SALE, RM 

750,000, 2+1r2b, BU1025sqf, 
William Tan, 016-323 9990, 

UP4080838, E(1)1321

Balik Pulau, Sierra 
Pinang Balik Pulau, 
Balik Pulau , 2.5-sty 
Terrace/Link House, 
SALE, RM 599,000, 

4r3b, BU2150sqf, 
Andy Loke, 6016-557 

2269, UP4333085, 
E(1)0228/7

PROPERTY 
OUTSIDE KLANG 

VALLEY

Batu Ferringhi, Feringghi Villa, Bungalow House, SALE, RM 
3,650,000, 5r3b, BU4000sqf, LA9013sqf, Kenneth Say, 016-491 

0330 / 012-430 7168, UP4276401, E(1)0232/2

Georgetown, pengkalan weld vacant land 3580sq ft, 
Residential Land, SALE, RM 3,938,000, LA3580sqf, Melvin Tan, 

6016-441 3271, UP3082378, E(1)1475

Ipoh, Vacant Land Along Tigal Land, Residential Land, SALE, 
RM 2,493,600, LA20780sqf, Amanda Loh, 6012-503 1121, 

UP2441841, VE(3)0261

Bukit Mertajam, DST, Juru, 2-sty Terrace/Link House, SALE, RM 
410,000, 4r3b, BU1600sqf, LA1588sqf, Chris Huah, 6014-308 

8578, UP4348516, E(3)1603

Horizon Hills, Cluster Home @ The Canal Gardens, Cluster 
Homes, SALE, RM 1,300,000, 4+1r5b, BU2800sqf, LA2240sqf, 

Frank Lee, 012-357 9287, UP4343097, E(1)1321

Johor Bahru, 1Medini, Nusajaya, Condominium, RENT, RM 1,200, 
1r1b, BU720sqf, Raymond Wong, 019-733 6666/016-775 5535, 

UP4314569, REN:04216, E(1)0228/17

Georgetown, Birch Regency @ Penang Times Square, 
Condominium, SALE, RM 600,000, 2r2b, BU1050sqf, Jessica 

Goy, 012-952 5589, UP4259538, E(1)0153

Ipoh, The Club Condominium, Condominium, SALE, RM 
498,000, 3+1r2b, BU1300sqf, Amanda Loh, 6012-503 1121, 

UP1524405, VE(3)0261

Johor Bahru, Bestari Heights, Cluster Homes, RENT, RM 2,900, 
4+1r5b, BU3003sqf, William K L Tan, 014-313 1931, UP4088281, 

E(1)1525

Bukit Mertajam, DST , Juru, 2-sty Terrace/Link House, SALE, RM 
570,000, 4r3b, BU1600sqf, LA2300sqf, Chris Huah, 6014-308 

8578, UP4348513, E(3)1603
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Johor Bahru, Casa Impiana,Tmn Suria Muafakat, 2-sty Terrace/
Link House, SALE, RM 750,000, 5r3b, LA26x75sqf, Bernice Lim, 

013-788 7088, UP4347612, REN:12590, E(1)1307/4

Johor Bahru, Pandan City, Tebrau, Shop, SALE, RM 760,000, 
BU1561sqf, LA24x80sqf, Keng Wei, 6013-986 6652, UP2187763, 

E(1)1307/4

Johor Bahru, Taman Mount Austin, Cluster Homes, RENT, 
RM 3,200, 4r4b, LA2240sqf, DEREK SIOW, 6012-709 0950, 

UP3903258, REA:E2026, E(1)1544

Kempas, Eco Business Park 1, Link factory, SALE, RM 2,100,000, 
BU4878sqf, LA70x120sqf, Desmond Fong, 016-768 1822, 

UP4346184, E(1)1465

Johor Bahru, M-Park For Rent & Sale, Factory, RENT, RM 5,930, 
Studior1b, BU5930sqf, LA12090sqf, Apple Wong, 018-288 

9222, UP4059103, E(3)1223

Johor Bahru, Seri Mutiara Apartment, Bandar Seri Alam, 
Apartment, SALE, RM 320,000, 3r2b, BU1323sqf, DEREK SIOW, 

6012-709 0950, UP3408734, REA:E2026, E(1)1544

Johor Bahru, Taman Redang, Semi-detached House, RENT, RM 
5,000, 4+1r5b, BU3500sqf, LA4100sqf, DEREK SIOW, 6012-709 

0950, UP4164610, REA:E2026, E(1)1544

Kota Tinggi, Johor Land, Agricultural Land, SALE, RM 22, 
BU4sqa, LA4sqa, Keng Wei, 6013-986 6652, UP2188260, 

E(1)1307/4

Nusajaya, Taman Nusa Idaman, 2-sty Terrace/Link House, 
SALE, RM 970,000, 5+1r5b, BU2500sqf, William K L Tan, 014-

313 1931, UP4083431, E(1)1525

Johor Bahru, Setia Tropika, Cluster Homes, SALE, RM 
1,200,000, 4+1r5b, BU3087sqf, LA38x70sqf, Desmond Fong, 

016-768 1822, UP3370162, E(1)1465

Johor Bahru, Taman Sentosa, Semi-detached House, SALE, RM 
1,400,000, 4r3b, BU2024sqf, LA4200sqf, Brenda Heng, 019-771 

3412, UP3056256, E(1)1307/4

Masai, Senibong Villas, Semi-detached House, SALE, RM 
1,480,000, 4+1r5b, BU3222sqf, LA3200sqf, Brenda Heng, 019-

771 3412, UP3089021, E(1)1307/4
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Nilai, Laman Jasmin, Nilai Impian, Bungalow House, SALE, RM 
1,500,000, 6r4b, BU8000sqf, LA7000sqf, IM Global Property 

Consultants, 012-320 7140 / 012-227 6484, UP4328169, 
VE(1)0253

Seremban, Seremban 2 Carcosa, Bungalow House, SALE, 
RM 2,750,000, 6r7b, BU8876sqf, Sky Su, 6012-917 1888, 

UP2405222, E(1)0452/11

Setia Tropika, Johor Bahru, The Glitz @ Caranday, Cluster 
Homes, SALE, RM 870,000, 4r4b, BU2373sqf, LA35x70sqf, 

Keng Wei, 6013-986 6652, UP2981712, E(1)1307/4

Tanjong Tokong, Quayside Condominium, Tanjung Tokong 
Seri Tanjung Pinang, Condominium, SALE, RM 1,700,000, 2+1r, 

BU2146sqf, Jessica Ng, 012-392 9116, UP4265857, E(3)1437

Nusajaya, Taman Bukit Indah, 2-sty Terrace/Link House, SALE, 
RM 668,000, 4r3b, BU1560sqf, LA20x70sqf, Nicholas Ong, 

6016-717 5532, UP4357252, E(1)1491/1

Seremban, Taman Seri Binjai, 2-sty Terrace/Link House, 
RENT, RM 1,500, 4r4b, LA22x65sqf, Tuang, 6014-932 7188, 

UP4300433, E(1)1026

Sungai Ara, One Foresta , Sungai Ara , Condominium, SALE, 
RM 398,000, 3r1b, BU900sqf, Sharon Koay, 6012-420 1147, 

UP4306385, V (3) 0022

Tanjong Tokong, Quayside Condominium, Tanjung Tokong 
Seri Tanjung Pinang, Condominium, SALE, RM 1,700,000, 2+1r, 

BU2146sqf, Jessica Ng, 012-392 9116, UP4333271, E(3)1437

Setia Tropika, Johor Bahru, Cluster House 10min from CIQ, 
Cluster Homes, SALE, RM 860,000, 4r4b, BU2373sqf, 

LA35x70sqf, Keng Wei, 6013-986 6652, UP2998387, E(1)1307/4

Sungai Ara, Summer Skye, Sungai Ara , Condominium, SALE, 
RM 595,500, 3r2b, BU1100sqf, Sharon Koay, 6012-420 1147, 

UP4340063, V (3) 0022

Tanjung Bungah, Alila Homes , 3-sty Terrace/Link House, SALE, 
RM 1,630,000, 4r4b, BU3594sqf, LA36 x 37sqf, Jenny Yeap, 

013-293 8373, UP4247938, E(3)0952

Tanjung Bungah, Chee Seng Garden Tanjung Bungah , 3-sty 
Terrace/Link House, SALE, RM 1,590,000, 5r5b, BU2800sqf, 

LA1400sqf, Andy Loke, 6016-557 2269, UP4333062, 
E(1)0228/7
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