










Happy Malaysia Day Malaysia! 
We hope you had a great time ushering in our 59th Independence 

Day last month.

During the Rio Olympics 2016, we saw the nation unite as one, 

especially when our athletes competed. The nation came together, 

cheered and celebrated as one.

It was truly a triumphant celebration and on behalf of the iProperty 

Group, I would like to take this opportunity to say kudos to all our 

Olympians for doing us proud. Thank you for showing us the true 

One Malaysia spirit.

On a separate matter, this will be my last note as CEO of the 

iProperty Group, but that doesn’t mean I am leaving Malaysia. I love 

living in Malaysia and will still be calling it home.

My sincere thanks and appreciation to all our readers, customers 

and consumers for your continued support. It’s been a real pleasure 

going on this journey with you for the last two and a half years.

I am confident that the iProperty Group will continue to build on its 

proud heritage and remain the trusted platform for property buyers 

and investors not just in Asia, but all around the world for many 

years to come.

It has been my privilege to share in the rich iProperty.com legacy 

and to serve as CEO. 

Wishing you all best and enjoy the read!
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Launch of Rumah Mampu Milik Johor at InnoCity

The Chief Minister of Johor, YAB Dato’ Mohamed 
Khaled bin Hj Nordin officiated the launch of the 
Rumah Mampu Milik Johor initiative located within the 
InnoCity township in Bandar Kledang, Johor Bahru last 
month.

InnoCity is a smart, livable community development 
venture between property developer, Green Target 
Group and YPJ Holdings Sdn Bhd. The key elements 
of the ideal lifestyle are enhanced at InnoCity by being 
smart, green, healthy, safe and friendly. 

Datuk Tan Hong Lai, Group Managing Director and CEO 
of Green Target Group said,“This initiative will allow 
access to affordable, smart housing that will elevate 
the lifestyle for locals in the area. InnoCity’s convenient 
location next to the PIPC and RAPID project which 
integrates innovation and a healthy lifestyle is valuable 
to creating a smart, livable community.” 

A typical day at InnoCity could start with a quick view 
of the swimming pool from the comfort of your own 
home or a quick check using your mobile phone for 
the pool’s availability before you go down for a swim. 
Lunch reservations can be confirmed with the click 
of a button via a tech-savvy app as life at InnoCity 
integrates convenience and technology. 

Take your children for a walk on the green link bridge 
after work or end your day with some reflexology at 
the wellness centre. 

The launch of InnoCity also introduced the first phase 
offering of 452 units of Rumah Mampu Milik Johor as 
well as 480 units of Villa Apartments targeted to serve 
the local and investment market.

An exciting issue this month. It is the 10th Anniversary 
of Iskandar Malaysia!

Some prominent industry players spoke to us on 
why they remain confident with Iskandar Malaysia 
amid the cautious sentiment and oversupply 
situation in the residential market. Furthermore 
Rachel Lim, Founder of CORE Investors and Chris 
Tia, Managing Partner at Messrs Tia & Noordin also 
shared with us about Iskandar Malaysia’s property 
market which is featured on page 74.

Also in this issue, we can learn a lesson or two on 
Andrew Tan’s experience as an Airbnb host. Plus, 
Dan Toh talks about Melbourne, the most livable 
city of the world.

Tham Lih Jiun and Wong Poh Geng from Deloitte 
Malaysia provide some invaluable explanation on 
why individual sellers who own a few commercial 
properties for investment purposes have to be 
wary of the potential impact on the disposal of their 
properties. Under the Regulars section, Sr Vicky 
How questions on whether is it time to revaluate 
your property? More on page 118.

Best wishes and till next month!

Roshan Kaur Sandhu

HAPPENINGS
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Strong interest for Mah Sing Group’s Greenway Homes 
The launch of Mah Sing Group’s (Mah Sing) largest 
township, Meridin East in August saw the township’s 
double-storey link homes, The Greenway, reach an 
impressive 85% take-up rate. Greenway comprises 
492 units of double-storey link homes with built-
ups from 1,595 sq ft to 1,648 sq ft, with 4 bedrooms. 
The homes are priced from RM357,000.

This successful launch follows Mah Sing’s previous 
launches of Cerrado Residential Suites Tower 
A, Southville City in Bangi and final tower of 
Lakeville Residence in Taman Wahyu where both 
developments reached take-up rates of 100% and 
92% respectively.

The launch was officiated by Chief Minister of Johor, 
Yang Amat Berhormat Datuk Seri Mohamed Khaled 
bin Nordin and saw thousands of visitors attend the 
opening in Pasir Gudang to choose their preferred 
homes.

Group Managing Director of Mah Sing, Tan Sri 
Dato’ Sri Leong Hoy Kum shared that the launch 
represents a historical milestone for the Group. 
“Meridin East is our largest township and we have 
invested significantly to provide the best for our 
homeowners, among which include the RM30 

million sales gallery which we officially opened over 
the weekend. The sales gallery will be converted 
into the township’s community clubhouse over the 
next three to five years.”

Mah Sing is currently widening Jalan Kong Kong to 
a 40-meter, four-lane thoroughfare. The proposed 
direct slip in and slip out from the SDE spur road 
at the Cahaya Baru Toll into Jalan Kong Kong is set 
to improve accessibility for Meridin East’s residents 
heading towards or coming from Tanjung Langsat.

Sunsuria Berhad will be introducing a Bicycle Sharing 
Programme in its flagship development Sunsuria City, 
a 525-acre freehold integrated township. The first 
community Bicycle Sharing Programme is in line with 
Sunsuria City’s key principles that aim to build a low 
carbon and green township.

To make this Bicycle Sharing Programme a reality, 
Sunsuria via its subsidiaries - Sunsuria City Sdn Bhd 
(SCSB) and Sunsuria Gateway Sdn Bhd (SGSB) has 
formed a private company under the name Sunsuria 
Oride Sdn Bhd (SOSB) and partnered with Oride Sdn 
Bhd, who will have a 30% interest in the joint venture. 

Koong Wai Seng, CEO of Sunsuria, and Harry Wong, CEO 
of Oride, signed the joint venture to deliver the promise 
of a healthier and eco-friendly lifestyle that embraces 
innovation and community interaction. The Sunsuria Oride 
Bicycle Sharing Programme allows users to rent bicycles 
from designated bicycle stations. The programme also 
includes modern bicycle locking devices, site controllers, 
public bicycles and a smart control management system. 
This system records bicycle rental transactions, availability 
status and user’s information.

SOSB will also be launching a mobile application with 
self-rent services in the future. This mobile application 
will provide information such as daily consumption 
information, online directory as well as other value-added 
services. As for the bicycles, they are made of highly 
durable and corrosion-resistant aluminium alloy with 24” 
frame wheels. 

The Bicycle Sharing Programme will be rolled out with the 
introduction of bicycle-friendly and pedestrian-friendly 
walkways across key components of Sunsuria City, 
starting from Xiamen University Malaysia to the Express 
Rail Link Salak Tinggi train station.

First community bicycle sharing programme in Sunsuria City
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BUILDING THE RIGHT
  CULTURE FOR

EXCELLENCE
ROSHAN KAUR SANDHU caught up with Dennis Ng, 
Group Managing Director of UMLand to talk 
about UMLand’s progress and its future plans.

The company is planning to position and 
develop the Johor Halal Park as the leading 
halal bio-based park in the world. How do you 
think the project will transform the property and 
economic landscape of Iskandar?
Our company is continuously looking for opportunities 
to grow and expand. While there are other Halal Parks 
in Malaysia or in the region, there has not been a 
comprehensive Halal Park that offers turn-key solution 
for manufacturers, certification, packaging, clearing 
house and logistics within the same vicinity. The Johor 
Halal Park (JHP) is a unique set-up that brings together 
bio-tech leaders, state and federal government, and key 
stakeholders that will enable operators in JHP to tap 
into the global halal market. This will bring in substantial 
economic activities and subsequently support growth 
in the neighbouring townships.

Dennis Ng
Group Managing Director

UMLand

Please do share with us about yourself.
I was re-designated from Executive Director to Group 
Managing Director of UMLand on 1st March 2016. Born 
in Singapore and raised in Vancouver, Canada, I studied 
Computer Science at the University of British Columbia. 
Then I was back in Singapore for the National Service.  
Upon completion, I joined the then Public Works of 
Singapore (now known as CPG Consultants) for five 
years. 

In 2004, I returned to Canada to helm the King George
Financial Corp, a public-listed property development
and investment company. I continue to serve as the
CEO of King George Financial Corp.

I am truly fortunate to gain 15 years of experience in the 
property development and investment sector as well as 
AEC related IT in Singapore and Canada. 

1
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We are confident that JHP will emerge as a leading 
halal bio-based and herbal-based park. We are excited 
to see JHP as the blueprint for future Halal Parks and 
become a global hub for the production and trade of 
Halal goods and services.

What is the progress of UMCity Medini Lakeside?
UMCity at Medini Lakeside comprises of a grade-A 
quality office tower, shopping complex, an Ozo Hotel, 
Shama Medini and Citadines Medini fronting a 13-acre 
feature lake. Currently, the project is undertaken by a top 
international contractor, Samsung C&T.  As expected, 
the construction progress is ahead of schedule and an 
advantage on working with Samsung C&T is that they 
continuously innovate and produce highest quality – 
zero defects. This ultimately allows us to improve the 
final product and add value for our purchasers.

We have also launched our premium Office Tower 
and Shama Medini components. They have been well 
received in Singapore, Malaysia and international 
markets. We will be increasing our efforts in Japan, 
China, Hong Kong and Europe. We are also excited to 
explore Indonesia and other Southeast Asia markets 
in the near future. The international cast of renowned 
companies such as Samsung Electronics, Samsung S1, 
Ascott, Onyx as well as Roca has helped strengthen our 
philosophy of “Built World Class”.

We are currently strategizing and planning the launch 
of the long awaited Citadines Medini Tower. We are 
expecting phenomenal interests due to the brand 
appeal, quality of development, value of investment 
and its prime location in Medini.

UMLand recently gained its first international 
accreditation with its win at the International 
Property Awards Grand Finals 2015 for the UMCity 
Office Tower in Medini. What are UMLand’s 
future plans and next focus to strengthen its 
position in Johor?
Building and maintaining the right culture for 
excellence Building and maintaining the right culture 
for excellence will be one of our key drivers to future 
success. While we want to be recognized as the top 
developer and preferred brand to consumers, we must 
build a winning mindset and on a constant look-out 
for new opportunities and innovations. UMLand is 
confident in Iskandar Malaysia and Johor Bahru, We will 
also be setting up a Southern head office at UMCITY.

With the soon-to-complete Suasana Iskandar, the 
opening of Amari Hotel by end of the year and Zenith 
F&B entertainment hub, UMLand will soon attract 
a greater presence in downtown Johor Bharu. This 
will help us create more opportunities to support 
international arts, cultural, and music events.

The upcoming infrastructure projects in Johor 
include the High Speed Rail (HSR) and the 
Rapid Transit System (RTS). How will UMLand 
catalyse on the improved connectivity between 
Singapore and Malaysia?
The HSR will have a significant “appeal” factor for the 
development within the vicinity of the stations. This 
appeal will not only be attractive for Singaporean 
buyers, but it will also be a “pull” factor for property 
buyers and investors in Malaysia and overseas.

This potential for appreciation on investment is indeed 
a powerful draw for buyers and investors. They will 
most likely start to consider developments and witness 
a lot of opportunities near or around the HSR stations. 
This is quite exciting for the real estate sector especially 
in Johor, where property prices are generally below 
that of other established cities like Singapore and KL. 
UMLand is privileged to have the much anticipated rail 
systems, namely RTS within distance to Suasana and 
the HSR that is close to Medini.

What is your opinion on the property market?
The local property market is softening could be due to 
the tightened lending policy by banks. While the market 
demand has improved since the beginning of the year, 
we expect full recovery and greater improvements 
in 2017. Properties that are strategically located will 
continue to hold value and do well. Prices will remain 
stable for these properties but developers could look 
for more creative ways to help buyers overcome the 
financing hurdle.

We remain bullish as Iskandar Malaysia continues to 
mature as a commercial and business centre for the 
southern gateway of Malaysia. We believe that the 
long-term growth prospects for the Iskandar region 
continues to be positive, and this will become more 
evident as more infrastructure, amenities, residential 
and commercial developments come on stream.

1 UMCity Medini Lakeside, an integrated mixed development 
consists of Office Tower, Retail Mall and Hotels.

2 (L-R) Azlan Salim, Deputy Senior Manager of UMCity, 
Tun Musa Hitam, Chairman of UMLand, Dennis Ng Yew 
Khim, Group Managing Director of UMLand and Mazufi 
Abdul Mutalib, Senior General Manager of UMCity Medini 
Lakeside Development
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UMCITY OFFICE 
TOWER & 
SUASANA: THE 
MAKING OF AN 
INTERNATIONAL 
METROPOLIS

UMLand’s efforts towards impeccable design, quality, 
service innovation, and commitment to sustainability 
have not gone unnoticed - The UMCity Office Tower 
garnered the Best International Office Development 
Award at the recent Asia Pacific Property Awards, 
which was held in London in May 2015.

The development features modern facilities and 
conveniences that include automated waste collection 
systems, high speed broadband access with a fibre-
optic backbone to support network infrastructure 
and comprehensive building management system. 
The corporate tower is also fitted with Samsung air-
conditioning and mechanical ventilation (ACMV) 
systems to minimise the use of resources and conserve 
energy. The development also features the revolutionary 
Samsung S-1 Security Solutions from Korea providing 
comprehensive security systems design and solutions. 

UMCity Office Tower boasts only 10 units per floor and 
is priced from RM740,000 to RM2.2 million. 

Eligible buyers get to enjoy attractive incentives that 
include corporate tax exemption for 10 years for 
approved companies registered with Medini, reduced 
income tax for qualified knowledge workers, and waiver 
of RPGT as well as the absence of sales restrictions 
on foreign ownership. There is also no RM1 million 
minimum price threshold for non-Malaysians. 

As Iskandar Malaysia moves towards becoming an 
“international metropolis”, it is poised to be one of 
the world’s fastest growing economic regions over the 
next decade. Capitalising on the excellent potential 
of Iskandar Malaysia, renowned developer UMLand 
introduces UMCity Medini Lakeside and Suasana 
Iskandar - two integrated mixed developments with 
excellent accessibility.

UMCITY OFFICE TOWER
The UMCity Office Tower is located within the 30-acre 
master planned Medini Lakeside development. Bearing 
a Gross Development Value (GDV) of RM1.2 billion, 
more than half of the mixed commercial development, 
namely 17 acres is dedicated to natural components – a 
lake and linear park. 

The project features a total of 108 Grade A quality low-
density business suites, with modern premium office 
designs. 

To cater to diverse business needs, the suites come in 
four spacious and flexible layout options as follows:
• Business suite Type C1 - 772sq ft
• Business suite Type C2 - 833sq ft
• Business suite Type C3 - 979sq ft
• Business suite Type C4 - 1812sq ft

1

Iskandar Malaysia poses excellent potential, drawing both local and international 
investors with unique offerings



UMCity Office Tower & Suasana: The making of an international metropolis

15

1 UMCity Office: UMCity Office Tower is a business address 
with flexibility to tailor the units into an efficient work 
space 

2  Suasana Iskandar Malaysia features a new upmarket tri-
development comprising of an internationally branded 
hotel, 2-storey entertainment and retail hub coupled with 
a 36-storey serviced residence tower

In addition to this, the developer is bearing the cost of 
legal fees for SPA and loan documentation. Maintenance 
fees for 1 year will be waived. 

UMCity Office Tower is estimated to be completed by 
the third quarter of 2018. 

Located at the gateway of Iskandar Malaysia, UMCity 
Medini Lakeside enjoys a strategic location that is 
within a few minutes’ distance from a host of amenities. 
Mydin Bazaar Anjung, Raffles American School, SMK 
Medini and SK Medini are all within a 1.5 to 2.5-kilometer 
distance. The famous Legoland and Puteri Harbour are 
also within a few minutes’ drive. 

Senai International Airport is 25 minutes away and 
the Second Malaysia-Singapore Link (TUAS) is just 10 
minutes away, whilst Pinewood Studies and EduCity 
are within a 3 to 5-minute distance. 

Other hotspots within a stone’s throw include Johor 
Premium Outlet, the central business district of Medini 
Zone B – Business Zone, Johor Bahru’s central business 
district and Columbia Asia Medical Centre. Meanwhile, 
Changi Airport in neighbouring Singapore is just 45 
minutes away. 

SUASANA ISKANDAR
Suasana Iskandar is 
a freehold integrated 
commercial development 
that promises a holistic 
community environment 
spread across the 35-storey 
development featuring a 
29-storey service residence 
tower, an international-brand 
242-room hotel and a retail 
podium. This project is set 
to host the Amari Hotel and 
Zenith retail hub. Spread 

across, 1.42 acres in Johor Bahru’s city centre, Suasana 
is poised to be the newest upmarket tri-development 
in the bustling corridor of Jalan Wong Ah Fook and 
Jalan Trus. 

Suasana will form an integral part of JB city’s 
massive redevelopment and transformation blueprint, 
surrounded by modern infrastructure. JB’s Sungai 
Sengget (Sengget River) and its arteries will energise 
and enliven the boulevards and alfresco entertainment 
centres as well as the retail hub of this ultra-urban 
hotspot in the city centre. 

Suasana connects and closes the divide between the 
townships of Nusajaya, Puteri Harbour and Medini 
via the Eastern Dispersal Link and the North-South 
Highway (PLUS). 

The architecture of Suasana’s 339 service residences ooze 
ultra-modern design elements as well as high functionality. 

Suasana features 13 attractive designs as follows:
• Type A (1 Bed, 1 Bath) - 644 sq ft - 707 sq ft 
• Type B (2 Beds, 2 Baths) - 823 sq ft - 988 sq ft
• Type C (3 Beds, 3 Baths - 1,115 sq ft - 1,235 sq ft 
• Premium Suites & Penthouse - 823 sq ft - 2,201 sq ft

The service residence units come with attractive 
perks which include 1-year free rental for 1 car park 
(for standard units only), built-in cabinets with hood, 
electrical cooker and microwave oven. The bathrooms 
are fitted with vanity cabinets, mirrors and standard 
lighting, whilst the interiors of the homes feature 
plaster ceiling, and wall-mounted air conditioners in all 
bedrooms.  Other modern appliances include Samsung 
SMART feature fittings, Samsung SMART Locks, AV 
Intercom System, Wireless Smart Gateway, Wireless 
IR transmitter for air-conditioners, wireless motion 
sensors and wireless magnetic sensors. The homes also 
come with a control module for Samsung Digital Door 
Locks and IP Camera as well as wireless lighting control 
module. 

A summary of Suasana’s 35 storeys of modern 
architecture include a basement car park, 2-storey of 
retail and entertainment, 4 storeys of podium car park, 
one floor of recreational facilities, a 29-storey service 
residence and an 18-storey 4-star hotel block. Set to 
be completed by the first quarter of 2017, the service 
residences are priced from RM776,517 to RM1.28 million. 

Suasana enjoys access to an excellent array of amenities 
and is walking distance from popular hotspots such as 
Persada International Convention Centre, City Square 
Shopping Centre, JB Sentral, and Komtar retail and 
office hub. The Sultan Iskandar Customs, Immigrations 
and Quarantine Centre is just 600 meters away, whilst 
the Tebrau shuttle service and JB’s bus terminal is 
approximately 900 meters away. 

ABOUT THE DEVELOPER
UMCity Medini Lakeside and Suasana are signature 
developments by UMLand, one of Malaysia’s leading 
developers. The company’s core business interests 
include property development, hospitality and 
construction services. As Malaysia’s top 10 developers, 
UMLand is committed to creating a distinct pulse in 
Malaysia’s key economic zones in the Klang Valley, 
Selangor and Johor, with landbanks spanning more 
than 5,800 acres. 

For more information on Suasana, contact +6016 775 
2757; UMCity Medini Lakeside, contact +6019 669 
7078/+6016 686 5178/+65 9229 0333 (Singapore) or 
visit www.umland.com.my.
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UMLAND - 
THE MILESTONE OF 
TRANSFORMATION
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UMLAND’S KEY PROJECTS 
IN ISKANDAR MALAYSIA
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With a total gross development value (GDV) of RM1.5bil, 
the 350-acre industrial park would be completed over 
the next four to six years, consisting of three phases.

The construction works for Phase 1 has commenced (50 
acres) in January 2015 and includes 89 units of double-
storey terrace factories (starting RM1 million), double-
storey cluster factories (from RM2 million), double-
storey link-detached factories (from RM5 million), 
and proposed 36 units commercial Shop-Offices with 
freehold title. 

It is now 45% completed and is expected to see 
completion by end of this year. The second phase 
will include ready-built and built-to-suit factories, 
commercial properties, a regional marketing clearance 
house, an international Islamic school and a youth park. 

Meanwhile, the final phase which covers 60 acres will, see 
the J-Biotech Headquarters being built together with a 
Halal Lab and a Bio-Halal Incubator.

The development is set to cater to the needs of a 
conducive bio-based ecosystem and to enhance Johor 
Bio-economy initiatives, particularly in the development 
of bio-based R&D and Halal Research. JHP is on the right 
track as it has received considerable interest from Korean 
and Japanese investors who are keen to penetrate the 
halal market in Muslim countries and the Middle East. 

SERI AUSTIN - A REVOLUTIONARY 
TOWNSHIP IN JOHOR

JOHOR HALAL PARK’S PROMISE

Spanning 500 acres of freehold land within the popular 
growth corridor of Tebrau, Seri Austin consists of 
individual residential precincts where each precinct 
is equipped with a linear park and clustered within its 
own gated and guarded scheme. 

The township fully embraces the lifestyle concept of 
“We build, We care, We love” as UMLand believe that 
“Every Single Life is Precious”. He master plan which 
emphasizes on a healthy outdoor lifestyle with focal 
points such as parks, recreational areas, jogging tracks 
and bicycle lanes enables for the fostering of a close-
knit community. 

Boasting homes of quality design and affordable 
pricing, Seri Austin with its modern layout and 
architecture has grown to over 30,000 in population 
size. The townships’ latest addition is Aster 2 - 84 
units of luxurious double-storey semi-detached homes 
nestled within the gated and guarded community of 
Seri Austin Hills.

Surrounding amenities and facilities are aplenty; the 
township is home to a 36-hole golf and country resort 

Jointly developed by UMLand (Tentu Teguh Sdn 
Bhd) and Johor Biotechnology & Biodiversity Corp 
(J-Biotech), a Johor state government entity; Johor 
Halal Park (JHP) which is located in Pasir Gudang, is 
set to be the first premium BioHalal Industrial Park in 
Malaysia.

JHP will be a self-sustaining eco-system for 
biotechnology and bio-based companies, providing 
A-Z business services, from downstream infrastructure 
and an integrated packaging facility to logistic facilities 
and a regional marketing clearing house.

and is surrounded by numerous commercial centres 
such as AEON, TESCO, The Store as well as educational 
establishments like the Fairview International School 
and Sunway College. Other conveniences in the locality 
include Hospital Sultan Ismail, various banks and a slew 
of F&B outlets. 

The award winning township is easily accessible via 
the North-South Highway, Pasir Gudang Highway and 
the Tebrau-Kota Tinggi Highway. With the opening of 
the Eastern Dispersal Link Expressway, it takes only 10 
minutes to reach the Johor Bahru city centre. 
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SOUTH OCEANS -  
THE WORLD’S COOLEST AND 
LARGEST ECO OCEANFRONT 

LIVING DEVELOPMENT
Kuala Rompin in Pahang, Malaysia is set to welcome an exhilarating lifestyle 

development. Fringed by white sandy beaches, it is complemented by unparalleled 
recreational fun and a sanctuary for complete wellbeing.

1

Pristine sands, azure skies and the whisper of the sea 
breeze. These are just some of the things to expect at 
South Oceans, the coolest and largest eco oceanfront 
living development in the world. Located in Kuala 
Rompin on the east coast of Peninsular Malaysia, it 
is set to feature unparalleled luxury and a paradise-
like environment. Come here to get away, restore and 
rejuvenate while enjoying the finer pleasures of life.

The development boasts 750 acres of commercial 
land fronting the panoramic South China Sea, and 450 
acres of scenic forest land, with an estimated gross 
development value of RM2.75 billion. South Oceans is 
set to offer 11 sections that comprise residential homes, 
hotels, a retail mix, an intriguing Jumanji Adventure 
Park, the world’s most comprehensive wellness 
sanctuary, and Kid’s Dreamland. It will also be built as a 
smart city, and holds a commercial leasehold till 2094.
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RESORT-STYLE RETAIL CABANA SHOPS
The 212 unique retail cabana shops come in 3 layout 
designs with lot sizes of 500 sq ft for non-F&B 
businesses and 700 sq ft for F&B associated businesses. 
The shops are priced from RM359,000 to RM 572,800. 
The retail lots come with a rent guarantee per year for 3 
years which is renewable every 3 years subject to terms 
and conditions. Six percent GST, SPA fees and loan 
documentation fees will be absorbed by the developer. 
Buyers who make a bulk purchase of 3 or more units will 
enjoy a RM2,500 discount per unit. Other perks include 
a cash rebate of RM5,000 for bookings made before 
10 September 2016, on a first-come-first-serve basis as 
there are limited units. Eligible buyers will receive a 7% 
Bumiputera discount. 

South Oceans will be officially launched on 10 & 11 
September 2016 and Wave Boulevard is expected to 
be completed in 3 years. 

CUTTING-EDGE TECHNOLOGY
The development will see the use of avant-garde 
technology in every segment which includes the use 
of top of the range materials, construction processes 
and marketing strategies. The development is also 
set to incorporate smart city technology which will 
revolutionise the concept of smart living. 

Experience ultimate pleasure and seafront luxury. South 
Oceans promises an interactive lifestyle of seamless 
beachfront living complete with entertainment and 
seafaring activities ideal for adults, families and children. 
The development also presents Asia’s first SMART 
coastal living township with advanced parameter 
security features.

South Oceans offers land parcels for private ownership, 
development and co-development of residential, 
commercial and recreational properties. Promising a 
verdant environment, the island resort-styled setting 
offers luxury beach living in a rustic yet contemporary 
development. 

Visitors and tourists will enjoy a good selection of 
accommodation at The Coast Hotel and Residences 
featuring world-class comforts and amenities. 

South Oceans is a therapeutic escape from the hectic 
schedule of city living amidst sandy white beaches, 
shopping hotspots featuring more than 500 fashion 
brands and an exciting array of natural attractions 
creating a multitude of adventures. 

Even the children will experience unlimited fun-filled 
activities from swimming in the crystal clear waters of 
the white sandy beach, or riding on custom-ranged fun 
slides as well as splashing in paddle-boats and oversized 
inflatable water rollers, among others. Promising 
an unforgettable ocean experience, South Oceans 
organizes diving jaunts for children accompanied by 

1 South Oceans Master Plan
2 Cabana Series
*All illustrations and pictures are artist’s impressions only

diving instructors and handlers to ensure optimal safety 
and precautions. The kids will also get to enjoy the 
exhilarating experience of rafting down a 200-metre 
long hydro-speed funnel slide or the intrigues of jungle 
adventure at the Jumanji Adventure Park, featuring 
i.e. mayhem-causing wild animals and chest-thumping 
stampedes across the sweeping expanse of the tropical 
forest. The monsoons and lava-spewing volcano are 
definitely not-to-be-missed adventures to explore. If 
that’s not enough, join Peter Pan in the world’s first and 
only Neverland theme park and get a chance to meet 
Tinker Bell and the Lost Boys or visit the Mermaid’s 
Lagoons or get trapped on Marooners Rock. The 
adventure is not over yet until you have sailed onboard 
Captain Hook’s Jolly Roger. 

There is no better way to savour the finer moments of 
life all in one location as in South Oceans. Experience 
the mouth-watering cuisine of Michelin-starred chefs 
presenting a wide array of culinary diversity that 
includes fresh seafood accompanied by a slew of 
innovative sauces. Whet your taste buds with the 
curated wine collection from South Oceans at tasting 
sessions hosted by world-class wine-growers from 
Rhone and Loire Valley in France as well as the infamous 
provinces of La Rioja and Catamarca in Argentina. 

2
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COMPETITIVE SPORTS
The excitement never ends at South Oceans – the 
development will host the inaugural South Oceans 
Global Sail Fish Competition with fleets of luxury 
motor-crafts expected to moor at its Marina to enjoy 
a month-long festive period of competition and water 
sports. 

The biggest regatta of Asia is another notable event at 
South Oceans presenting a host of activities for visitors, 
families and children that include outdoor music 
concerts and plays, sustainable farming sessions, reef 
visits, island hopping, beachside seafood barbeques 
and buffets as well as the exotic cuisine of the local 
community. 

The annual 4x4 Big Foot 4-Wheel Drive Sand Dune 
Adventure will welcome mammoth trucks with 
oversized winches demonstrating their mind-blowing 
techniques and skills as well as the battle of man and 
machine across challenging off-road dirt tracks. 

KAIROS & DASHEN RESOURCES (ROMPIN) 
BERHAD
South Oceans is a masterpiece by Wave Boulevard 
(South Oceans) Sdn Bhd, a wholly-owned company 
by Kairos & Dashen Resources (Rompin) Berhad, a 
Malaysian-registered entity. Kairos & Dashen is credited 
with other sterling projects such as Danang Bay and 
Maldives. The company is actively building its land 
bank in Indonesia, Australia and Malaysia.

4

3
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At the helm of the company is Ng Cho You, its Chief 
Executive Officer – a man with a vision to break 
boundaries and go beyond the norm. An architect by 
training, Ng is a veteran in the industry with two decades 
of experience under his belt. Prior to leading Kairos & 
Dashen, Ng was a Director at Surbana Malaysia, where 
he was instrument in charting the company’s direction 
and growth trajectory.

Having cast his eyes on greater heights, Ng shares 
“Kairos & Dashen Resources will be the next revolution 
in the property development industry; we have the 
intention to disrupt it. We have identified a market 
niche and its potential is vast. I believe we have the 
capabilities to stand out in this space”.

To-date, Ng’s portfolio demonstrates his illustrious 
journey in the property sector. Projects he has been 
involved in include The Gardens Mall, the award-
winning Datum Jelatek, and Novum at South Bangsar, 
as well as numerous office and commercial buildings 
throughout Malaysia.

Ng holds a First Class Honours in Architecture from the 
University of New South Wales, and a Masters in Urban 
and Regional Planning (Hons) from the University of 
Sydney.

For more information on South Oceans, contact 
019-222 5337 or visit www.southoceans.com. 

3 Wave Boulevard
4 Approved Hotel 1
5 Boutique Shop
*All illustrations and pictures are artist’s impressions only
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IMPIANA HILLS -
WHERE THE 
EXCITEMENT 
NEVER ENDS

Presenting a life-long vacation amidst a luxury resort-style residential enclave.

1
PROJECT NAME:

Impiana Hills
CITY:

Cheras, Selangor 
PROPERTY TYPE:

Condominium/2-storey/3-storey Link-Home
LAND TITLE:

Residential 
TENURE:

Freehold 
BUILT UP:

Condominium
A1: 1,408sf (4 bedrooms)

A2: 1,425sf (4 bedroom + 1 maid room)
A3: 1,241sf (3 bedrooms + 1 maid room)

A4: 1,172sf  (3 bedrooms)
2-storey Link-Home (Impiana Peninsula)

Gross Built Up Area – 1,695sf 
3-storey Link-Home (Impiana Garden)

Gross Built Up – from 2,345sf 
EXPECTED DATE OF COMPLETION:

Q4 (2019)
DEVELOPER:

Land Pacific Development Sdn Bhd
(Land Pacific Group) 

WEBSITE:
www.impianahills.com

CALL NOW:

6018-3838 866

1
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Overlooking the picturesque Saujana Impiana Golf & 
Country Club and the green vistas of a nearby forest 
reserve, the freehold low-density development called 
Impiana Hills presents a stylish blend of condominiums, 
2-storey and 3-storey link homes. Spread across 4.86 
acres of land in the heart of Cheras, Impiana Hills has a 
gross development value of RM200 million. 

Tucked away from the hustle and bustle of Kuala 
Lumpur’s central business district yet within a 
convenient distance from the city centre, Impiana Hills 
is highly accessible and presents a charming ambience. 

IMPIANA TOWER CONDOMINIUM 
Boasting 4 design options, the condominium units 
feature contemporary layout designs complemented 
by high functionality as well as spacious interiors. The 
designs come in the following dimensions; 

• Type A1: 1,408 sq ft (4 bedrooms)  
• Type A2: 1,425 sq ft (4 bedroom + 1 maid room)
• Type A3: 1,241 sq ft (3  bedrooms + 1 maid room) 
• Type A4: 1,172 sq ft (3 bedrooms)

With only 8 units per floor, the low-density 
condominium offers exclusivity and privacy. Impiana 
Tower comprises 202 standard condominium units 
spread across a 29-storey tower block. An ideal option 
for urban families, Impiana Tower presents stylish high-
rise living spaces. 

IMPIANA PENINSULA
Impiana Peninsula features 30 podium 2-storey units 
measuring 1,695 sq ft with well-defined family areas, 
cosy bedrooms as well as highly functional living and 
dining areas that offer a scenic view of the surroundings. 
Ideal for urban professionals and families, the units 
offer stylish living within a convenient distance to 
urban amenities. 

2

IMPIANA GARDEN
Impiana Garden presents 60 units of 3-storey garden 
villas with 20-feet wide garden spaces, spacious 
living rooms, and  5+1 bedrooms within a guarded and 
gated community. The units boast spacious built-up 
sizes measuring from 2,345 sq ft. The homes offer a 
seamless flow from the interiors to the scenic garden, 
complemented by ample natural sunlight and a cool 
and breezy ambience. 

COMPLETION
Ideal for up-graders, young families and investors, 
Impiana Hills’ exciting range of residential developments 
are set to be launched in Q4 of 2016 and is scheduled 
for completion in Q4 of 2019. A 7% Bumiputera discount 
and a 10% early-bird rebate await eligible buyers. 

AMAZING RANGE OF FACILITIES
The development promises an amazing range of 
facilities within the guarded and gated enclave. 
Residents get to enjoy the cooling waters of the infinity 
pool that overlooks the golf course, a children’s pool to 
keep the kids busy and a fully equipped gymnasium for 
that much-needed workout. 

A jog down the jogging path provides a welcome 
respite after a hectic day in the city. The exhilarating 
sand-pool or man-made beach is sure to fire up the 
kids and keep them occupied all day, whilst the private 
lounge offers a cosy corner to catch up or chat. 

Other facilities include a childcare centre, function 
room and playground. Impiana Hills features a scenic 
environment with pocket gardens, lush greenery 
and 24-hour security surveillance, complemented by 
well-lit streets, concealed cabling and other modern 
infrastructure. 

2 3
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Kuala Lumpur’s city centre is just 40 minutes away from 
the development whilst the Kuala Lumpur International 
Airport is approximately 50 minutes away. The federal 
administrative capital of Putrajaya is just a 30-minute 
distance from Impiana Hills. 

EXCELLENT LOCALE
Located on the fringes of the established neighbourhood 
of Bandar Sungai Long and adjacent to Impian Golf & 
Country Club, Impiana Hills is surrounded by upscale 
landed homes in an affluent locality.

The development is easily accessible via the Silk 
Highway and the Cheras-Kajang highway. The upcoming 
MRT services which will be operational in 2017 provides 
easy commuting to the city. 

Impiana Hills offers discerning buyers a host of 
amenities and conveniences within a stone’s throw 
from the development. Popular shopping hotspots 
located several minutes away include AEON Cheras 
Mahkota, AEON Cheras Selatan, Giant, Prima Saujana 
and Tesco Extra Kajang, IOI City Mall and Alamanda 
Putrajaya Shopping Centre. 

KPJ Kajang Hospital, Columbia Asia Hospital, the Sungai 
Long Medical Centre and the Putrajaya Hospital are 
between 15 to 25 minutes’ away. The Yu Hua Chinese 
School and the Sungai Long Chinese School are also 
just several minutes away. 

Some of Malaysia’s premier institutions of higher 
learning are also located within a 15-minute distance 
from the development such as the Nottingham 
University, Universiti Tunku Abdul Rahman (Sungai 
Long Campus), Universiti Putra Malaysia, University 
Pertahanan Nasional Malaysia, Universiti Kebangsaan 
Malaysia, Universiti Tenaga Nasional and New Era 
College. 

The development is flanked by the Sungai Long Golf 
and Country Club as well as the Impiana Golf and 
Country Club. 

1 Main Entrance Facade
2 Impiana Peninsula 2-Storey Link Homes
3 Impiana Garden 3-Storey Link Homes
4 Balcony View
5 Infinity Pool View
6 Impiana Tower
*All illustrations and pictures are artist’s impressions only
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ABOUT THE DEVELOPER
Impiana Hills is a signature development by Land Pacific 
Development Sdn Bhd. Established in 2014, Land Pacific 
Development is managed by a professional team with 
combined property development experience of more 
than 40 years and having delivered more than 10,000 
residential and commercial properties. The company 
has successfully acquired 30 acres of development land 
located in strategic growth areas within Kuala Lumpur 
and Selangor and is set to develop approximately 2,000 
units of residential property. The Group is expecting to 
grow its GDV to RM2 billion with on-going negotiations 
to acquire several strategic land banks. 

To experience the magic of Impiana Hills, contact  
6018-3838 866 or visit www.impianahills.com.

6
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The iProperty.com AAA is designed to celebrate, 
recognise and reward the best advertising practices 
and outstanding performances by agencies and 
professionals within the local real estate industry.

Held at the KL Hilton Hotel on July 26, iProperty.com 
AAA saw the attendance of over 500 real estate industry 
professionals dressed to the nines.

The festivities began with a cocktail reception, where 
guests had the chance to pose for photographs at a 
photo booth sponsored by Photobook Malaysia. 

After seating down for the main event of the evening, 
guests were treated to a rousing opening performance 
by a group of drumline enthusiasts, the Voice of 
Percussion. Other performances for the night include 
Tiah Ridhwani & Band who entertained the audience 
with some fine jazz tunes as well as a ‘Face Changing’ 

performance by Suresh Subramaniam, who is the first 
Malaysian Indian to perform the ancient opera dance.

During his welcoming speech, Georg Chmiel, CEO 
of the iProperty Group said, “Following a successful 
debut last year, the iProperty Group is extremely proud 
to continue to recognise and raise the credibility of 
real estate professionals within the industry. We are 
championing the innovation and sheer hard work of 
real estate professionals and agencies who have given 
their all in helping millions - not just Malaysians but also 
foreigners to find their dream home in Malaysia.”

According to Chmiel, there were more than 100 
entries received when nominations opened this year. 
A group of highly acclaimed judges comprising of Ho 
Chin Soon, Chairman of Ho Chin Soon Research Sdn 
Bhd; Dato’ M. Murly, Group Chief Executive Officer 
of Aspen Group; Fatimah Wahab, Managing Director 

CROWNING 
THE BEST IN REAL ESTATE
The 2016 iProperty.com Agents Advertising Awards (AAA) once again provided 
a spectacular evening in recognition and celebration of the most visionary and 

innovative real estate agents and agencies from across Malaysia.
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at FCC Development Management Sdn Bhd; David 
Shieh Chong, General Manager of REHDA Institute and 
himself legitimately looked through the entries before 
shortlisting the nominees for all the 19 categories.

“Shortlisting the best from the best was certainly no 
easy task for the panel of judges but we had to ensure 
that all the winners chosen met the set requirements in 
each of the respective categories that they participated 
in. The award-winning entries are truly best in class, 
representing world-class thinking and execution in 
delivering the best services in the real estate industry. 
The winners are not just recognised by real estate 
professionals but will also be identified as the best in 
the industry. This, in turn, will help them to stand out 
with property buyers and investors,” concluded Chmiel.

All entries received were reviewed and shortlisted 
based on set criteria which included online data and 

activities on iProperty.com Malaysia as well as external 
factors within each respective category. The results of 
the judges were then reviewed by PKF Malaysia, who 
ensured that the entire process was done in accordance 
to ensure authenticity and validity of the entries.  

The prizes for the lucky draw event and consumer 
awards, namely the Best Dressed and Best Hashtag 
awards were sponsored by fooddit, Hilton KL, MYLORI, 
Photobook Malaysia and Regal Valet.  Among the award 
presenters who graced the event were the President 
of Persatuan Perunding Hartanah Muslim Malaysia 
(PEHAM), Tuan Haji Sr. Ishak; Tham Lih Jiun, Executive 
Director of Deloitte; Andre Keller, Regional Owner 
of Re/Max Malaysia; Chris Tan, Founder & Managing 
Partner of Chur Associates; Dr James Tee, CEO of Setia 
Awan Group; Alvin Foo, CEO of Viva Homes; Kam Jun 
Yin, Group CEO of Chester Properties; as well as some 
of iProperty.com Malaysia’s employees. 

AGENT AWARDS

Outstanding Real Estate Agency of the Year (Titanium) - IQI Realty Sdn Bhd

Outstanding Real Estate Agency of the Year (Platinum) - Tech Real Estate

Outstanding Real Estate of the Year (Gold) - Dutama Properties

Agency of the Year (Titanium) - IQI Realty Sdn Bhd

Agency of the Year (Platinum) - Tech Real Estate

Agency of the Year (Gold) - MIP Properties

Emerging Real Estate Agency - FLP Realty

Elite International Project Marketing Agency  - HSR Realtor

Top Agency in the Central Region
• Full Homes Realty
• Tech Real Estate
• Rina Properties Asia
• Sinouis Realty
• CBD Properties

Top Agency in the Northern Region
• IQI Realty
• On Realty
• Rina Properties Asia
• Reapfield Properties (Northern)

Top Agency in the Southern Region
• Full Homes Realty
• City Appraisal Consultant
• Gather Properties

Innovation Real Estate Agency – Jalin Realty

Visionary Real Estate Agency – Cornerstone Realty

THE WINNERS
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CONCLUSION
The event was a roaring success. Guests who were present are now anticipating next year’s AAA. 

5

INDIVIDUAL AWARDS

Breakthrough Negotiator of the Year (Residential) – Jeff Lim, IQI Realty (KLCC)

Breakthrough Negotiator of the Year (Commercial) - Daniel Leong, Square Feet Real Estate

Star Negotiator – Area (Residential) 
• Teammy Lee – Bandar Sungai Long (GS Realty)
• Jeff Lim – Subang Jaya (IQI Realty (KLCC))
• Ismadi Ab Jalil – Cyberjaya (Juste Land)
• Janet Chong – Bangsar South (Hartamas OUG)
• Ally Ang – Cheras (ECG Affirm Properties)
• Caryn Wee – Glenmarie (Oriental Realty (PJ))
• Eddie Cheong – Puchong (Reapfield Properties (Bukit Jalil)

Star Negotiator – Area (Commercial)
•  Daniel Leong – KLCC (Square Feet Real Estate)
•  Jen Lau – KL Sentral (Jann Properties (Mont Kiara)

Visionary Trainer – Christina Kuan, Cornerstone Realty

Outstanding Leader – Wong Yau Long, Cornerstone Realty

SPECIAL RECOGNITION AWARDS

Best Employee Development Agency of the Year - FLP Realty

Awards of Excellence - CBD Properties 

Besides that, this year awards also witnessed the giving out of two special awards as a tribute to outstanding 
performances by some of the best real estate agencies in Malaysia. 

L-R: Jessie Wang | Chris Tia (Director) | Mable Ong 
(General Manager) of City Appraisal Consultant

L-R: Prateek Roy | Jordan Yeoh (Managing Director) | Fiona Chin (Director)
of Rina Properties Asia
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CBD Properties: Dato’ Adrian Wang (Group Managing Director) and Team

Tech Real Estate: Alex Lee (Founder & Managing Director) and Team

IQI Realty – Daniel Ho (Managing Director) | Kashif (Group CEO) and Team

L-R: Kelvin Tan (Team Leader) | Randy Chua (Owner of 
Dutama Properties) | Georg Chmiel (CEO of iProperty 
Group) | Darren Goh (Team Leader)

L-R: Patrick Teow | Chong Tech Seng | Freeman Woo, 
Dave Soh | Vincent Liaw (MIP Properties)

L-R: Prize Presentor – Kam Jun Yin (Group CEO, Chester 
Properties), Winner: Visionary Trainer, Christina Kuan, 
Head of Recruitment and Training – Cornerstone Realty

FPL Realty – Fallon Loo (CEO of FLP Realty) and Team

L-R: Prashun Dutt, Chief Marketing Officer, The Sun 
| Georg Chmiel | Chris Tan, Founder and Managing 
Partner of Chur Associates | Andre Kellér, Regional 
Owner of Re/Max Malaysia | Dr James Tee, CEO of 
Setia Awan Group
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SP SETIA’S SKY TREES:
ON A MISSION TO PAINT THE 

TOWN GREEN

2. WHAT ARE SOME OF THE PROJECT’S 
DISTINCT FEATURES WHICH ADD VALUE FOR 
BOTH ITS RESIDENTS AND INVESTORS?
Sky Trees enjoys fantastic accessibility as it is located in 
Bukit Indah, a township highly regarded as a goldmine 
because of its location (13km from the city centre 
and 23km from Singapore), its excellent network of 
roads, intercity highways and its proximity to the main 
North-South Highway via the dedicated Bukit Indah 
Interchange.

Saw Kim Suan
Divisional General Manager

Committed and dedicated to creating eco and 
sustainable spaces for the community, SP Setia has 
gone to great lengths since their early days to build 
developments that promote ecological preservation 
and a holistic way of living. Up-to-date, the star 
developer has left a trail of outstanding award winning 
sustainable projects such as the Lepironia Garden at 
Setia Eco Glades in Cyberjaya and Setia Eco Gardens in 
Iskandar, Johor among others. Its most recent addition 
to the Sky concept series (Sky View, Sky Breeze and Sky 
Loft) in Bukit Indah, the Sky Trees is expected to propel 
the green sustainable development sector of Iskandar 
Malaysia to a new high. Divisional General Manager of 
SP Setia, Saw Kim Suan shares with us the inspiration 
and aspiration behind the remarkable Sky Trees. 

1. TELL US MORE ABOUT SKY TREES. WHAT 
WAS THE INSPIRATION BEHIND ITS NAME?  
Sky Trees is our latest project that is located in Bukit 
Indah, a township known for its outstanding lush 
greenery. It is a 3.44 acres mix-use development 
project that comprises 696 units ranging from 580 to 
850 sq ft spread across two tower blocks. We draw the 
inspiration for this project from Bukit Indah’s naturally 
scenic characteristics such as the abundance of 
luxurious trees and rich green planes. Like most of our 
projects, we focus on sustainability and the preservation 
of Bukit Indah’s ecology while simultaneously creating 
an innovative landscape design concept. 

Multiple award winning developer, SP Setia sets a 
new tone for sustainability with its latest gem in 
Iskandar Puteri.
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Since it is a mix-use development, it offers a combination 
of residential, commercial businesses and lifestyle 
retail. There will be a comprehensive range of amenities 
and facilities available such as schools, commercial 
building and offices, shopping centres, hypermarket 
(within walking distance to AEON Mall Bukit Indah), 
restaurants, hotel, and even a convention centre. 
With everything within reach and more amenities and 
services within 5 km radius of the township, Sky Trees 
residents and investors will both benefit greatly from 
these USPs.

Secondly, in line with our aim to provide our communities 
with a genuinely eco and sustainable environment 
where they can live, learn, work and play, Sky Trees 
boasts unique features such as its Garden Ville concept 
and a tree deck at a selected floor. The comforting 
greenery is a real treat to the sensory, especially after a 
long commute or hard day at work.

3. WHAT ARE THE ‘GREEN’ FEATURES THAT 
HAVE BEEN OR WILL BE INCORPORATED IN 
THE DEVELOPMENT?
Once again we collaborated with OTLA (Office for 
Tropical Landscape Architecture), the winner of Best 
International Landscape Design Project at the MLAA 
2016 Awards and the genius behind the magnificent 

landscape of the other Sky series in Bukit Indah as well 
as Setia Tropika. Staying true to its name ‘Sky Trees’, 
the tree concept will be used consistently throughout 
the high-rise development with a tree deck installed at 
a selected floor and a grand feature tree at main drop 
off area; we also integrated the tree branch concept for 
the benches and floor (facilities floor).

4. HOW HAS THE RESPONSE BEEN FOR THE 
PROJECT AND WHAT MAKES SKY TREES 
STAND OUT FROM OTHER SIMILAR ICONIC 
DEVELOPMENTS IN THE AREA SUCH AS SKY 
BREEZE AND SKY LOFT?
At the moment we are still at the registration stage 
but we are confident it will receive a huge response 
since the development concept is new and have not 
been introduced in Iskandar Puteri. Sky Trees has two 
unique selling points that set it apart from the other 
developments in the area and these are the (five types) 
unit layout and the capital appreciation potential that it 
will bring to both owner occupiers and investors alike.  

5. WHAT IS YOUR OUTLOOK FOR THE PROPERTY 
MARKET IN ISKANDAR MALAYSIA? 
We are confident that property prices in Iskandar will 
consolidate and stabilize within the next 24 months. 
When that happens, buying concentration will mainly 
revolve around two factors: location and affordability. 
First time home buyers and those seeking for something 
within the range of RM 350, 000 and RM 500, 000 to 
suit their affordability will focus on the second layer 
locations (25km from JB City and beyond) whereas 
the upgraders will continue to look at the first layer 
developments such as those undertaken by us.

For more information, please contact +607 241 2255 or 
email bij-sales@spsetia.com.

“HAPPY 10TH YEAR 
ANNIVERSARY 

ISKANDAR MALAYSIA”
-Saw Kim Suan-
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BUKIT IMPIAN 
RESIDENCE:WHERE DREAMS 

ARE MADE REAL

a harmonious living environment. The homes are 
complemented by recreational facilities such as linear 
parks in each zone and the Impian Emas golf course. 

The commercial components; shophouses and the light 
industrial zone are meticously planned to maintain the 
surrounding rich foliage and are all located in strategic 
locations for the convenience of daily business 
operations. 

Strategically located right in the heart of Iskandar 
Malaysia, Bukit Impian Residence is blessed with easy 
accessibility to various popular destinations and enjoys 
good road network including the Skudai Highway and 
North-South Expressway. It is located a mere 18km 
away from the Senai International Airport and the 
Johor Bahru CIQ Complex which is 20km away makes 
travelling to and fro Singapore very convenient. In 
addition, the nearby Taman Impian Emas exchange 
which links to the North-South Expressway is expected 
to be completed by the end of this year. 

WHAT ARE SOME OF THE PROJECT’S DISTINCT 
FEATURES WHICH ADD VALUE FOR BOTH ITS 
RESIDENTS AND INVESTORS?
The Bukit Impian homes are built on higher ground and 
boasts a low density per plot ratio of 6 units per acre. 
In comparison, the typical density for most projects is 
12 units per acre. This precinct consist of 224 units of 
double storey terrace homes and 318 units of  double 
storey semi-detached houses. 

We place a priority on security and safety - the 
residential project is a gated and guarded development 

Carol Lim
Marketing Manager

A brainchild of Gunung Impian Development Sdn Bhd - 
a joint venture company between the prestigious Kuok 
Group and Lee Rubber Group, Bukit Impian is located 
within the luxurious self-contained township of Taman 
Impian Emas. Spanning across approximately 3,000 
acres of freehold land, the enclave is located just 13km 
north-west of the Johor Bahru City Centre. 

Designed to be a green oasis within the bustling 
economic region of Iskandar Malaysia, Taman Impian  
Emas is an integrated township comprising of 
commercial, residential and light industrial components. 
Carol Lim, Marketing Manager of Gunung Impian shares 
with REENA KAUR BHATT the project’s details. 

TELL US MORE ABOUT YOUR PROJECT. WHAT 
WAS THE INSPIRATION BEHIND ITS NAME?
Bearing the tagline, ‘Dreams Made Real’, Taman Impian 
Emas is a master planned development which inspires 
to develop homes and a community instead of just 
houses. As the Bukit Impian homes are spread out 
across wide open spaces and undulating green hills, it 
is only apt that we name it ‘Dream Homes on a Hill’. 

We plan to deliver approximately 26,412 units of 
terrace houses, semi-detached units, shop-offices and 
apartments in the next 20 years or so. To-date, Taman 
Impian Emas has delivered 4,500 units of residential 
and commercial units with a total sales value of RM1.4 
billion. 

The development is planned to embrace its natural 
surroundings, where each residential precinct is 
designed to suit its unique setting in order to create 

A veritable green development in the heart of 
Iskandar Malaysia, Bukit Impian Residence promises 
a rare blend of nature and contemporary designs, 
all in one prestigious address.
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with state-of-the-art security features. Residents will 
enjoy a peace of mind with all the safeguards in place. 
Besides being equipped with CCTV surveillane and 
round the clock guard patrol, only those with security 
access cards are allowed to get through the guarded 
entrance. 

Another distinct feature that differentiates our homes 
from other similar developments is that the residential 
units in Taman Impian Emas are built on an enviable 
bigger lot size and build up area. Designed for those 
who appreciate being surrounded by the beauty of 
nature, Bukit Impian delivers breathtaking views and 
enchanting landscaping. 

Being located within Iskandar Malaysia is also an 
obvious benefit. Currently celebrating its 10th year 
anniversary, the economic region has transformed 
the landscape of Johor. With numerous ongoing 
mega projects in various sectors including retail, 
entertainment, healthcare and education, the resulting 
spillover effects in terms of job opportunities and 
population growth adds to the project’s economic 
sustainability and capital appreciation. 

WHAT ARE THE ‘GREEN’ FEATURES THAT HAVE 
BEEN OR WILL BE INCORPORATED IN THE 
DEVELOPMENT?
Taman Impian Emas has a rich, leafy setting and 
features various hilltop recreational parks, complete 
with jogging paths, fitness stations and matured 
raintrees. With an astounding 40% of its area reserved 
for green spaces, we promise residents contemporary 
living right next to nature, where they can enjoy the 
serene and refreshing natural environment.  

HOW HAS THE RESPONSE BEEN FOR THE 
PROJECT AND WHAT MAKES THE BUKIT IMPIAN 
RESIDENCE STAND OUT FROM OTHER SIMILAR 
DEVELOPMENTS IN THE AREA?
The double storey terrace homes has already received 
close to 75% take up. With a land area of 24’ x 75’ 
and built up of 2,567 sq ft, the units are priced from  
RM648,000.  The property is built to the maximum 
length of the lot and comes complete with quality 
finishings. With its functional design, purchasers do not 
need to do any renovation prior to moving in.

The double storey semi-detached homes on the other 
hand, have a land area of 45’ x 90’ and a built up 
area of 3,489 sq ft, with prices starting from RM1.38 
million.  These homes which are designed similarly 
to a bungalow boasts wide open spaces, fantastic 
ventilation and lighting. Purchasers can also enjoy the 
distinct feature of open terraces at  the cost of a semi-d 
home.

WHAT IS YOUR OUTLOOK FOR THE PROPERTY 
MARKET IN ISKANDAR MALAYSIA?  
The landed property market in Iskandar Malaysia is 
still going strong as there is considerable interest from 
Singaporean buyers. With the confirmation on the High 
Speed Rail project, we anticipate that there will be an 
increase in demand for homes in Iskandar Malaysia. 

For Further information please visit www.impianemas.my or 
contact +607 558 8888.



ADVERTORIAL

36

Leading innovator and provider of eco-friendly water heating solutions, Pecol¨ 
delivers products that not only benefits the environment but are cost-friendly as well. 

Preceding the Copenhagen 
Climate Change Conference 
in 2009 and long before 
the green wave rolled onto 
our shores and surfed 
up “sustainability” as the 
catchword for the building 
industry, Pecol® was 
already on the bandwagon, 
pioneering with its own 
homegrown brand of 
efficient water heaters. 

Apart from a full line of water 
heaters, the Pecol® range of products has expanded 
to include products for industrial and commercial 
applications such as Heat Pumps, Solar Heaters, and 
quick-boil hot water dispensers; all which are widely 
used by major international and domestic hotel chains, 
resorts and hospitals.

The Pecol® brand prides itself on being cost-efficient 
and with the developments of new energy-saving 
systems, hope to cut the costs of electricity not just 
for commercial establishments but also for the home 
user. Receiving the Malaysian Power Brand Award in 
2010 for Water Heating Technology for Outstanding 
Achievement for Best Quality Products & Services is a 
testament to this.

PECOL® ECO SOLUTIONS – WHY IT’S SIMPLY 
THE BEST
Incorporating the most advanced technology from 
the US, the Hybrid Solar Hot Water System is Pecol®’s 
latest and finest – it is modern, durable efficient and 
boasts a state-of-the-art design. A proven fast-heating 
(ultimate black chromatic) system that comes complete 
with pressurised solar tank, it provides hot water all 
year round at prolonged temperature and is developed 
for extra energy saving. Aesthetic wise, it blends well 

with most housing styles 
to meet hot water heating 
requirements and carries 
a 10-year warranty (inner 
tank).

Compact and versatile 
enough to be easily installed 
anywhere, the Hybrid Hot 
Water Storage Tank is 
hooked up to the split air-
conditioner system from 
which it reclaims waste heat, 
i.e. “connect to conserve.” 

The brainchild of Pecol® back in the 1970s, it is the 
world’s first waste heat reclamation system to provide 
an alternative source (of heat) for heating up water 
(and keeping it warm!) using that generated by either a 
single or several split unit air-conditioners.

Significant savings on electricity of up to 80% accrue 
from the Pecol® revolutionary Energy Multiplier 
technology. It provides hot water supply 24 hours a day 
as well as free cool air, which is a by-product of heat 
reclamation process. 

POSITIVE ECO-LIVING
WITH 

Significant savings on 
electricity of up to 80% 
accrue from the Pecol® 
revolutionary Energy 
Multiplier technology. 
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Standing from L-R : Tan Say Eng, Oh Cheong Yew, Lau Joo Tek, Lai Wai Shoong and Lim Siew Wan.
Sitting from L-R Lee Peng Thiam, Ooi Seng Chye, Diong Chai Chiew, Tan Chin Ching, Cheah Eng Siew.

Designed for maximum efficiency and reliability, Pecol® 
Electric Storage Water Heaters, made from rust-free 
high-quality imported material and with high safety 
standards, offer a complete range of standard sizes 
and special made-to-order models, i.e., a wide choice 
for all hot water requirements. Other features included 
an automatic thermostat control and instant hot water, 
packaged with a 5-year warranty (stainless steel inner 
tank).

Yet another innovation is the Pecol® Commercial Heat 
Pump, built on the principle of reverse refrigeration 
technology where heat from the surroundings are 
absorbed and raised to usable temperatures for heating 
to ‘high hot’ or just ‘hot’. Displaying high levels of 
efficiency, the Energy Multiplier in the system enables a 
quantity of heat at the source to be multiplied several 
times at no additional cost. Pollution and noise free, the 
commercial Heat Pump runs at the lowest operating 
cost, translating to 75% savings on heating bills, and is, 
practically maintenance-free.

The Pecol® Mini Heat Pump is, similarly, space-efficient, 
safe and quiet and requires minimum maintenance. Its 
energy-saving system works on the same principle as 
an air-conditioner – but in reverse cycle, where hot 
compressed refrigerant vapour transfers heat (via a 

heat exchanger, to the heat pump storage tank) before 
resuming its own cycle of cooling. This nifty device also 
saves up to 75% of water heating bills while providing 
round the clock hot water supply (up to 60ºC) and free 
cool air for the entire household.

CHAMPIONING A GREENER WORLD
In the bid to raise eco-consciousness and promote 
greener lifestyle among Malaysians, the company 
has embarked on a nationwide “Positive Eco Living” 
campaign for environmental conservation through 
community events, forums, trade exhibitions, and the 
social media. 

Pecol® reckons that by “greening one building at 
a time”, it will get to where the company, and the 
nation, as a whole, needs to go, namely, eco living in an 
environment that is sustainable.

There is an energy and cost efficient Pecol® water 
heater available to meet all of your unique needs. So, 
if you want the best in heating technology, ask for the 
Pecol® brand.

For more information on Pecol®, contact 016-208 3116 
or visit www.pecol2u.com
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ISKANDAR MALAYSIA: 
ON THE RIGHT TRACK 
TO SUCCESS

 Iskandar Malaysia is right on track to 
delivering its promise to transform the physical 
and economic landscape of southern Johor as it 
enters its 10th year anniversary. As to date, IM has 
received an astounding RM208 billion in committed 
investments, of which 40% is made up of foreign 
investors – a sure sign of other countries’ confidence 
in the economic region.

The manufacturing sector has always been the 
region’s main growth driver – with ventures such as 
the Pengerang Integrated Petroleum Complex and 
the Sedenak Data Hub, IM is poised to be a haven 
for investments. The completion of infrastructure 
projects, namely the High Speed Rail and Rapid 
Transit System will further boost IM’s liveability and 
economic potential.

Moving forward, the recently launched IM 
Comprehensive Development Plan 2014-2025 
(CDPii) will give special attention and support to 
develop nine economic clusters including healthcare, 
education and tourism.  The programmes and 
initiatives laid out under the CDPii which focuses on 
sustainability will further improve the standard of 
living as well as increase business and employment 
opportunities in the region. 

Dato’ Mohamed Khaled Nordin 
Chief Minister of Johor
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In an effort to spearhead sustainability among 
construction industry players and stakeholders, CIDB 
and the Public Works Department (PWD) introduced 
MyCREST in May 2016. The sustainability rating tool aims 
to quantify and reduce carbon emissions of buildings 
and serves to guide contractors and developers to 
design, construct and operate more sustainable and 
resilient buildings.

Expounding on the significance of sustainability, Dato’ 
Ir Ahmad quoted Steve Howard, Chief Sustainability 
Officer of IKEA, who spoke at the TEDGlobal 2013, “We 
are building cities like never before, bringing people out 
of poverty like never before, and changing the climate 
like never before. Sustainability has gone from a nice-
to-do to a must-do. It is about what we do right here, 
right now, and for the rest of our working lives”.

MyCREST not only outlines key requirements and 
recommendations to integrate low carbon and 
sustainable practices, but also takes into account the 
holistic lifecycle of the built environment. 

The introduction of MyCREST supports the 
Construction Industry Transformation Programme 
(CITP) 2016-2020, which has set a target for the 
construction industry to achieve an annual reduction 
of 4 megatonnes (MT) of CO2 emissions by 2020. 

Taking the first steps towards mainstreaming energy 
efficient and low-GHG emissions buildings in Malaysia, 
the PWD has made it compulsory for all government 
projects valued RM50 million and above to have a 
MyCREST certificate, effective this year.

SUSTAINABILITY AT THE FOREFRONT
The structure of the MyCREST system is based on 
total points accumulated and weighted listed from a 
set of criteria which covers the site, energy, water & 
material consumption and indoor environment. The 
total points are based on a broad and in-depth study 
of the weightage given to similar criteria in various 
international green systems in the world including 
LEED, CEPAS and GREENMARK. 

ENOUGH TALK, LET’S DO 
SOMETHING ABOUT 

SUSTAINABILITY
Recognizing the need to stabilize climate change, MyCREST is paving the way for 

the local construction industry to reduce its environmental impact by integrating low 
carbon and sustainable business practices.

REENA KAUR BHATT looks at how The Malaysian Carbon 
Reduction and Environmental Sustainability Tool 
(MyCREST) can help mitigate building-related 
greenhouse gas (GHG) emissions and examines what 
efforts are being taken to adopt sustainable practices 
in Malaysia. 

Many are aware of the threat of carbon emissions and 
GHG, however, the fight against climate change have not 
gained traction as most businesses’ main responsibility 
is towards their shareholders. Also, a spike in a degree 
Celcius or two is tolerable in an already warm climate 
– after all, we can just crank up the air conditioning 
further, can’t we not?

This ignorance and the single-mindedness on bottom 
lines will backfire sooner if not later – as reported in the 
British journal Nature, rampant warming could reduce 
average global incomes by nearly a quarter and just a 
4oC jump would also batter sectors like agriculture, real 
estate, timber, and emerging market equities. 

The building and construction industry is a huge 
contributor to the rising temperature – the United 
Nations Environment Programme (UNEP) affirms 
that buildings are responsible for an astounding one-
third of total GHG emissions, both in developed and 
developing countries. 

TACKLING CONSTRUCTION’S CARBON 
FOOTPRINT 
The time to move forward with sustainability is now and  
Dato’ Ir Ahmad ‘Asri Abdul Hamid, Chief Executive 
of Construction Industry Development Board (CIDB) 
Malaysia is a keen advocate of green building practices. 

Dato’ Ir Ahmad 
‘Asri Abdul Hamid

Chief Executive
(CIDB) Malaysia
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This comprehensive sustainability rating tool evaluates 
the cultural, safety and security aspects of a project 
on top of the environmental factors, as can be seen 
through the 11 stringent criteria under MyCREST as 
shown below:

Source: CIDB Malaysia

These criteria are then implemented according to 
three certification phases; DESIGN, CONSTRUCTION 
and OPERATION & MAINTENANCE. Depending on 
each phase, the criteria are adjusted for different 
requirements and relevance. The system involves 
assessors from CIDB checking the project for energy 
efficiency and green building compliance and star 
ratings of up to five stars would then be conferred to 
the projects. 

 

Source: CIDB Malaysia

According to Dato’ Ir Ahmad, MyCREST encourages 
the adoption of environmentally sustainable practices 
right from the design stage and enables sustainable 
practices from a top-down approach. This means 
that such practices are carried out at every stage of a 
building’s lifecycle. 

PROMOTING BETTER WASTE MANAGEMENT 
One contributing factor to why construction activities 
have massive carbon footprints is that many industry 
players do not practice proper waste management 
and disposal - the Solid Waste Management and Public 
Cleansing Corporation (SWCorp) Malaysia reports 
that 70% of uncollected construction waste ends up 
dumped in private land. 

This not only causes environmental nuisances and 
damage but also impacts the resiliency of nearby 
infrastructures in the event of natural disasters and 
unpredictable weathers such as floods. 

Social and environmental entrepreneur, Leonard Ho 
is taking strides to provide construction stakeholders 
with a greener option in getting rid of their waste – 
of which a considerable amount is plastic-based, from 
pipes, ducts, flooring and wall coverings to tarpaulins 
and hardhats. 

The former conventional food packaging businessman 
is the founder and Managing Director of Polyseed 
Footprint Solutions Sdn Bhd, a manufacturer of 
biodegradable and environmentally friendly products 
using their very own oxo-degradable technology – 
OXIUM. 

Polyseed’s products including its Wall Cover Panel, 
Construction Safety Net and Soil Protection Plastic 
sheet provide developers and contractors with the 
solution to reduce their carbon footprint. Construction 
waste only needs to be wrapped or covered with either 
one product, depending on suitability. 

The OXIUM additives added to the three products 
enables for the plastic enables for accelerated 
biodegrading – the plastic waste underneath will only 
take 5-10 years to break down instead of almost a 1000 
years! Eventually, the debris becomes a food source for 
microbes. 

1 2

3 4

Leonard Ho
Founder

Polyseed Footprint Solutions Sdn 
Bhd
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CIDB Malaysia is working to garner the private sector’s 
support to subscribe to the MyCREST tool. Earlier 
this year, the organisation signed a Memorandum 
of Collaboration with the Real Estate and Housing 
Developers’ Association (REHDA) Malaysia. As part of 
the collaboration, REHDA members have pledged more 
than 20 development projects to be assessed with 
MyCREST, of which 6 have been successfully certified: 

a. SP Setia Bhd’s Corporate Headquarters
b. REHDA’s Wisma REHDA
c. Encomas Sdn Bhd’s Encomas House
d. E&O Bhd’s Straits Quay Office Suites, Block 6
e. Remajaya Sdn Bhd’s Bay 21
f. GTower Sdn Bhd’s G Tower

“We hope that more industry players in the private 
sector will follow these developers’ lead in incorporating 
green and sustainable practices - smart developers 
should realize that a smaller carbon footprint also 
translates to greater marketability and profitability,” 
says Dato Ir’ Ahmad. 

He also shared that the government is doing what it 
can to encourage businesses to join the fight against 
climate change. The Malaysian Investment Development 
Authority (MIDA) and Malaysian Green Technology 
Corporation (GreenTech Malaysia) have recently rolled 
out several tax incentives to catalyse investments and 
the adoption of green technology in various sectors. 

The incentives aim to assist more companies to 
implement greener practices by generating energy 
from renewable energy sources, installing energy 
efficient equipment and decreasing their waste through 
various recycling initiatives. 

Ultimately, Dato’ Ir Ahmad urges consumers to play 
their part in encouraging developers to amplify their 
sustainability efforts - by voting with their wallets, 
i.e: by being a discerning consumer and seeking out 
developers with sustainable products. By doing 
so, sustainability can be made affordable for many 
people and not just a luxury for the few. Unless there 
is no continuous demand for green developments, the 
uptake of sustainability standards across the sector will 
remain low. 

Even though the technology to produce the degradable 
plastic costs two times more, Leonard chooses to 
manufacture and market them at the same price as 
conventional plastic – giving no excuse for stakeholders 
to play the ‘cost’ card. 

Leonard’s determination to create social and 
environmental impact stems from his desire to see 
a greener future for his children. “We do not inherit 
the earth from our ancestors, we borrow it from our 
children,” he says. 

Leonard urges construction stakeholders to become a 
green player by adopting green building policies and 
practices. He feels that all contractors should adopt the 
Site Waste Management Plan (SWMP) approach. The 
framework which has been used in Europe has proven 
successful in improving efficiency and profitability 
by promoting reuse, recycling and recovery of waste, 
rather than disposal. 

Most importantly, he recommends that more should 
be done to raise the public’s awareness of the broader 
issues associated with sustainability. He is also pushing 
for a revolution with his green plastic products -Leonard 
was recently invited by the WP Kuala Lumpur state 
government to advise approximately 400,000 retail 
outlets to carry Polyseed’s biodegradable products. 

A COLLECTIVE EFFORT
Dato’ Ir Ahmad revealed that the greatest challenge 
in the adoption of sustainable practices is in winning 
over industry players’ acceptance and support. The 
perception that sustainability is expensive must 
be corrected – at the moment less than 2% of the 
buildings and infrastructure for both the residential 
and commercial segments in Malaysia are rated 
environmentally sustainable. Sustainability does require 
higher upfront costs, but over time, the sustainable 
solutions naturally result in lower lifecycle operation 
costs. 

1 The polyseed team
2 Construction safety net
3 Soil protection plastic
4 Window Protection Film
5 Leonard is now working with the state government to
   promote Polyseed’s biodegradable products to the local
  market.

5
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GST AND INCOME TAX/REAL PROPERTY 
GAINS TAX IMPLICATIONS ON 

INDIVIDUALS OWNING COMMERCIAL 
PROPERTIES

Individual sellers who own a few commercial properties for investment purposes 
have to be wary of the potential impact on the disposal of their properties.  

THAM LIH JIUN and WONG POH GENG explain.

Owning commercial properties in prime areas in 
Malaysia is always a good investment. Before the GST 
era, disposal of the properties are generally subject to 
income tax or real property gain tax.

With the introduction of GST on 1 April 2015, sellers of 
commercial properties must be mindful that such sale 
is subject to 6% GST if sold by a person in business and 
holds a GST licence. 

Generally, individuals who own commercial properties 
do not consider themselves as being in “business”. 

However, the Royal Malaysian Customs Department 
(Customs) which is administering the GST holds a 
different view. In a guidance stated as taking effect from 
28 October 2015, the Customs considers an individual, 
who owns more than two commercial properties, 
more than one acre of commercial land or commercial 
property, or land with a market value of more than RM2 
million, to be in business. Where the individual intends 
to sell such properties, he is required to apply for a GST 
licence if the value of the sale is more than RM500,000.

Based on this concept adopted by the Customs, an 
individual who sells his only commercial property with 
value more than RM2 million will need to apply for a 
GST licence and charge 6% GST to the buyer though 
it is an one-off transaction. Arguably, this individual 
should not be considered in business as there is no 
regular trading of properties. 

It does not seem justified for Customs to not take into 
consideration the individual’s intention in owning the 
property and whether they have any business acumen or 
purpose as opposed to merely holding for investment. 
Many individuals will be affected. For example, a 
person may have inherited, or owned property as a 
consequence of family dealings and over time the 
market value of that property has grown without any 
intention or action of the individual. Another example 
is a person who may have only owned one commercial 
property, but during a short space of time had acquired 
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another one and was in the process of selling the other, 
may be caught under these rules on the basis that they 
did at one point own two properties. 

The Customs’ guidance on individual owning 
commercial properties appears to be inconsistent 
with the meaning of business under the GST Act 2014.  
In a turnabout action, the Customs announced the 
suspension of the enforcement on individuals on 18 
April 2016 until further notice. However, in the recent 
GST Technical Issues Committee meeting held on June 
30, 2016, the issue has resurfaced again!

In addition, if the individual is required to be registered 
arising from disposal of a commercial property, another 
area of concern is the penalty on failure to register for 
GST and the late payment penalty of up to 25% for any 
late payment of GST due to the Customs. 

If the individual is aggrieved by the Customs’ treatment 
on the above, it is important for the individuals to know 
the available channels for appeal i.e. through the GST 
Tribunal and the system of Courts of Law. 

The introduction of GST has also brought with it 
amendments and impact on Malaysia’s existing direct 
tax systems dealing with commercial properties. 

Currently, the direct tax legislations that concern 
individuals who are dealing with commercial properties 
are the Income Tax Act, 1967 (ITA) and the Real Property 
Gains Tax Act, 1976 (RPGTA). Broadly, while the ITA 
governs the taxation of income received (i.e. rental) 

from commercial properties, the RPGTA imposes tax 
on the buying and selling of commercial properties 
for individuals owning such properties for investment 
purpose.

For the purposes of ITA, an individual letting out 
commercial properties would generally be deemed as 
deriving income from a non-business source. Expenses 
such as electricity, quit rent, repair and maintenance 
and so on that are directly incurred with regard to the 
commercial property would be allowed as a deduction.

With the introduction of GST, the non-allowable 
provisions of the ITA and RPGT have been revised 
to disallow input tax on individuals that are liable to 
register but failed to do so and output tax borne by 
individual taxpayers. 

Using the same example above, if an individual sold its 
commercial property valued more than RM500,000, he 
would be required to be registered for GST. If he did not 
register and he still owns other commercial property(s), 
GST incurred on these other property(s) subsequent 
to the sale relating to other expenses such as repair 
and maintenance etc. will be denied deduction against 
his rental income from his other commercial properties 
in computing the income tax payable. Likewise, GST 
incurred on subsequent purchase of commercial 
property is also not allowed as deduction for RPGT 
calculation when it is sold.

Hence, individual sellers who own a few commercial 
properties for investment purposes have to be wary of 
the potential impact on the disposal of their properties. 
Apart from the potential real property gains tax, the 
individual also needs to consider GST compliance 
requirements. 

DISCLAIMER: The opinion stated in the article are solely of Tham Lih Jiun and Wong Poh Geng 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.

Tham Lih Jiun 
Executive Director, Malaysia Real 

Estate Tax Leader
Deloitte Malaysia

Wong Poh Geng 
Tax Director, Goods & Services 

Tax/Customs & Global Trade 
Deloitte Malaysia
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iPROPERTYiQ ANALYSIS: GROWING 
DEMAND FOR LARGER PROPERTY 

WITH 3 BEDROOMS OR MORE 
With a burgeoning population of more than 30 million, data from the country’s 

leading property website, iProperty.com Malaysia has revealed that the houses in the 
country are getting larger. - JASON LIM, DATA ANALYST AT iPROPERTY.COM

Source: iPropertyiQ

The data from iPropertyiQ is obtained from a 
combination of data from iProperty.com Malaysia and 
from Brickz.my. The latest findings by iPropertyiQ 
revealed that houses that are being bought and sold 
today has an average size of 1,900 sqft. 

It was interesting to note that in the 1990’s, when the 
population was at 18 million, houses used to average 
at 1,150sqft. In just a span of 26 years, property sizes 
have increased by 750sqft. Even though affordability 
continues to remain a key concern, Malaysians are 
looking for larger homes and the findings also showed 
that terrace houses are also getting more popular. 
Towards 2011, people had already begun looking 
towards terrace houses due to affordability. At the 
same time semi-D’s market share faced the opposite 
reaction. The market share for semi-D’s remained 
below 25% as popularity for terrace houses continued 
to stay above 75%. 

DISCLAIMER: The source of Sale data is from the Valuation 

and Property Services department (JPPH) which officially 

records a property transaction once the stamp duty for the 

Sales and Purchase agreement is paid while the source of rent 

data is from agents’ listings listed at iProperty.com. Analytics 

are based on the data available at the date of publication and 

may be subject to revision as and when more data becomes 

available.

The data, collected and tabulated by iPropertyiQ, the 
companies big data solutions that simplify information 
access and discovery, revealed that people are now 
living in homes that are about 67% larger than it used 
to be 15 years ago. 

A: Houses that are being bought and sold today have an average 
size of 1,900 sq ft.

B: People are now living in homes that are about 67% larger than 
it used to be 15 years ago.

C: House size used to average at 1,150 sq ft during the 1990s.

A:  In 2015, 64% of houses have three rooms, meanwhile 20% of 
the houses have four rooms or more.

B: Since 2001, houses with four rooms or more have gained 
grounds from houses with two rooms or less.

C: Houses with three rooms continue to be the preferred choice 
among purchases.

Source: iPropertyiQ 

In conclusion houses with three bedrooms continue to 
be the de facto choice of both purchase by property 
buyers and investors.

If you have any questions, feel free to contact us at 
dataservices@iproperty.com

Aside from homes getting bigger and demand for 
terrace house growing, the data also revealed that since 
2001, houses with four bedrooms or more have gained 
grounds from houses with two rooms or less. The 
research showed that having more rooms in a house is 
also cost effective when families live in together.
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Formerly known as the Iskandar Development Region, 
the project was launched in 2006 by then Prime 
Minister Tun Abdullah Badawi. 

Administered by the Iskandar Regional Development 
Authority (IRDA), Iskandar Malaysia comprises five 
flagship zones covering 2,216 sq kms, taking in the city 
of Johor Baru and the surrounding towns of Pontian, 
Senai, and Pasir Gudang. A new administrative capital 
, Iskandar Puteri is at the very heart of the plans which 
was modeled after the Pearl River Delta Economic 
Zone in China. 

It aims to maximize the close geographical proximity 
with Singapore in a manner similar to which Shenzhen 
and Hong Kong did with the aforementioned Pearl 
River Delta Economic Zone. 

ISKANDAR MALAYSIA 
ENTERS ITS 10TH YEAR

As the Iskandar projects reaches this milestone, iProperty.com examines how this 
mega project has fared thus far.

TEN YEARS AFTER
Part of the masterplan was to boost the population in 
Iskandar to 3 million by 2025 (the population of the 
region was 1.3 million in 2000). It is also planned to have 
close to 1.5 million workers by 2025, which is a significant 
leap from 0.62 million in 2005. The GDP per capita of 
the region is forecasted to rise to USD$31,100 in 2025, 
more than double of the 2005 figures (USD$14,790). 
The annual growth for this was projected around 6% 
per annum. However, these projections have not been 
met in the most parts due to a number of reasons. First 
and foremost, various projects identified as catalysts 
have taken a longer gestation period. Given the global 
drop in oil prices, fluctuating Ringgit value, and a 
generally uncertain market, developers and investors 
have adopted a more cautious approach in Iskandar. 
One of the major obstacles facing investors is the 
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the Klang Valley where the abundant supply of skilled 
and migrant workers means it is a more cost-effective 
location. 

The dip in global oil prices have had a direct impact on 
Iskandar. The completion of the Pengerang Integrated 
Petroleum Complex is expected to be delayed. The 
Johor Petroleum Development Corp cited the difficulty 
in attracting new investors as the key reason for the 
delay. Phase 1 of the project is expected to be on 
schedule but future phases are likely to be delayed. 
Petronas has also announced that it is delaying the 
start of its USD$16 billion refinery and petrochemical 
development (Rapid) till mid-2019.

Cooling measures adopted in Singapore for its 
property market means that investing in Iskandar is 
less attractive than when it was first launched. 

THE CHINESE CONNECTION
The presence of major Chinese developers has 
meant that investors, while cautious, have not totally 
abandoned the Iskandar project. While Singapore 
remains the number one investor in Iskandar, the influx 
of big players from China was one of the key reasons 
for the project gaining a high profile, both domestically 
and internationally. 

The scale of the projects as is the norm with Chinese 
conglomerates is massive. The Greenland Group’s move 
to develop over 3,000 acres of industrial land in Pasir 
Gudang in collaboration with the state government is 
a clear signal that Chinese manufacturers still view the 
Iskandar project favourably. Despite the recent global 
economic slowdown, Chinese businesses are cash rich 
and are looking to manufacture abroad to penetrate 
new markets. 

Chinese investors are still confident that Iskandar 
will reflect success similar to that of the Pearl River 
Delta Economic Zone. They are highly confident that 
Iskandar will reach its projected population growth by 
2025, fueled by both internal and external migration. 
The availability of education and health services 
will help make Iskandar that much more attractive 
to prospective migrants. Part of those migrants will 
include the many Malaysians working in Singapore who 
may find themselves priced out of the property market 
in the island state. 

VERDICT
The jury is still out on the short term success of the 
Iskandar project with various obstacles, some caused by 
unforeseen changes, leading to delays, re-designation 
of projects and cooling of interest. But the fact remains 
that with so many Chinese conglomerates involved 
and Iskandar still looking as a very viable investment 
for Singaporeans, the future still looks bright for this 
mega-project. 

difficulty in sourcing skilled workforce to complement 
the projected growth. It has been noted this boils down 
to the fact that some skilled workers still prefer to work 
in Singapore.

INDUSTRIAL SECTOR: CAUSE FOR OPTIMISM
While the growth has not hit the expected peaks, 
it is not all doom and gloom. The manufacturing 
sector is the primary driver for Iskandar’s growth 
and is responsible for approximately RM52.1 billion of 
committed investments to date. This has led to firm 
and consistent demand for industrial space. A good 
example of recent success is the 210ha Nusajaya Tech 
Park which was jointly developed by Ascendas and UEM 
Sunrise. The first lot of 21 ready-built facilities is almost 
sold out while a second lot will be completed by end 
of the year. Over 70% of the uptake is by Singaporean 
business and other international firms.

The healthcare sector also recorded positive growth 
in Iskandar. Gleneagles Medini opened in 2015, joining 
Regency Specialist Hospital and those under the KPJ 
Group. All are reported to be doing great business with 
most hospitals operating at maximum capacity. The 
Thomson Medical Centre is about to open as well as 
more centres from the KPJ group which will bring the 
total number of beds in Iskandar to over 2,500. 

Education is another sector that is doing well in 
Iskandar. While the expected influx of skilled foreign 
talent has not occurred, it has not stopped a number 
of international schools from popping up in EduCity. 
Marlborough College Malaysia alone boasts a student 
population of close to a thousand. Institutions of higher 
learning have also been doing well with the Netherlands 
Maritime Institute of Technology boasting close to 
1,500 students while Newcastle University of Medicine 
Malaysia has an intake of over 600 students. This 
year will also see the introduction of the Management 
Development Institute of Singapore (MDIS) campus as 
well as the Raffles American School in EduCity. 

The proposed motorsport hub – FASTrack Iskandar – is 
another project which will boost the region’s visibility. 
Construction is expected to commence this year with 
the 12ha site to be completed in 2019. 

CAUSE FOR CONCERN
Connectivity with its southern neighbor, Singapore is 
seen to be key in Iskandar’s development and expansion 
plans. With the Causeway and Second Link unable 
to cope with the daily traffic demands, congestion 
will remain a key issue hindering the progress of the 
Iskandar project. 

The aforementioned lack of manpower is a major 
issue. Not just skilled but blue collar workers will be 
needed to build and man the various projects. At the 
moment, many companies still prefer to set up shop in 
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Industry experts share with REENA KAUR BHATT why they remain confident with the region amid the cautious 
sentiment and oversupply situation in the residential market.

According to Knight Frank’s Real Estate Highlights 1H2016 Report, as of March 2016, Iskandar Malaysia (IM) 
has registered cumulative investments of RM202.45 billion starting from 2006, and of this 51% have been 
realised.

As Iskandar enters its 10th year of development, what are your thoughts on its progress towards realising the 
vision to be a strong and sustainable metropolis of international standing?

CLEARER SKIES AHEAD 
FOR ISKANDAR MALAYSIA
It is full steam ahead for Iskandar Malaysia as it welcomes recent ‘game changers’ 
such as improved transportation plans and increased foreign investments in the 

manufacturing and services industry.

Ricky Lee (RL)
Executive Director

Knight Frank Malaysia (Johor Head)

IM has come a long way since its inception. With an 
estimated population of 1.3 million in 2005, the figure 
grew to roughly 1.8 million in 2013 - that is a growth of 
3.8% per annum.

It is important to note that the largest contributor to 
the cumulative investment into IM is the manufacturing 
sector, with an estimated contribution of RM54 billion 
or 26% and according to MIDA, in 2015, Johor recorded 
the highest total proposed capital investment at RM31 
billion. As these investments are realised, it will translate 
into jobs.

Job creation within IM is a key target since the 
inception of the ambitious masterplan - to date over 
600,000 jobs have been created in the region. This is 
very encouraging and should be seen as a keystone to 
the IM masterplan. Education and healthcare sectors 

Samuel Tan (ST) 
Executive Director

KGV International Property Consultants Sdn Bhd

IM is on track based on the first Comprehensive 
Development Plan (CDP). As the development of IM 
was conceived and launched only 10 years ago, this 
milestone is no small feat. 

The next 10 years will be critical as IM moves beyond 
the foundation - building stage into a sustainable phase 
which ensures a holistic balance between economic 
growth and the community, environment and value 
creation.

are also being expanded in IM with several universities, 
schools, hospitals and medical suites opening over the 
last few years.

IM’s masterplan is solid and the relevant authorities 
are actively attracting investors to the region through 
various incentives and they are getting results. It will be 
a while yet before the vision is realised but we are well 
on the way towards achieving it.
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Khalil Adis (KA)
Founder

Khalil Adis Consultancy Pte Ltd

IM is facing a challenging situation as it enters its 
tenth year, with the political situation that is currently 
unravelling in Malaysia as well as the oversupply issue.

Firstly is the ongoing 1MDB saga that is currently under 
investigation - though this does not have a direct 
impact on IM, the ongoing investigations as well as daily 
news updates on the case have unfortunately affected 
Malaysia’s image overseas and therefore, investors’ 
confidence in the country.

As a result, Singaporean buyers, which used to be the 
majority of the property investors in IM, are adopting 
a “wait-and-see” approach until there is some form of 
clarity and closure in the case.

The second issue is concerning sustainability. Although 
IM’s vision on paper is laudable, the reality is another 
issue altogether. The many projects launched by 
Chinese developers seemed to take the approach 
of “build and they will come”. This has proven to be 
unsustainable if we look at some of the ghost towns 
that had emerged in China and Dubai.

If we were to look at the pricing of these projects, 
they are geared towards foreign investors with units 
by the thousands. This begs the question - are they 
going to be genuine home owners or are they merely 
using these homes for investment once the projects 
are completed?There is a real possibility that rentals 
could fall once all the units are ready for occupation,  
triggering a price war among landlords who will want 
to rent out their units quickly.

Ryan Khoo (RK)
Co-Founder and Director

Alpha Marketing

IM has seen growth in leaps and bounds since its 
inception in 2006. Though it is by no means a fully 
international metropolis yet, the progress has been 
significant and there have been many changes, both 
physical and societal in the city. Now as we plan ahead, 
I think we have to make sure that both the authorities 
and private entities are focused on the correct initiatives 
to stimulate further economic growth especially via job 
creation and attracting human talent.

Warrick Singh (WS)
Director

Business Development and Training for Asian Land 
Realty Sdn Bhd, Asian Land Auctioneers Sdn Bhd and 

Starfish Training Sdn Bhd

Being on the ground in IM for the past four years, I 
have observed that transaction volumes are slowing 
down due to stringent loan requirements as well as 
the latest inclusion of outstanding  PTPTN loans as a 
precondition. A glut of sorts seems to be building up in 
certain segments of the market, i.e. condominiums and 
selective landed properties.

Nevertheless, property sales in the RM300,000 - 
RM500,000 market segment appear to withstand the 
correction onslaught as many Malaysians who work in 
Singapore tend to acquire these properties.
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KK Wong (KKW)
CEO

UMLand Seri Austin

As with any master planned project, the initial phase of 
getting the project of the ground is the toughest part. 
IM has definitely proven itself to be right on track – the 
development region has already exceeded half of its 
targeted population of 3 million and since its inception 
in 2006, has realised 51% of its targeted investments. 

IM is now moving into the next phase of development;  
the recently launched Comprehensive Development 
Plan 2014-2025 (CDPii) will focus on sustainability 
and wealth generation, among others. With its current 
momentum, I believe IM would be able to realise its 
vision to be a strong and sustainable metropolis of 
international standing by 2025. 

According to iProperty.com Asia Property Market 
Sentiment Report 1H2016, 59% of Singaporean 
respondents expressed strong interest to invest in 
Iskandar. However, respondents said they would 
appreciate additional discounts and they would also 
like to see additional policy changes that favour 
foreign buyers.

What do you think should be done to encourage 
Singaporean property buyers?

(RL) I feel that the RM1 million minimum purchase 
price for Singaporean buyers is not the major deterrent 
factor that hinders them to invest in IM as the present 
currency exchange generally favours these foreign 
purchasers. The biggest factor is more likely to be the 
time commitment and inconvenience of the commute 
between Singapore and IM.

Despite this, Singaporeans were still the second largest 
foreign investors into IM with RM16.6 billion across all 
sectors as at end 2015. While that sum is not exclusive 
to real estate in IM, it is still indicative of the high 
interest from Singaporeans.

A reduction in the minimum requirement might 
encourage more Singaporean buyers. Nevertheless, the 
types of property that foreign nationals are looking for 
tend to cost RM1 million or more. Potential Singaporean 
buyers should keep in mind what kind of property this 
amount (SGD332,617.82 as of time of writing in August 

2016) will buy in IM if the equivalent sum was to be 
spent in Singapore.

(ST) Properties in IM are already cheap by 
Singaporeans’ standards due to their strong currency.  
What is needed to attract Singaporeans is not a further 
discount but instead seamless connectivity unlike the 
current traffic jam at the 2 cross-border links. With 
that solved, many will see the appeal of staying in IM 
and commuting daily to work in Singapore. In addition, 
security; real or perceived needs to be addressed to 
ensure the people’s safety. Consistent and transparent 
foreign house-ownership policies will build confidence 
among Singaporean investors too.

(KA) Additional discounts can only do so much and 
they will act as a short-term measure. In order to 
encourage Singaporean buyers, investors’ confidence 
must be restored by addressing the ongoing political 
developments in the country and the perception that 
there is indeed an oversupply of new homes in the 
market. Once these issues are addressed head on, 
Singaporeans will return to the market.

(RK) Definitely, Singaporean buyers are looking to 
enter the market at favourable pricing - whether that 
can be accomplished remains to be seen as the holding 
power of owners and developers are relatively strong. 
Also, policies such as international zoning plus the 
Vehicle Entry Permit (VEP) implementation and lack of 
transparency in the progress of both the Rapid Transit 
System (RTS) and the High-Speed Rail (HSR) have also 
stifled their interest. Once there is more clarity on the 
above issues, interest from Singaporeans will return.

(WS) Singaporean property investors and homebuyers 
are two different breeds altogether. With high property 
prices in Singapore, developments in IM provide 
Singaporeans with the luxury of living in a landed 
property and a relaxed lifestyle while commuting easily 
to and fro Singapore for work. Some of the latest choice 
developments include East Ledang Medini, Leisure 
Farm and Horizon Hills. Residents get to enjoy facilities 
such as golf courses and clubhouse perks as well as the 
wide array of cheap cuisines available in Johor. 

On the other hand, investors of landed properties who 
were previously enjoying monthly rental incomes in the 
range of RM12,000 - RM15,000 have seen a big drop in 
rental rates as there are now many choices for tenants 
to choose from. 

To encourage more Singaporean property buyers to 
come into IM, I would suggest the following measures:
i) A Real Property Gains Tax (RPGT) moratorium for 

Singaporean homebuyers.
ii) A relaxation on the threshold of RM1 million for 

foreigners to purchase properties in IM.
iii) A review of the foreigner’s tax levy when it comes 

to foreign acquisition, resale or otherwise.
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time. This will be the game changer for IM as it is able 
to tap into Singapore’s position as an international city.

(RK) It will improve connectivity. The 2 links are 
bottlenecks that also constrains economic spillover 
from Singapore. It is very difficult for any Singapore 
business to consider investing or doing business in IM if 
the connectivity capacity remains constrained.

(WS) The spillover effects of the HSR will take time 
to materialise as it is estimated to be up and running 
only in 2026. There will be challenges along the way, in 
terms of track alignment, acquisition of land, relocation 
of the population and the sourcing of funds. A private 
and public partnership (PPP) initiative will go a long 
way in solving funding issues. 

However, there is no denying the long-term 
development and business opportunities as a result of 
the project. After all, connectivity is key to boosting 
commercial and tourism activities. 

(KKW) The HSR and RTS will definitely accelerate the 
property development and investment in IM especially 
in areas within the vicinity of the respective stations. 
The ease and convenience of commuting from Kuala 
Lumpur to IM and Singapore and vice versa is the 
trigger in bringing in the much-needed population into 
the region. Infrastructure and connectivity are vital 
to population growth and I am certain that the two 
railways will play a huge part in driving the housing 
development in IM.

The ‘duty-free’ Forest City mixed development which 
comprises 4 manmade islands spread over 1,366 
hectares in Iskandar will be developed over the next 
20 years.

How will this project transform Iskandar’s property 
landscape? In your opinion, will it be sustainable in 
the long run?

(RL) This is an entire city being developed from 
the ground up and its scope and ambition are 
unprecedented for an individual development in 
Malaysia. 

20 years is a long time to project, but barring any 
unforeseen circumstances,  it is safe to say that the 
following developments should have taken place by 
then - the business focus of IM should have shifted more 
towards Medini; IM whould have surpassed its targeted 
population of 3 million by 2025; the HSR and RTS 
should be up and running and educational facilities in 
IM and Forest City should be well established, making 
the area more attractive for businesses as there will be 
a skilled workforce available locally.

(KKW) It is not surprising that there is strong interest 
from Singaporean buyers - the lower Malaysian currency 
and the comparatively higher property prices on the island 
republic make purchasing homes in IM very affordable 
for them. Also, as most homes are a convenient distance 
away from the Causeway, travelling to and fro is made 
easy - for both owner occupiers working in Singapore 
and investors to manage their rental assets. 

Even though they have the purchasing power, 
Singaporeans are holding back their spending mainly due 
to the current global economic slowdown for contingency 
purposes. However, I feel that this is the best time to buy 
because most of the prices are currently stagnant and 
many developers are giving huge discounts and freebies. 
Buyers will not get to enjoy the same opportunity when 
the property market picks up. 

How will the HSR and the RTS serve to accelerate 
property development and investment in Iskandar?

(RL) Infrastructural projects such as these which 
are designed to encourage the ease of movement 
of people are wonderful catalysts. Traffic flow will 
definitely be more efficient and station locations will 
become hotspots as the increased footfall will be ideal 
for commercial properties. Residential homes will also 
benefit from proximity to stations as they become 
more desirable. 

Hotels, retail, and tourism industries can expect a boost 
as these infrastructure services essentially increase 
their catchment areas; guests can come from further 
away and at a faster rate. 

(ST) The shuttle service mooted in the HSR’s Iskandar 
Puteri station is an excellent idea to alleviate bottleneck 
traffic congestion at the Second Causeway Link. The 
downstream beneficiaries from this service will be wide 
ranging from residential to land-banking. The domestic 
stage stop from KL to Singapore will attract those who 
want to seek employment in a larger city like Iskandar 
Puteri. The reverse can also happen if the pull from 
Singapore is too great and it attracts local talents to a 
better paying environment.

(KA) In terms of property development, it will spur 
more developers to acquire land banks located within 
close proximity to these transportation hubs and 
bank into the accessibility and desirability factor. We 
are already seeing this taking place at R&F Princess 
Cove in Johor Bahru and Melia Residences in Gerbang 
Nusajaya, both with good take-up rates. 

In terms of investment, the spill over from enhanced 
connectivity will be multiple-fold, covering property, 
retail, tourism, banking and so on as it means greater 
conveniences for commuters and a shorter waiting 
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The proximity of Forest City to Singapore is important 
and part of its master plan is to improve access to and 
from the Lion City.  In the long run, the ambition and 
sustainability of Forest City run parallel to the macro 
goals of IM as a whole and both stakeholders will be 
finding ways to cooperate and make a success of the 
two.

(ST) As it is, Forest City has aroused the interest 
of many, especially from mainland China. With the 
duty-free status and Import Duty Relief (IDR) status 
for qualified industries, the islands will become a 
business proposition rather than just a site for property 
development. Over a longer horizon, I envisage that 
Forest City will be attractive if it is managed into a 
proper business-living-tourism destination.

(KA) This is a catch-22 situation as the pricing for this 
development is not geared towards Johoreans but for 
foreigners instead. If the foreigners are genuine home 
owners and are applying under the MM2H scheme, 
then yes it will most probably be sustainable as they 
have the intention to live in Malaysia for the long-
term. However, it could become problematic if these 
foreigners are buying purely for investment (rental) 
purposes or using it as their holiday homes. If it is the 
latter, then this begs the question of who will end up 
staying at or renting these homes.

(RK) Forest City has a long gestation period and it is 
too early to write it off. The way it has been launched 
has created both positive and negative sentiments for 
the current IM property market, but in the long run, I 
think Forest City is a huge plus point to IM.

I would think that having a big investment coming in 
with many potential spillovers is better than having 
NO investment at all. Of course, it is a big project with 
many aspects of managing it but then again, Malaysians 
should not be afraid of embracing the positives that 
come with it; such as increased economic activity in 
tourism, services, and construction. While the Chinese 
have traditionally been associated with property and 
construction in Malaysia, we are now seeing Chinese 
manufacturers and services coming in as well and that 
is also a result of Forest City’s global visibility.

(WS) The developer of Forest City, Country 
Garden Holdings is a heavyweight in the property 
industry, whose developments are usually geared 
for international markets. To further boost the city’s 
appeal, I would suggest that sustainable elements be 
added into the development matrix. 

For instance, the development could be cultivated 
into the Silicon Valley of Southeast Asia by bringing in 
some of the world’s biggest technology companies to 
set up their regional headquarters there. The 20-year 
gestation period in many ways offers the developer a 
gateway to endless possibilities.

The Pengerang Integrated Petroleum Complex (PIPC) 
is expected to create spillover effects in Pasir Gudang. 
As highlighted in the Knight Frank’s Real Estate 
Highlights 1H2016 Report; despite the global oil and 
gas crisis, PIPC is still seeing committed development 
from stakeholders who are committing more capital 
to the project.

How is the Eastern Gate poised to be the next growth 
centre in IM?

(RL) To date, showpiece developments in IM have 
focused on high-end residential developments, largely 
in flagship zones A and B of IM.

At present the Eastern Gate or flagship zone D is 
trending towards the most affordable end of the real 
estate spectrum.  Pasir Gudang has been an industrial 
hub for Johor Bahru for decades and employs 
thousands of workers. Yet more industrial development 
is inbound in the Eastern gate and the availability of 
work there will definitely attract more purchasers who 
are looking for homes and investments. 

Furthermore, Pasir Gudang and Permas Jaya are 
essentially the first stops for those returning from 
Pengerang for a beachside holiday on the Desaru 
Coast.

Several developers have taken an interest in this zone 
including EcoWorld with their Eco Tropics and Eco 
Business Park 3, Mah Sing Group with their Meridin 
East development and UMLand with their Seri Albion 
development.
 
(ST) Although PIPC is related to the oil and gas 
industry, it caters to processing fuel into end products. 
This would mean that cheaper raw material (fuel) will 
be more viable for such an operation to be running. 
However, if the oil market continues to be weak, 
oil companies will reduce their capital expenditure 
(Capex) by rationalising their expansion plan.

Having said this, the committed development by 
Petronas under RAPID and the tank farming nearby 
will still be carried out and the downstream effects 
will be felt in the value chain supply - local SMEs and 
contractors are needed to meet the development 
within PIPC.

(KA)  The Eastern Gate is the third phase of IM’s 
economic development and is the only area that 
had received a budget allocation from the federal 
government under Budget 2016 - RM18 billion for PIPC 
and a new public hospital in Pasir Gudang.

Investments in infrastructure and developing new 
economic drivers will have a positive spillover impact 
on the surrounding property market - more jobs being 
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a short shuttle bus ride away - the areas of Iskandar 
Puteri, JB city centre and Medini are prime candidates 
for investments as these are deemed to be where the 
stations are located.

(ST) Good asset classes for investment must be one 
that gives profit to investors the moment they buy 
said property. In the primary market, there will be 
developers who intentionally mark down their selling 
prices to create excellent sales. Investors must be on 
the lookout for such opportunities. In the secondary 
market, the current weak economy will see some ‘very 
eager sellers’. Again, there will be upsides when the 
investors buy into such properties.

(KA) I would urge buyers to look east, as prices of 
homes here are still affordable - at around RM350 per sq 
ft - but with the greatest room for capital appreciation. 
In terms of the best kind of property, it depends on 
what is your goal. If you are looking purely for rental 
returns, then I would suggest looking at commercial 
properties such as retail or hotel suites as these sectors 
have benefitted immensely from the falling Ringgit. 

If you are a first time home owner, then look to the 
most affordable home but with the greatest room for 
capital appreciation. The Eastern Gate would be the 
most ideal location.

(RK) I would say look out for deals in the sub-sale 
market, there are probably opportunities in every 
segment. 

(WS) IM consists of five principal flagships with each 
flagship having an identity and business model as per its 
personalised matrix.  Recommendation for investment 
will have to depend on the investors budget, risk 
appetite and holding period. 

(KKW) In my opinion, the best properties to buy or 
invest in IM at the moment are still landed homes, be 
it double storey terraces or semi-detached houses 
as the prices are still low and the potential of capital 
appreciation is high.

created will lead to demand for homes within the area. 
It could be the next Iskandar Puteri in the making as 
the Eastern Gate is very much like how Iskandar Puteri 
was when it was relatively undeveloped but where 
substantial budget had been allocated to develop the 
area.

(RK) The Eastern corridor of IM is where the traditional 
economic centres of Johor Bahru have been, especially 
in Pasir Gudang. As Pengerang is still quite a distance 
away, Pasir Gudang will see strong interest. With RM90 
billion to spend in Pengerang in the next few years, 
some of it will flow to Pasir Gudang, Masai and other 
parts in the east.

(WS) The PIPC project has all the necessary 
fundamentals in place to cater to the industrial 
market’s needs. It is well designed in terms of logistics, 
with a deep water wharf for carriers to dock and is well 
equipped with world class storage facilities.

I believe that its business model is similar to an 
e-commerce warehouse and in spite of global 
slowdowns in the oil and gas industry, the refinery 
complex will remain relevant with the need for energy 
consumption in the immediate domestic markets of 
ASEAN.

(KKW) With the numerous ongoing industrial 
developments in the Eastern Gate region, many housing 
developments have sprouted up in the surrounding 
area. The prices of homes and even shophouses have 
been increasing steadily in value over the past few 
years. The region’s prospects are promising and it 
is now on the radar of developers and an increasing 
number of investors. In addition, with the continuous 
incoming foreign investments into PIPC, demand for 
residential  properties is expected to increase in the 
next few years as more jobs are generated.

If someone is looking to invest in property in Iskandar 
this year, what would be the best kind of property to 
buy?

(RL) Despite the current market, there are opportunities 
to be found. At present, long-term investment is 
preferred with potential capital appreciation to be 
prioritised over rental yields, as it is currently a tenant’s 
market.

Purchasers should look towards locations between 
areas of growth, namely Forest City, Medini and PIPC. 
Good deals can still be found and these properties 
should grow in value as the respective developments 
drive the market. 

Commercial investors will want to purchase in the 
vicinity of the HSR and RTS stations while residential 
investors will prefer to be within walking distance or 
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NO. AREA PROJECT 
NAME LAUNCH DATE PROPERTY TYPE  NO. OF 

UNITS  

MINIMUM 
BUILT-UP 
AREA (SQ 

FT) 

MAXIMUM 
BUILT-UP 
AREA (SQ 

FT) 

MINIMUM 
SELLING PRICE 

(RM) 

MAXIMUM SELLING 
PRICE (RM) 

1 Impian Emas 
, Tebrau

Bukit Impian 
Residence 6, March 2016

Zone 6-D1

2-Storey Terrace 
(Intermediate) 78  2,567 648,000 698,000 

2-Storey Terrace 
(End Lot) 12  2,638 758,000 904,000 

2-Storey Terrace 
(Corner Lot) 9 2,638 842,960 892,000 

Show Unit 1 2,638 1,137,560 

2
Taman 
Mutiara 

Hijau, Senai

Green 
Highland 
Residency

September 
2016 

(Expected 
Launch)

Phase 1-Superlink Bumi prices International Prices 
(Min)

2-Storey Terrace 
House 10 2,641 3,310 588,100 611,000 

2-Storey Terrace 
House With Lower 
Ground 

12 3,290 4,153 712,167 713,000 

3-Storey Terrace 
House 51 3,763 4,318  839,500 843,000 

2-Storey 
Shopoffice 23 2,912 5,090 Prices to be 

confirmed 
Prices to be 
confirmed

3
Taman 
Sutera 

Utama, Pulai

Inspired 
(Phase 18 
Parcel 2)

June 2016

2-Storey 
Cluster House 
(Intermediate)

36 3,915 3,984 1,988,000 2,648,000 

2-Storey Cluster 
House (Corner) 12 3,984 5,823 2,208,600 3,254,850 

2-Storey 
Semi-Detached 
(Intermediate)

6 3,355 4,138 2,208,000 3,002,700 

4  Pulai Mutiara Rini 26 & 27, March 
2016

MR 101-2-Storey 
Terrace House (NB-
59 Units, Bumi-12 
Units)

71  2,040 2,327 531,000 680,000 

Bumi Price 451,350 481,000 

MR 102-2-Storey 
Terrace House (NB-
74 Units, Bumi-20 
Units)

94 1,898 2,158 519,000 670,000 

Bumi Price  441,150 570,350 

MR 103-2-Storey 
Terrace House (NB-
44 Units, Bumi-14 
Units)

58 1,694 1,894 480,000 616,000 

Bumi Price 408,000 532,600 

5
Bandar 

Penawar, 
Kota Tinggi

Desaru Utama December 
2015

Escadia 1 & 2

2-Storey Terrace 
House- Escadia 1 
Type A

148 2,322 2,412  549,958 1,249,900 

2-Storey Terrace 
House- Escadia 2 
Type A

102 2,244 2,314 567,220 1,136,800 

2-Storey Terrace 
House-Escadia 2 
Type B

102 1,977 2,054 498,000 1,075,600 

LATEST RESIDENTIAL LAUNCHES IN ISKANDAR 
MALAYSIA (DECEMBER 2015 - JUNE 2016)



Latest Residential Launches in Iskandar Malaysia (December 2015 - June 2016)

59

6

Bandar 
Layangkasa 

& Cahaya 
Baru, 

Plentong

Meridin East June 2016 
(Soft Launch)

Parcel 1G (18'X65') Bumi prices International Prices 
(Min)

2-Storey Terrace 
(Intermediate) 439 1,595 356,000 419,000 

2-Storey Terrace 
(End Lot) 31 1,595 402,000 521,000 

2-Storey Terrace 
(Corner Lot) 22 3,512 449,000  579,000 

Parcel 1F (18'X65')

2-Storey Terrace 
(Intermediate) 314 1,589 442,000 

2-Storey Terrace 
(End Lot) 58 1,589 548,000 

2-Storey Terrace 
(Corner Lot) 22 1,637 442,000 

Parcel 1E (18'X65')

2-Storey Terrace 
(Intermediate) 100 2,108 546,000 

2-Storey Terrace 
(End Lot) 14 2,108 564,000 

2-Storey Terrace 
(Corner Lot) 2 2,033 685,000 

7
Gerbang 
Nusajaya, 

Pulai

Melia 
Residences 

(Laman Melia)
23, April 2016

Phase 1  
2-Storey Terrace 
House 

107 2,006 2,349 596,888 902,888 

Phase 2  
2-Storey Terrace 
House 

99 2,006 2,349 635,888 953,888 

Phase 3  
2-Storey Terrace 
House 

160 2,006 2,349 703,888 1,058,888 

Phase 4  
2-Storey Terrace 
House 

162 2,238 2,349 970,888 1,213,888 

8  Kulai
Taman 

Gemilang 
Height

To Be 
Confirmed

2-Storey Semi-
Detached House 
(Type A) 

44 (18 
Units 
Bumi 
lots)

3,354 908,000 1,378,000 

2-Storey Semi-
Detached House 
(Type B) 

10 (4 
Units 
bumi 
lot)

2,978 748,000 1,090,000 

2-Storey Cluster 
House 

76 (30 
Units 
bumi 
lots)

2,834 642,000 1,200,000 

9 Tanjung 
Kupang Forest City 20, December 

2015

Block A (Y220) 
22-Storey (8 Units 
Per Floor) 

158

1,200-1,400 
(Price per sq ft) 

Block B (Y221) 
22-Storey (8 Units 
Per Floor)

158

Block C (Y222) 
22-Storey (6 Units 
Per Floor)

116

Block D (Y223) 
32-Storey (4 Units 
Per Floor) 

128

* Source: KGV International Property Consultants
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UEM Sunrise Berhad, a public-listed company and one 
of Malaysia’s leading property developers, is a flagship 
company for township and property development 
businesses of UEM Group Berhad (UEM Group) and 
Khazanah Nasional Berhad (Khazanah). UEM Group is 
wholly-owned by Khazanah, the strategic investment 
fund of the Government of Malaysia. The Company has 
core competencies in macro township development; 
high-rise residential, commercial, retail and integrated 
developments; as well as property management and 
project & construction services. 

In Malaysia, UEM Sunrise is the master developer 
of Iskandar Puteri (formerly known as Nusajaya), 
one of the five flagship zones of Iskandar Malaysia 
and is currently undertaking the development of 
the area into a regional city like no other. Upon 

GEARING UP FOR THE 
NEXT LEVEL OF GROWTH 
IN ISKANDAR MALAYSIA 

UEM Sunrise remains committed to hoist 
Iskandar Puteri to the next level and will continue 
to work hand in hand with the Iskandar Regional 
Development Authority to ensure that the 
developments are carried out strategically.

completion, Iskandar Puteri will become the largest 
fully integrated urban development in Southeast Asia 
that will provide significant investment, financial and 
business opportunities to the economic growth and 
development of the region. 

Today, Iskandar Puteri is a residential and commercial 
centre. It is home to families, provides world-class 
university education to the community, and offers 
leisure and tourism sites that attract visitors from 
Singapore, the region and beyond. Iskandar Puteri 
is also a base for businesses in the region, attracting 
numerous multi-national companies that provide 
plenty of employment opportunities to the community. 

The Flagship Zone B of Iskandar Malaysia has evolved 
over the past decade, and is now home to an ever-
expanding community of families, professionals and 
tourists. 

UEM Sunrise’s Managing Director/Chief Executive 
Officer, Anwar Syahrin Abdul Ajib said, “UEM Sunrise 
has worked hard to build and solidify the foundation of 
Iskandar Puteri as a residential and commercial centre. 
We continue to see our efforts in Iskandar Puteri bear 
fruit, and we are excited to unveil new developments 
and projects that will help strengthen the region’s 
offerings to promote further growth.”

“With the Kuala Lumpur-Singapore High Speed Rail 
(HSR) project already progressing, and with the 
proposed Iskandar Puteri Station within the Gerbang 
Nusajaya township, we can expect Iskandar Puteri to 
become an even more attractive and vibrant destination 
for investment, leisure and living. UEM Sunrise’s role 
would be to continue focusing on delivering signature 
developments to support this growth”, he added. 

1
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GERBANG NUSAJAYA
The second phase development of Iskandar Puteri, it 
is a 4,551-acre project that features various catalytic 
developments including Nusajaya Tech Park, FASTrack 
Iskandar, Melia Residences and Gerbang Nusantara. 
Set to become the commercial and business engine of 
Iskandar Malaysia, Gerbang Nusajaya will be developed 
over a period of 25 years and will include components 
such as lifestyle & retail parks, campus offices & 
industrial parks as well as residential precincts. 

Master-planned for connectivity and is easy to reach 
from Malaysia, Singapore, and regional cities. It is 
strategically located just five kilometres from the Tuas 
Checkpoint via the Malaysia-Singapore Second Link. It 
has access to Senai International Airport in Johor and 
Changi International Airport in Singapore, as well as 
access to four international seaports namely Tanjung 
Pelepas, Tanjung Langsat, Pasir Gudang Port, and Port 
of Singapore.

continuously value-add to their developments and 
ensure that communities across the region have easy 
access to top-quality developments, and a good quality 
of life. 

Current projects at Iskandar Puteri are:- 

Estuari Gardens, Puteri Harbour
UEM Sunrise’s first landed property within the award-
winning Puteri Harbour spreads across a spacious 394-
acre masterplan, complete with a 13-acre designer-
crafted landscape area with the transplanting of mature 
trees and a 4.9-acre lush, central garden. Set amidst 
serenity and greenery with over 10 thematic gardens 
and located next to a scenic lake are 350 freehold 
double-storey superlink homes within an
exclusive gated and guarded community. 

Almás, Puteri Harbour
This integrated development on 12.22 acres of freehold 
land comprises a dynamic mix of 60% residential and 
40% commercial components. These include two 
28-storey office blocks and a 42-storey service suites 
tower in phase 1, as well as two 42-storey serviced 
residence towers and a five-storey block with 44 
units of exclusive retail shoplots fronting the grand 
boulevard. 

Melia Residences, Gerbang Nusajaya
One of the closest of its kind to Singapore, this freehold 
guarded and gated community brings together 625 
contemporary strata houses in a beautifully landscaped 
lake-side setting.

In the Central Region, UEM Sunrise’s projects include 
Symphony Hills in Cyberjaya and Serene Heights 
in Bangi, Selangor. Its global presence extends into 
Vancouver, Canada and Melbourne, Australia. The 
company also retains a landbank in Durban, South 
Africa.

2
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1 Aerial view of Gerbang Nusajaya
2 Melia Residences, Gerbang Nusajaya, Iskandar Puteri
3 Almâs, Puteri Harbour, Iskandar Puteri
4 Estuari Gardens, Puteri Harbour, Iskandar Puteri
5 Puteri Harbour, Iskandar Puteri

PUTERI HARBOUR
As one of UEM Sunrise’s catalytic developments in 
Iskandar Puteri, Puteri Harbour is the hidden jewel 
which has been fully operational since 2008 and boasts 
1,082-acre of integrated urban waterfront development 
that also houses the Puteri Harbour International Ferry 
Terminal as an alternative point of entry into Malaysia 
from Indonesia.

To boost Puteri Harbour’s attractiveness and 
competitiveness as a top yachting destination in Asia, 
UEM Sunrise has collaborated with Singapore-based 
SUTL Marina Holdings Pte Ltd in a joint-venture to 
expand the marina. 

UEM Sunrise’s collaboration with SUTL Marina Holdings 
Pte Ltd is proof of the company’s endeavours to 
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KNIGHT FRANK REAL ESTATE 
HIGHLIGHTS 1H2016 

JOHOR BAHRU PROPERTY MARKET

The report looks into the market performance across the various property mix and 
highlights the trends and outlook in Johor Bahru for the second half of 2015.

MARKET HIGHLIGHTS 
The headliner for the 1H2016 for Johor is, of course, 
Forest City. The 1,386-hectare mixed development 
project spread over four man-made islands by Chinese 
heavyweight developer, Country Garden, was officially 
launched by the Sultan of Johor and The Prime Minister 
on March 6, 2016. An entire city designed from scratch, 
this mega- development is set to include extensive 
green landscaping and to utilize clever design to create 
a green ‘smart city’. The development is expected to 
take over 20 years to complete. The project has been 
heavily marketed and has generated a buzz around 
town that has been sorely missed over the last 6 months. 

At the launch, the Prime Minister announced that Forest 
City will be accorded duty-free status. In addition 
to that, further tax incentives for green developers, 
tourism, health and education sectors were also 
bestowed upon Forest City. 

As of March 2016, Iskandar Malaysia has registered 
cumulative investments of RM202.45 billion starting 

from 2006, mainly from the manufacturing sector 
which accounted for about 27%. Of this total, RM103.50 
billion or about 51% of the total investments has been 
realized. Foreign investors have contributed RM81.01 
billion to the total cumulative investments which 
represent approximately 40% of the total investment 
thus far. 

The locally listed JCY Group, a regional producer of 
hard disk drive components, has announced that it will 
be setting up its principal hub in Johor. Announced by 
MIDA on April 2, the principal hub will serve as a global 
procurement centre for the group

In March 2016, 3Cnergy, a property solutions company 
has entered into a conditional sale and purchase 
agreement (SPA) for the acquisition of all the issued 
shares in Liberty Bridge Sdn Bhd for RM186 million. 
Pursuant to the SPA, 3Cnergy will acquire Liberty 
which owns ten parcels of undeveloped land measuring 
approximately 37.4 acres in Puteri Harbour. 3Cnergy 
intends to continue with Liberty’s existing plan to develop 
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the land into an integrated development consisting of 
SOHO, serviced apartments, condominiums, office lots, 
office tower, hotel, street front retail, and activity retail. 

The 197km Gemas-Johor Bahru electrified double-
tracking project (EDTP) is expected to start at year-
end upon completion of its land acquisition; it is 
expected to take three to five years to complete. The 
double-tracking rail has a capacity for the train to run 
at 160km per hour and an operating speed limit of 
140km per hour. 

UEM Sunrise Bhd (UEMS) has entered into a JV and 
shareholder’s agreement with Mulpha International 
Bhd (MIB) to jointly develop and optimise the value 
of 38 parcels of freehold land with a combined land 
size of 231.35 acres at Gerbang Nusajaya. UEMS and 
MIB will develop the land into a mixed residential and 
commercial development comprising luxury landed 
villas as well as mixed-use and neighbourhood retail 
shop developments. The project is expected to span 
over a maximum period of 20 years with an estimated 
GDV of over RM5 billion. 

In January 2016, Multimedia University (MMU) launched 
its new campus at Educity which was built on the 
success of its two campuses in Melaka and Cyberjaya. 
Occupying an area of 45,000 sq ft, the new campus can 
accommodate 500 students and provides state of the 
art facilities. 

Hua Yang Bhd has acquired Grand View Realty Sdn 
Bhd which owns the 73.16-acre freehold land at Pasir 
Gudang for RM52.9 million.It plans to develop it with 

CULMULATIVE INVESTMENT IN ISKANDAR MALAYSIA 2006-1Q2016 (RM ‘ BILLION)

Source: IRDA

cluster houses, semi-detached houses and shop offices 
with an estimated GDV of about RM346.4 million.

Swiss-Garden International Sdn Bhd had a soft 
opening for its 205-room SwissInn Johor Bahru in Jalan 
Syed Mohd Mufti. The company had spent RM63 million 
and two years renovating and refurbishing the 10-storey 
existing office building into a mid-sized hotel. 

The RAPID project in Pengerang is still seeing 
committed development from stakeholders in the face 
of the current global oil and gas crisis. As at April 2016, 
the committed investments in Pengerang Integrated 
Petroleum Complex (PIPC) are from Petronas 
developing the Petronas Integrated Complex (PIC) 
valued at RM104.73 billion, as well as the JV between 
Dialog Group Bhd, Royal Vopak of Netherlands and 
Johor State Secretary Inc (SSI) with their Pengerang 
Deepwater Terminal valued at RM11.64 billion. 

This is a welcome sign to many as it shows that PIPC 
is a long term investment with stakeholders that have 
visions that go beyond the current economic situation. 
The complex is expected to be operational early 2019. 
Gleneagles Medini Hospital commenced its operation at 
the end of December 2015 with a capacity of 300 beds 
and 162 medical suites. Managed by IHH Healthcare, the 
RM400 million hospital is located on a 6-hectare land in 
Medini, Iskandar Puteri.

The world-class hospital attracts local and foreign 
visitors especially from Singapore due to its strategic 
location and is set to offer one of the best medical 
services currently available in the country.



RESEARCH DATA

64

RESIDENTIAL
The looming oversupply and tepid market activity 
has justifiably caused uncertainties in the market and 
is representative of the reduced number of launches 
so far in 2016. Some developments that were in the 
pipeline have been shelved for now as the market sits in 
the ‘wait-and-see’ camp. That said there are still good 
deals to be found and the momentum is building for the 
buyers. Notable activities in 1H2016 include:-

The most anticipated new high rise apartments launched 
in 1H2016 is phase one of Forest City. It consists of 482 
units with sizes ranging from 753 sq ft to 1,862 sq ft 
and gross selling price from RM1,200 per sq ft. This 
launch has received plenty of attention globally and is 
continuing to be aggressively marketed internationally.

Bukit Impian Residence, which was launched in March, 
offers 100 units of 2-storey terraced houses with 
built-ups of 2,567 sq ft to 2,638 sq ft and priced from 
RM648,000 to RM1.13 million per unit.

UEM Sunrise Bhd has launched Melia Residences, the 
first freehold landed strata residential development in 
Gerbang Nusajaya. The 73.64-acre development offers 
625 units of 2-storey terraced houses with built-up 
areas ranging from 2,006 sq ft to 2,594 sq ft. The selling 
prices for phase one starts from RM550,000 per unit.

Mutiara Rini Sdn Bhd recently launched Phase 5B of 
Rini Homes comprising a total of 223 units of 2-storey 
terraced houses. These houses have built-up areas 
ranging from 1,694 sq ft to 2,327 sq ft and are selling 
from RM480,000 per unit.

Hua Yang Bhd has launched Tower A, the second 
tower of its Citywoods serviced apartment project, 
along Jalan Abdul Samad. Like Tower B, which was 
launched in September 2014, Tower A is also a 19-storey 
apartment block with only nine units per floor. Tower A 
offers three design layouts ranging from 764 sq ft, 958 
sq ft and 1,249 sq ft respectively with prices starting 
from RM446,000 per unit. 

In March, Mah Sing Group Bhd held a topping-up 
ceremony for The Meridin @ Medini which symbolizes 
the completion of the development’s structure. 
Launched in 2013, the completion of The Meridin@ 
Medini’s structural works comes with the CONQUAS 

Structural Assessment score above 80 points. The 
Meridin@Medini is an integrated development offering 
hotel services suites, serviced residences, SOVO, and 
retail shops. 

Afiniti Medini that was launched in 2013 and developed 
by Pulau Indah Ventures, a JV between Khazanah 
Nasional and Temasek Holdings, has received its 
Certificate of Completion and Compliance. Keys 
were handed over to purchasers from end April. The 
development comprises of Afiniti Residences (147 units), 
Somerset Medini Serviced Apartments (310 units) a 
training centre, retail components and 50,000 sq ft of 
space dedicated to wellness and health anchored by 
Pantai Parkway.

OFFICE
As at the end of 2015, the total net lettable area (NLA) 
of purpose-built office space which includes private 
buildings and government buildings in Johor Bahru 
stands at approximately 8.87 million sq ft with an overall 
average occupancy rate of about 78%, a slight increase 
as compared to the previous year. 

Rentals of prime and non-prime CBD office space 
remained stable with asking gross rental for prime space 
ranging from RM2.50 to RM3.50 per sq ft per month 
while non-prime office space command gross rental of 
between RM1.80 and RM2.50 per sq ft per month. 

Bank Rakyat Johor Tower, a 37-storey office building 
with a gross floor area of about 550,000 sq ft was 
recently unveiled by Sultan Ibrahim Ibni Almarhum 
Sultan Iskandar. It is located at Jalan Trus and Jalan 
Gereja within the Ibrahim International Business District, 
Johor Bahru city centre. The construction work has 
already started and is expected to complete in 2019. 

D Pristine Medini Sdn Bhd (a wholly owned subsidiary 
of B&G Capital Resources Bhd) has entered into 
a sales and purchase agreement with Pelaburan 
Hartanah Bhd (PHB) to sell its Grade A Office Tower 
component of its d’Pristine@Medini project located 
in Medini. The sale of the 32-storey office building to 
the government agency was concluded on January 
15, 2016. The office building is part of the 8.42-acre 
integrated mixed development, d’Pristine@ Medini 
that comprises two SOFO towers, a 4-star hotel, and 
interconnected lifestyle retail mall.
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RETAIL
By the end of 2015, the total NLA of Johor Bahru 
retail space (inclusive of shopping centres, arcades 
and stand-alone hypermarkets), stands at about 11.78 
million sq ft with an average occupancy at 78.2%. Prime 
retail space continued to perform well with occupancy 
rates recorded in excess of 80%, commanding gross 
rentals ranging from RM15.00 to RM40.00 per sq ft 
per month.

After a legal tussle lasting for 11/2 years, the land 
amalgamation process for Mid Valley SouthKey is finally 
concluded with the completion of SouthKey mall to be 
delayed until the end of 2018. Once complete, Mid Valley 
SouthKey Megamall will be one of the largest shopping 
centres in the Southern Region. IKEA Malaysia’s third 
store which is located in Taman Desa Tebrau, Johor 

Bahru is slated to open by the end of next year. IKEA 
Johor Bahru is to be located on the 36.94- acre tract 
next to AEON Tebrau City. 

Ikano had purchased the land for RM64.4 million, or 
approximately RM40.00 per sq ft in July 2007. The IKEA 
store will be integrated with a shopping centre. The 
proposed shopping centre revolves around F&B streets 
that straddle its frontage, with IKEA being the anchor 
tenant, together with a hypermarket, junior anchors and 
specialty shops. 

The construction of Paradigm Mall set along the 
Skudai Highway, by WCT, is making good progress 
and is expected to be opening by the end of 2016. Its 
completion will see over 1.3 million sq ft (NLA) of retail 
space entering the market

OFFICE SUPPLY AND OCCUPANCY TREAND IN JOHOR BAHRU (2005 - 2015)

Source: Knight Frank Research / NAPIC
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DISCLAIMER: The data above represents the findings of Knight Frank 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.

INDUSTRY
In May 2016, Axis-REIT acquired a parcel of industrial 
land erected with a single-story warehouse building 
and other ancillary buildings located in Zone 12C of 
Kawasan Perindustrian Pasir Gudang for a total lump 
sum cash consideration of RM33 million from Oriental 
Int. Sdn Bhd. 

AmanahRaya Real Estate Investment Trust has entered 
into a sale and purchase agreement (SPA) with Pipeline 
Distribution (M) Sdn Bhd on April 20, to acquire a parcel 
of freehold land in SiLC for RM24 million. A single-story 
factory annexed with a three storey office building, 
known as Deluge Factory, with a GFA of approximately 
78,360 sq ft is built on the 1.2-hectare land. 

MSM Malaysia Holdings Bhd, the country’s largest 
producer of refined sugar, will build the largest sugar 
refinery in Malaysia. Set on a 20-hectare plot in Tanjung 
Langsat, the RM1.09 billion integrated plant is expected 
to be operational by the end of 2018. 

Amity-Energy Pte Ltd will build and operate a 
Refrigerated Liquefied Petroleum Gas (RLPG) terminal 
in the Tanjung Langsat Industrial Complex. The RLPG 
Terminal is the first of its kind in Malaysia and expected 
to be operational in Q1 2018. The facility is expected to 
cost between RM586 million and RM781 million. 

Despite the recent difficulties, Petronas Chemicals 
Bhd, a unit of Malaysia’s state energy company, will 
continue to spend RM16 billion over the next five years 
in the ongoing RAPID project in Pengerang. Most 
of this investment will be allocated to a refinery and 
petrochemicals complex. 

OUTLOOK 
1H2016 has been impacted with multiple headwinds that 
include oil and gas crisis, weaker ringgit, and reduced 
mortgage availability. 

Several projects particularly high-rise residential 
developments have been put on hold for the time 
being. The state government made the decision to 
halt new approvals for high-rise residential projects to 
allow existing supply to be absorbed. As a result, new 
launches for these developments are expected to be 
fewer this year. Developers are keen to sell off their 
existing stock before starting new launches. In order to 
entice buyers, a myriad of special incentives are being 
offered to potential purchasers. Rebates, free legal 
fees, fully furnished units, free moving services are all 
being offered by various developers. Some are even 
offering to help provide financing packages in order to 
encourage sales. 

Lending policies of banks appear to be more restrictive, 
with loan approval rates sitting at 50% as of the end of 
2015. The recent global launch of Forest City has done 
much to place Johor in the spotlight. However, with the 
current economic climate, many consumers are prepared 
to wait for encouraging signs before committing to an 
investment in real estate. Catalytic projects are needed 
here to spur growth and investment. 

The recent signing of the MoU between Singapore and 
Malaysia for the HSR is an encouraging sign. There is 
no doubt that when these mass transit links become 
operational there will be a fresh injection of interest and 
added development impetus in Johor Bahru.

RETAIL SUPPLY AND OCCUPANCY TREAD IN JOHOR BAHRU (2005 -2015)

Source: Knight Frank Research / NAPIC
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ISKANDAR PUTERI’S 2015 
RESIDENTIAL MARKET: 

AN ANALYSIS OF TRANSACTION 
ACTIVITY & RENTAL PRICES 

iProperty.com analyses the sub-sale market activity and rental movements of 
residential properties in the area in 2015.

OVERVIEW MAP OF ISKANDAR MALAYSIA

TABLE 1: NUMBER OF RESIDENTIAL TRANSACTIONS (JANUARY – DECEMBER 2015)

Iskandar Puteri, formerly known as Nusajaya is one of 
the five flagship zones of Iskandar Malaysia. It is home 
to Kota Iskandar, the administrative centre for the Johor 
State government. Its master developer, UEM Sunrise 

Terrace houses commanded the top spot at 84.9% of 
total transactions, with 488 units being purchased in 
2015. At an average, there were 41 secondary terrace 
homes being bought each month last year. Coming 

Berhad is gunning for Iskandar Puteri to become the 
largest fully integrated urban development in Southeast 
Asia upon completion, where it will provide significant 
investment, financial and business opportunities.  

According to iPropertyiQ data, Iskandar Puteri’s secondary residential market recorded 575 transactions in 2015.

in second is the apartment category, which only 
amounted to 9.6% or 55 transactions. Semi-Ds, flats 
and condominiums made up the remaining 5.5%.

BUILDING TYPES

Terrace Homes

Apartments

Semi-Ds

Flats

Condominiums

488

55

18

12

2

NUMBER OF TRANSACTIONS

TOTAL 575
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CHART 1: NUMBER OF RESIDENTIAL TRANSACTIONS (JANUARY – DECEMBER 2015)

Note: Condominiums and most apartments both come with facilities such as gyms and swimming pools. The difference between the two lies in the 

price tag – condominiums are usually more expensive as they are more luxurious and offer better/more facilities. Flats, on the other hand, are on the 

lower end of the price spectrum and are usually walk-ups with no elevators. These developments are not gated and guarded and do not provide any 

facilities.

Source: iPropertyiQ

CHART 2: MEDIAN PRICE OF RESIDENTIAL PROPERTIES (JANUARY – DECEMBER 2015)

Source: iPropertyiQ

The average median transacted price for terrace 
homes in 2015 was RM509,000 (Total median sum / 
12 months). Meanwhile, the average figure for apart-
ments was slightly higher at RM522,000. The monthly 
median price of apartments stayed below that of ter-
race homes except for the month of May, where the 
median price saw a huge spike and topped RM1.1 mil-
lion. Discounting May 2015 out of the average median 
calculation for apartment resulted in the figure drop-
ping to RM470,000. 

Nevertheless, the median price for apartments is close 
to that of terrace homes. Based on our in-house re-
search analysis, this may suggest that there is a strong 
demand for high-rise properties in Johor. 

High-rise residential properties with unique concepts 
and close to tourist and commercial hotspots in Is-
kandar Puteri such as Legoland Malaysia, EduCity and 
Pinewood Iskandar are promising investments. 

CHART 3: MEDIAN PRICE PER SQ FT OF RESIDENTIAL PROPERTIES (JANUARY – DECEMBER 2015)

Source: iPropertyiQ
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CHART 4: AVERAGE VISITS PER LISTING BY PROPERTY TYPE (JANUARY – DECEMBER 2015)

CHART 5: ASKING MEDIAN RENT FOR RESIDENTIAL PROPERTIES (JANUARY – DECEMBER 2015)

Source: iPropertyiQ

Source: iPropertyiQ

Based on data obtained from iPropertyiQ, the type of 
property that received the highest interest from visitors 
to the iProperty website in 2015 was terrace homes 
with a monthly average of 7 visits per listing. 

Flats recorded a monthly average of 6 visits per listing 
while apartments and semi-Ds recorded roughly 5 
visits per listing.

The average asking rental rate for terrace homes was 
RM2,300 while apartments garnered a slightly higher 
average rental rate at RM2,400. Taking the average me-
dian transacted price for terrace homes of RM509,000 
as per Chart 2; the rental yield obtained was 5.4%. 
({RM2,300 X 12 months}/ RM509,000)

Interest in terrace homes has been consistently 
higher than Semi-D’s throughout the year. Interest for 
apartments corresponded with that of terrace homes 
for most of the months in 2015. However, terrace 
homes recorded a much higher sales number at 488 
transactions, as shown in Table 1. Flats had its highs 
and lows throughout 2015, with interests fluctuating at 
different times of the year.

Discounting the outlier of May 2015 as per Chart 2, the 
average median transacted price for apartments in 
2015 is RM470,000. Using the average monthly rental 
rate of RM2,400, the rental yield calculated is 6.1% 
({RM2,400 X 12 months}/ RM470,000).

DISCLAIMER: The source of Sale data is from the Valuation and Property Services department (JPPH) which officially records a property 

transaction once the stamp duty for the Sales and Purchase agreement is paid while the source of rent data is from agents’ listings listed 

at iProperty.com. Analytics are based on the data available at the date of publication and may be subject to revision as and when more 

data becomes available.

It is not surprising to see that terrace homes make 
up the majority of the property transactions in 
2015 as its average price per square foot is at an 
affordable RM392.70 (Total median per sq ft sum/12 

months). Comparatively, the median price per sq ft 
for apartments and semi-Ds were at RM460.25 and 
RM483.10, respectively.
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EDUCITY™ ISKANDAR MALAYSIA: 
THE CITY OF EXCELLENCE

Asia’s first fully integrated, multi varsity education hub, EduCity is set to be a 
producer of talents and cement the country’s status as one of the world’s largest 

tertiary education provider.

A high security environment, internationally recognised 
academic standards, affordable cost of living, a high 
concentration of top universities and the availability of 
job prospects are some of the factors that make a city 
the top pick for higher education—and those are all the 
qualities EduCity™ Iskandar Malaysia strives to offer.

EduCity is an initiative by the Iskandar Investment 
Berhad (IIB) under the National Key Economic Area 
(NKEA) in an effort to fulfil the government’s vision 
in enhancing Malaysia’s reputation as an international 
education destination. As the economy relies heavily 
on foreign investment and cutting-edge companies 
now base their expansion decisions on the availability 
of talent pools as well as a country’s culture for 
innovation, Iskandar Malaysia will play an integral part 
in the success of Malaysia’s Economic Transformation 
Programme. To achieve this recognition, a city is 
required to have a stable infrastructure, world class 
schools and universities, research laboratories and 
a networked technological infrastructure—basically 
everything you will find at EduCity. 
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ASIA’S FIRST FULLY INTEGRATED EDUCATION 
HUB
EduCity is a 600-acre fully integrated education hub 
which comprises universities and institutes of higher 
education, academia-industry action and R&D centres, 
as well as student accommodations. The idea of 
EduCity is to have each one of these universities bring 
their best faculties to our doorsteps to provide the 
range of disciplines that receive the most demand from 
the market. 

Among these premium tertiary establishments are 
Newcastle University Medical Malaysia, University 
of Reading Malaysia, Marlborough College Malaysia, 
Raffles University Iskandar and Raffles American 
School, and the Multi-Varsity Complex (MVC) that 
lends the uniqueness to this education hub. 

First in Asia, the MVC that lies in the heart of 
EduCity will become home to three other renowned 
institutions namely Netherlands Maritime Institute 
of Technology, University of Southampton Malaysia 
Campus, Multimedia University and a future Hospitality 
School.  Most of these universities will bring on board 
the faculty that they are most renowned for such as 
Medicine and Biosciences, ICT, Logistics, Engineering, 
Hospitality and Creative Arts to eliminate the need to 
compete with one another. 

Further enhancing the experience living and studying 
in EduCity is the Student Village (within walking 
distance to the MVC) that is located within a gated 
compound with 24-hr card access, CCTV and multi-tier 
security. EduCity also boasts exceptional recreational 
and sports facilities as well as a dedicated Student 
Centre with shared facilities such as cafeterias and 
convenience stores.

THE CATALYST OF GROWTH
The education service sector has always played a 
significant role in promoting economic growth, hence 
it is one of the targeted nine economic pillars in the 
Comprehensive Development Plan of the Iskandar 
Malaysia development corridor. It has contributed 
approximately RM21 billion between 2002 and 2013, 
and with the government’s recent effort in marketing 
Malaysia as an education hub the number is expected 
to grow by RM10 billion by 2020. 

With the establishment of EduCity, higher education 
will continue to be another source of foreign exchange 
earner for the country. The influx of students, educators 
as well as other supporting staffs is poised to spur 
growth of communities, businesses—by creating 
demands for facilities such as cafes, shops, sports clubs 
and hotels—and various other sectors such as tourism.

PRODUCING FUTURE TALENTS
With the affordable cost of living; significantly lower 
fees in exchange for a quality international education; 
and a geographically safe environment as the drawing 
factors, EduCity will lure the best brains from around 
the region as well as the world to further their education 
within our shore. 

According to data published by the Eleventh Malaysia 
Plan, there were 32,840 international students enrolled 
in public Institutions of Higher Education (IHEs) and 
75,000 in private IHEs in 2004 alone. The internationally 
renowned universities at EduCity are expected to 
attract more talents to Malaysia and provide a steady 
supply of graduates to join the labour pool and support 
the various economic activities of the country. It also 
allows local students with a smaller budget to obtain a 
degree from an international university without having 
to move abroad.
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PATIENTS 
BEYOND 
BORDERS

iProperty.com takes a closer look at the fast-growing sector of the medical tourism 
industry in Iskandar Malaysia and KPJ’s role in propelling Malaysia from the world’s 
third ranking all the way to the top. 

Dubai, Hong Kong and Tokyo. Its strategic location and 
affordable cost are poised to attract an exciting influx 
patients from other countries who are either seeking for 
medical treatment not yet available in their homelands 
or those driven by high costs at home. 

To capitalise on this opportunity, Iskandar Investment 
Berhad created the Health & Wellness cluster within 
the new urban township of Iskandar called Medini. It is 
anchored by Gleneagles Medini Hospital on the health 
segment and Medini Integrated Wellness Capital (by 
Eastern & Oriental Berhad) on the wellness segment.  
So far, Iskandar has amassed a number of reputable 

For the past 10 decades, through a joint effort between 
The Malaysia Healthcare Travel Council (MHTC) and the 
Malaysian healthcare service providers, our country’s 
medical sector has grown to be one of the world’s top 
healthcare destinations. Medical tourism is without a 
doubt an income generating industry for Malaysia; this 
achievement is strongly reflected in the annual revenue 
which grew by 16% from a reported RM900 million last 
year. 

That is why KPJ Berhad (KPJ), Malaysia’s leading player 
in the healthcare segment has been working hand in 
hand with the government to position Malaysia as the 
hub for medical tourism in Asia. Scenic beach side 
locations, affordable medical fee and high quality 
facilities and infrastructure with higher-than-average 
availability of medical personnel are some of the factors 
that influenced the patient’s decision, hence it made 
perfect sense to capitalise on key tourism destinations 
such as Penang, Malacca and (particularly) Iskandar 
Malaysia.

THE ISKANDAR PULL FACTOR
Located in the southern gateway to Peninsular Malaysia, 
Iskandar Malaysia sits just 40 minutes away from the 
neighbouring Singapore and within six to eight hours 
flight radius from big Asian cities such as Bangalore, 
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international names such as Columbia Asia Hospital 
and Regency Specialist Hospital within the hub.

On the other hand, Malaysia’s own healthcare mammoth, 
the KPJ Healthcare Group was tasked to draw up a 
master plan to realise Iskandar Malaysia’s potential as 
a medical and healthcare hub in the region. Ever since 
then, it has been on a relentless mission to expand the 
rapidly growing medical tourism industry.

THE FANTASTIC FOUR
KPJ first gained a foothold Johor in 1981 with the 
opening of KPJ Johor Specialist Hospital on a 5-acre 
site off Jalan Abdul Samad. It was the first private 
hospital in Johor and remains the only JCI accredited 
hospital in Iskandar Malaysia until today. This was 
followed by the MSQH (Malaysian Society For Quality 
in Health) accredited Puteri Specialist Hospital (PSH), 
formerly known as Medical Centre (Johor) Sdn Bhd 
which started operations in 1986. 

In 2014, the Pasir Gudang Specialist Hospital (PGSH) 
was built to ease the overcrowding problem as a 
result of population migration when Iskandar Malaysia 
was established. With the availability of modern 
equipments, cutting-edge technology and an excellent 
team of specialists, PGSH quickly became one of the 
leading regional private medical facilities and one of 
the healthcare providers that is expected to benefit 
from the government’s plans to turn Iskandar into a 
medical tourism hub. 

The latest addition to the team will be the flagship 
hospital, the Bandar Dato’ Onn Specialist Hospital. 
Located within Iskandar’s new township, Bandar 
Dato’ Onn, the new hospital will be equipped with 
six Centre of Excellence (in the field of oncology, 
women and children, cosmetics and reconstruction, 
orthopaedic, cardiology and geriatrics) of international 
standards. Upon completion in 2017, a healthcare 
education institution will also be integrated with the 
hospital to cater to the growing demand for healthcare 
professionals in the country. The first phase will 
encompass about 280,000 sq ft with a bed capacity 
of 150.

BIG PLANS AHEAD
To capitalise on the promising growth of the medical 
tourism segment, KPJ is allocating about RM1.29 billion 
to build eight new hospitals nationwide. These new 
additions to the 26 hospitals currently in its stable 
are expected to be ready to serve a larger population 
between 2018 and 2019. By then, Malaysia would be 
ready to expand its reach beyond the existing Southeast 
Asian market and set our sights further afield.
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date its cumulative investments of RM207.99 billion is 
already 54.3% of the investment target (RM383 billion) 
by 2025. 

In 2015 alone, we have seen billion dollar investments 
announced by Microsoft, Japan Food Co, Healthcare 
City, Forest City and Johor Halal Park, among many.

This means that the interest in IM’s potential as an 
international market is actually growing among MNCs 
and SMEs, even though investors and Johorians remain 
pessimistic about its long-term prospects. Many 
of them expect to see results immediately when in 
actuality it will take time to witness the spillover effects 
of IM as it matures into an international business haven. 

(CT) Many locals believe that IM is a political creation 
and not a well-planned and sustainable metropolis 
development. They are not aware that IM’s master plan 
was conceived 10 years ago and that it is envisioned 
to be an economic region of international standing by 
2025. The key word here is future, investors are buying 
future returns in terms of capital appreciation and 
rental yields.

WHAT’S NEXT FOR ISKANDAR 
MALAYSIA?

Brushing aside sentiments of market stagnancy, industry experts tells us why they 
remain confident with Iskandar Malaysia’s property market.

Iskandar Malaysia (IM) is progressively working its way 
back up to the top of investors’ list. Contrary to the 
negative sentiment over the region’s residential property 
market in the past two years, investments continue 
to pour into IM, especially for the manufacturing and 
services sector. On top of that, news of the confirmed 
350km High-Speed Rail (HSR) between Malaysia and 
Singapore add up to IM’s promise of being a world-
class metropolis.

REENA KAUR BHATT sat down with Rachel Lim, Founder 
of CORE Investors (RL) and Chris Tia (CT), Managing 
Partner at Messrs Tia & Noordin to gain their insights 
on IM’s property market.

WHAT ARE THE COMMON MISCONCEPTIONS 
ABOUT ISKANDAR’S PROPERTY MARKET?
(RL) Most people fail to see that IM is a long-term 
development. IM’s main economic growth is in services 
and manufacturing, not property. Too much emphasis 
have been placed on the property sector as a measure of 
IM’s performance. Even with the challenging economic 
climate, Iskandar Regional Development Authority 
(IRDA) has been receiving consistent investments – to 
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IS NOW THE RIGHT TIME TO BUY RESIDENTIAL 
PROPERTIES IN ISKANDAR AND WHICH AREAS/
DEVELOPMENTS SHOULD HOMEBUYERS 
FOCUS ON? 
(RL) Based on general principle, it is always the right 
time to buy property and this applies for IM too. 
Homebuyers should look to Iskandar Puteri for options 
- there are many viable housing developments near the 
town area, namely Horizon Hills, East Ledang, Senibong 
Cove and Eco Botanic. 

Most of them are gated and guarded developments and 
boast modern designs, fantastic landscaping, as well 
as high-quality workmanship. Most importantly, they 
come with affordable price tags. Now will be the right 
time to purchase as prices have softened as compared 
to prices 2 years ago. At the moment, the rental yield 
for landed properties ranges from 3% to 6%. 

(CT) The Johor state government continues to inject in 
capital and IRDA is extensively promoting IM to foreign 
markets. Homebuyers will have to be realistic and not 
expect immediate occupation as IM is still undergoing 
its development phase and lacks the maturity and 
facilities to cater to the mass market. The nearest 
mature town will be Gelang Patah in the Johor Bahru 
district. 

Nevertheless, I would argue that this IS the right time 
to commit in residential properties, especially those 
nearby the upcoming HSR stations as these properties’ 
prices will definitely see a spike in the next few years. 

Also, many are misguided by the notion that the 
property market in IM is only driven by ‘touristy 
elements’ such as the LEGOLAND and the Hello Kitty 
theme park. There are many other industries that are 
accelerating the market; some of them include the 
industrial, educational and healthcare sectors. 

WHAT ARE THE KEY PRINCIPALS FOR 
INVESTING IN ISKANDAR?
(RL) At the moment, it is be wise to invest in properties 
that cater to the mass market, i.e residential properties 
with a monthly rent and/or selling price which is 
affordable to the middle-income earners. 

Affordable housing in IM is actually in short supply and in 
order to meet market demands, developers are shifting 
their focus to building more mid-range developments 
instead of high-end condominiums. Investors have to 
do extensive homework and figure out which areas will 
be sustainable for owners-occupiers before purchasing. 
Similarly, for rental properties, it is important to find 
out which is your target demographic and who will be 
willing to pay rent at market rates. 

(CT) Besides location, research is extremely important 
when investing in IM. Investing in Iskandar can be 
challenging as one has to forecast the next hotspot 
location in the five different flagship zones of IM and 
keep up with the ongoing and new developments from 
IRDA as well as on the latest infrastructure plans.

To alleviate uncertainty, investors must study and 
determine the track record of the developer, visit 
the development site and surounding area as well 
as understand the development plans for the whole 
area to make sure that the supporting elements and 
infrastructures will be in place before they commit 
financially. 
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Chris Tia
Managing Partner 
Messrs Tia & Noordin

IS NOW THE RIGHT TIME TO BUY COMMERCIAL 
PROPERTIES IN ISKANDAR AND WHICH AREAS/
DEVELOPMENTS SHOULD INVESTORS FOCUS 
ON? 
(RL) I feel that commercial properties in IM will be 
facing a tough time in the near future. Reasons being 
that most areas do not yet have the supporting 
neighbourhoods to serve as a population catchment. It 
is basic economics – business activities will not thrive 
in places where the population is insufficient, making 
it difficult for business owners to pay the rent. The 
current rental yield is moderate at best, ranging from 
4% to 6%. 

However, currently, there are a few good deals for 
commercial properties in areas such as Bukit Indah, 
Skudai, and Tebrau. When it comes to commercial 
property investment, it is not about the right time, 
rather it is all about purchasing the right property at 
the right price. 

(CT) I believe that there is a strong demand for 
shophouses in IM, especially in the industrial and 
manufacturing zones. There is a demand for basic 
convenience stores such as launderettes, convenience 
stores and mamak restaurants from existing workers 
there. Commercial shophouses are also a niche 
product in IM, one which is not yet in oversupply in the 
prominent locations. 

Developers such as CI Medini and Sunway Group 
are offering attractive products, especially in Medini 
and Iskandar Puteri. Currently, shophouses that are 
ready for occupation could fetch a rental yield of 
approximately 4% per  annum. There are some property 
owners offering 1-year free rental bound within a 3-year 
contract to attract the ‘early birds’ to begin operating 
their businesses in IM. 

HOW WILL THE HSR AND THE RAPID TRANSIT 
SYSTEM (RTS) SERVE TO ACCELERATE 
PROPERTY DEVELOPMENT AND INVESTMENT 
IN ISKANDAR?
(RL) The HSR is expected to be up and running by 2026 
and land prices along the line will definitely experience 
an appreciation in prices. However, I feel that major 
developments will materialize only later down the road. 
The RTS which directly connects Woodlands in 
Singapore to the Bukit Chagar station in Johor Bahru 
city centre will generate a direct and positive impact on 
Flagship A of IM. 

The increase in traffic flow will result in an uptick of 
commercial, business and tourism activities. Investors 
who purchase the right rental properties in strategic 
locations will enjoy a high return on investment in the 
long term. 
 
(CT) Both projects will undoubtedly boost property 
development – connectivity is key in bringing in 

footfalls into an area and foreigners as well as tourists 
adore the convenience of such public transportation. 
The HSR and the RTS will set the path for IM to grow 
into a business and tourist hub.

WHAT DO INDUSTRIAL COMPONENTS SUCH AS 
THE PENGERANG INTEGRATED PETROLEUM 
COMPLEX (PIPC) AND THE SEDENAK ISKANDAR 
DATA HUB (SIDH) MEAN FOR ISKANDAR’S 
POPULATION AND ECONOMIC GROWTH?
(RL) As of 2016, the PIPC project has brought in more 
than 10,000 construction workers into Pengerang, 
causing a spike in housing demand. House prices 
have increased as a result and rental rates have also 
appreciated by 15%. 

The 60 billion PIPC project will continue to bring in 
more people into the Pengerang and the surrounding 
areas, i.e Desaru and Kota Tinggi. The project is 
estimated to contribute RM18.3 billion to the Gross 
National Income (GNI) upon completion by 2020. Well 
planned residential developments will be necessary for 
the existing and incoming workers.  

The 283.27ha Sedenak Iskandar Data Hub (SIDH) has 
been earmarked as te second data hub in the country 
after Cyberjaya in Selangor. Due to the slowdown in the 
local and global economy, however, the hub is seeing 
slow progress. Many MNCs and technology giants are 
adopting a wait and see attitude before they decide to 
commit to opening a branch or establishing a regional 
headquarter here in IM.   

(CT) There is still a shortage of hostels and middle-class 
accommodation in and around the Pengerang area. The 
PIPC project has brought in thousands of workers and 
created many jobs for the local population. Higher and 
middle management staff might have to look beyond 
Pengerang for standard accommodations. The area is 
certainly thriving, weekend visitors to the Pengerang 
town will observe long queues at the local restaurants 
and convenience stores.

Rachel Lim 
Founder
CORE Investors
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Datuk Ismail Ibrahim, Chief Executive of Iskandar 
Regional Development Authority (IRDA) updates 
iProperty.com on its activities in Iskandar Malaysia. 

IRDA - 10 YEARS 
AND STILL GOING 
STRONG

Envisioned to be a strong and sustainable metropolis of 
international standing by 2025 and the preferred destination 
to invest, work, live and play; Iskandar Malaysia (IM) is well on 
track as it enters its tenth year as a development region.

2016 marks the 10 year anniversary of Iskandar 
Malaysia. How has the progress been so far? Please 
do highlight its achievements.

Even though 10 years is not considered very long for 
a development this large, we have managed  to attain 
considerable achievements. So much have been done - 
from catalytic projects involving mixed developments, 
parks and buildings to reaching out to the Rakyat 
through social programs.

Legoland Malaysia, the Angry Birds Activity Park and 
the Johor Premium Outlet, these are among a few of 
the numerous  international and local tourism products 
and destinations that have mushroomed over the past 
10 years in IM. Not to mention the many educational 
institutions which had set up their campuses here, both 
in EduCity and Seri Alam, which is also known as the 
City of Knowledge. 

Datuk Ismail Ibrahim
Chief Executive

 IRDA
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the State of Johor Islamic Religious Council and the 
HALTEX Group.

The GHA provides sustainable solutions and 
infrastructure for the stakeholders of the halal economy 
- governments, businesses, regulators and consumers. 
Its purpose is to safeguard trust and provide assurance 
of halal, safe and wholesome products for global 
consumers.

FOREST CITY
Forest City is a smart partnership between Johor’s 
Esplanade Danga 88 Sdn Bhd  and one of China’s 
leading real estate developer, Country Garden. It taps
on the expertise and financial resources of financial 
resources of Country Garden as an international 
developer, as well as upscale the Malaysian company’s 
capability to be a formidable township development 
player in the region. 

Covering over 3,424 acres of 4 man-made islands, 
Forest City aims to be Southeast Asia’s first and 
largest “green” eco-city, offering the latest in smart 
technologies and amenities for its residents. Forest 
City is poised to be the next major catalyst for the 
services sectors in Iskandar Malaysia, offering 220,000 
new jobs. 

The three key targeted sectors are education, 
healthcare and tourism. The development will attract 
people globally looking for a tranquil, vibrant and eco-
friendly setting to live, work and play right in the heart 
of Southeast Asia.

JB TRANSFORMATION PROGRAM
The Johor Bahru Transformation (JBT) Program began 
in 2010 with the objective of sustaining Johor Bahru 
as the capital of Johor by creating thriving economic 
activities, city living and amenities that are aligned 
to Majlis Bandaraya Johor Bahru (MBJB) and IRDA’s 
visions. 

The transformation area covers about 1500 acres in 
Flagship A of IM which is also known as Johor Bahru 
City Centre. Some of the programme’s achievements 
include:

• Economic improvement in JB City Centre – with 
facilitation from IRDA and MBJB, numerous new 
projects happened in JB City Centre. For instance, 
Integrated Healthcare Centre at Menara Landmark 
under Iskandar Malaysia Healthcare OSC Initiative, 
KOMTAR JBCC and Suasana by UMLand. 

• Business Improvement - 72% increment in business 
activity from  2011. 

• Environment Improvement - One of the main 
focus is to improve and develop the Integrated 
Water Treatment Plant through the Segget River 
Rejuvenation Project to resolve the environmental 
issues in JBCC. The project is scheduled to 

Connectivity has also been markedly improved with all 
the highways and flyovers IRDA has built. This includes 
the coastal highway and the Ulu Tiram and Yahya Awal 
flyovers. IRDA has also put IM on the global map by 
securing Pinewood Iskandar Malaysia Studios to set up 
shop here.  In terms of infrastructure, the Bus Iskandar 
Malaysia was launched in February 2010, followed by 
BeXtra, or Bus Express Transit. 

Here are some highlights of other programs that are 
currently being carried out: 

SMART CITY AND CONNECTIVITY
With the enhancement in connectivity as well as hard 
and soft infrastructure, Iskandar Malaysia is poised to 
attract more investments that will bring even more 
business  opportunities for the locals.  Following the 
announcement of a 700-acres data hub in Sedenak 
last year, the local cloud services and data centre 
industry growth is expected to accelerate and drive 
more investors into this region. The hub is equipped 
with robust, state-of-the-art infrastructure; supported 
by high capacity power and reliable connectivity; and 
comes with friendly cloud and data centre policies.

The data hub will create a healthy ecosystem for local 
businesses to scale their capabilities and competencies 
with knowledge sharing from established data centre 
players. The hub will also contribute to the development 
of sustainable communities where future generations 
can continue to thrive and expand.

GLOBAL HALAL ALLIANCE (GHA)
GHA is a group of global players with a proven track 
record providing best-in-class domain expertise 
in the halal ecosystem. This is the first-of-its-kind 
collaboration in the world involving all sectors of the 
halal value chain.

Partners in the alliance include IRDA, AsureQuality 
Limited of New Zealand, Surbana Jurong Consultants of 
Singapore, the International Halal Labuan Foundation, 
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complete in Q2 2018 including phase 3 which is the 
beautification phase. 

• Social Program at JB City Centre which is to 
preserve the heritage elements and creating a sense 
of belonging via several programs namely Karnival 
Budaya dan Warisan, Larian Bandaraya, Johor Bahru 
10K Run, World Islamic Economic Forum, JB Arts 
Festival, JB Transformation Open Day and Iskandar 
Malaysia Open Day.

What has been the challenges for Iskandar and how 
did you overcome it?

The biggest challenge in the early days was to get our 
stakeholders’ buy-in and to convince them that IRDA 
is here to facilitate IM’s development. There are a lot 
of stakeholders involved - government, community, 
NGOs as well as the media.  We had to take different 
approaches to rectify any negative perception of the 
development. It has been a long way since, and I am 
pleased to share today that those who were sceptical 
before, are now champions of IM. 

Besides ensuring that investments continue to flow 
in and the maintenance of current endeavours, IM’s 
most immediate challenge is the implementation of its 
‘Smart City for Malaysia’ template.

The 4 challenges in implementation are as follows:

• Coordinated policies – requires the collaboration of 
all agencies in Malaysia to provide necessary policies.

• Communication infrastructure readiness – 
infrastructure especially ICT needs to be in place and 
pricing needs to be competitive.

• Robustness of implementation models – initiatives 
should be privately driven with minimal government 
intervention.

• Capacity building on required skill sets – attracting 
and retaining talent to match the required job skill in 
a smart related environment.

The growth of investments in Iskandar has generated 

an increase in economic activity. Please do share with 
us on the number of jobs (breakdown) that has been 
created so far.

Iskandar Malaysia has recorded RM202.45 billion in 
total cumulative committed investments from 2006 
to March 2016. Of this total, 51% or RM103.50 billion 
represent investments that have been realized.

To date, local investors had contributed RM121.44 
billion to the total cumulative committed investments 
while the balance RM81.01 billion were contributed by 
foreign investors.

Among the promoted sectors, manufacturing recorded 
the highest cumulative committed investment at 
RM54.26 billion. This includes investment from 
the following sectors - Electrical & Electronics, 
Petrochemical & Oleo-chemical and Food & Agro-
processing.

These are followed by logistics (RM6.03 billion), tourism 
(RM3.16 billion), healthcare (RM2.77 billion), education 
(RM1.97 billion), financial services (RM1.47 billion) and 
creative industries (RM0.56 billion).

Other sectors that support the growth of IM include 
property development, in which the residential, 
retail and industrial segments collectively contribute 
cumulative investments of RM94 billion as at 31 March 
2016, followed by utilities (RM12.96 billion), government 
investment, mainly in infrastructure and public works 
(RM9.83 billion) and emerging technologies (RM2.85 
billion).

A total of 682,169 jobs has been created in Iskandar 
Malaysia from 2007 until 2015. For Q1 of 2016 alone, total 
job creation is 4,046 jobs across all 9 promoted sectors. 
Increase in average household monthly income of people 
in Johor from RM4,658 in 2012 to RM6,207 in 2014.

There has been a concern of ‘oversupply’ in Iskandar. 
Your comments, please.

IM’s population is projected to top 3 million by 2025. 
The development of residential properties is, therefore, 
imperative to meet housing demands as Iskandar 
Malaysia moves towards being a preferred destination 
for locals and expatriates. 

The growth of investments in IM has contributed 
towards the increase in economic activities and 
correspondingly, an increase in demand for talents. 
It is targeted that by 2025, IM will create 817,500 job 
opportunities and looking at the recent IM population, 
we are still in need of talents from other states in 
Malaysia. This is in addition to professional foreign 
workers that will work and live here in IM.

The statement on housing glut is inaccurate as the local 
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housing market is highly segmented – from low cost to 
luxurious. Even if there is such a glut, it is limited only 
to the high-end, high-rise and high-density segment 
which mainly comprise of serviced apartments, which 
actually fall under commercial properties.

There may be a slowdown in demand for the high-end 
landed segment as well but, the supply is also not as 
superfluous as that of serviced apartments.

The IM project will bring workforce of all levels in a 
pyramid-shaped structure. As such, more supply is 
required as we go down the housing market spectrum. 
By 2025, it is estimated that 666,000 units of housing 
units are required – however, the supply will have 
to cater to the demand from the pyramid-shaped 
structure. Even now, there is a dearth of housing in 
the RM150,000 - RM450,000 price bracket, which is 
affordable to the majority or 50% of the population.

The issue which should be acknowledged is the 
mismatch of demand versus supply and pricing versus 
affordability, all which are purely due to commercial 
reasons. Therefore, strictly speaking, there is no such 
thing as a housing glut in IM.

Since 2013, IRDA has carried out the Iskandar Malaysia 
Property Action (IMPACT) program that has brought 
together all relevant parties, namely the public and 
private sectors, professional bodies and the academia 
to sit together to tackle current issues in the property 
market including affordability, property bubble, wealth 
sharing etc.

Various programs and initiatives are being implemented 
by IRDA and the State Government:

• A mini-lab on Sustainable Property Market was held 
in 2014 to propose new or improved policies for the 
State Government to consider.

• The Iskandar Malaysia Accolades (TIMA) is being 
organised to recognise projects that contribute 
towards achieving the Iskandar Malaysia’s vision and 
objectives, thus, encouraging developers to adopt 
a more balanced and sustainable approach in their 
developments.

• A think-tank is being formed to provide more 
accurate, transparent and comprehensive data and 
information on the property market that can help the 
matching of demand with supply.

When the Iskandar Malaysia’s Comprehensive 
Development Plan 2006-2025 (CDP) was drawn up 
and published in 2006, it had taken into consideration 
the development needs then and also pre-empted 
future requirements and concerns that are expected 
to arise due to the rapid development taking place. It 
consists of three domains, namely sustainability in the 
economic, social and environmental context. 

In the enhanced Comprehensive Development Plan 
2014-2025 (CDPii) which was launched by the PM 
in March this year, we ensure that Iskandar Malaysia 
continues to be developed as a holistic eco-system. 
Wealth generation, resource optimization and low 
carbon, and wealth sharing and inclusiveness are the 
three main elements in developing the region. 

Wealth generation ensures a continuous, stable, and 
resilient income generation through regional economic 
growth resulting from high-skilled employment, higher 
productivity, and value creation. Yet, as this takes 
place, we have to ensure that natural and man-made 
resources are protected through their optimal use and 
smart growth. 

Alongside that, and if not most importantly, the Rakyat 
must be given the opportunity to participate in the 
wealth generation, indirectly contributing to regional 
and individual wealth.

In the CDPii, five big moves have been identified to lead 
Iskandar IM toward becoming a sustainable metropolis 
of international standing. They include Inclusive Iskandar 
Malaysia, Greening Iskandar Malaysia, Destination 
Iskandar Malaysia, Port Iskandar Malaysia, and Iskandar 
Malaysia Urban Observatory. These moves take into 
consideration all the blueprint strategies, programs, 
and initiatives, including the voices of communities 
that were obtained through public engagements 
with non-governmental organizations (NGOs), local 
communities, the government, and private agencies.
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The Jones Lang LaSalle’s (JLL) Global Real Estate 
Transparency Index (GRETI) 2016 has found Asia 
Pacific to have the best progress worldwide in being 
transparent with its real estate practices. The major 
factor driving improvements in Asia Pacific has been 
the increased availability and quality of market data.

In some countries, improvements have also been seen 
in regard to performance benchmarking, the enactment 
of new legislation, the introduction of higher ethical 
standards, and the wider adoption of ‘green building’ 
regulations and tools. In the region, Singapore and 
Hong Kong were labelled as ‘Transparent Markets’, 

Singapore and Hong Kong have the best environment for real estate 
operations and investments in APAC

The stronger US dollar and higher home prices have not 
deterred international buyers’ demand –they are in fact 
changing their focus to cheaper residences. Lawrence 
Yun, Chief Economist of the National Association 
of Realtors (NAR), told CNBC that although non-
resident foreign buyers have slowed, more immigrant 
foreigners have been purchasing homes, leading to 
the second highest overall sales dollar volume since 
2009. Although home purchases by foreigners fell by 
an annual 1.3% to US$102.6 billion between April 2015 
and March 2016, according to an annual NAR report on 
US real estate, there was a 2.8% increase in the number 
of homes purchases to 214,885 homes. 

Chinese buyers purchased the most, buying a combined 
dollar volume of US$27.3 billion, three times as much 
as Canadians who came in second place among top 
foreign buyers. They also bought the most expensive 
homes – at a median price of US$542,084. The prices of 
homes bought by global buyers were higher than that 
of the median US home price. Florida, California, Texas, 
Arizona, and New York were popular destinations for 
foreign buyers, accounting for 22%, 15%, 10% and 4% of 
foreign buyer share respectively.

With economic uncertainty, average global rental 
returns on the prime property fell by 0.5% year-on-year 
in March 2016, according to a Knight Frank Prime Global 
Rental Index report. Toronto, Canada was ranked first, 
with rents in prime district increasing by 8.9 per cent 
annually due to greater demand for prime residences 
and lower condo vacancies.

Guangzhou, China was ranked just behind Toronto, 
with a 5.5% annual increase in rental returns. Cape 
Town, South Africa was ranked third with a 1.5% 
increase. Taimur Khan, Senior Research Analyst at 
Knight Frank said that 11 out of the 17 surveyed cities 
indicated stagnant or falling prime rents over the past 
year. London is at 11th place, with prime rental prices 
decreasing 1% year-on-year in March 2016.

In these prime districts, tightened regulations and newly 
imposed taxes have raised the supply of luxury rental 
homes and brought rental prices down, according to 
the report.

Over the next year, the luxury rental market is expected 
to recover once these changes are stabilised.

Prime global rents fall by 0.5% 
between March 2015 and March 2016

Cheaper US homes a hit among 
foreign buyers

with a close fight to be the most Transparent market in 
Asia-Pacific, but both missed the “Highly Transparent” 
category by a short margin. The index rated the UK, 
Australia, Canada, and the United States as ‘Highly 
Transparent’ markets – countries with the most 
transparent real estate markets. 

The JLL index helps identify which countries have a 
higher risk of corruption, unsatisfactory corporate 
governance, and failings of regulatory enforcement 
that have led to a negative impact on business activities 
and investments.
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Indonesia plans emergency law 
to attract foreign investments in 
property sector

More rental options for tenants in 
New York

According to Luhut Pandjaitan, Indonesia’s 
Coordinating Minister for Political, Legal and Security 
Affairs, Indonesia intends to put in place an emergency 
law (Peraturan Pemerintah Pengganti Undang-Undang 
[Perppu]) to bypass current laws making it difficult for 
foreigners to purchase Indonesian property. 

Currently, Indonesia’s 1960 Agrarian Law stipulates 
that foreigners cannot own homes in Indonesia. 
According to Indonesia’s constitution, the President 
has the right to issue an emergency law to tackle any 
emergency situation, which comes into effect as soon 
as it is signed by the President. The emergency law can 
remain effective or be terminated within the year of 
issue, depending on Parliament’s decision. According to 
Minister Luhut, the emergency law allowing foreigners 
to purchase Indonesian homes is part of four or five 
emergency laws aimed to be introduced by August to 
tace government reform obstacles.

A report by appraiser Miller Samuel and broker 
Douglas Elliman Real Estate shows that new flat leases 
in Manhattan reached 5,203 in June, its first increase 
since 2012 and a jump of 34% year-on-year. Jonathan 
Miller, the President of Miller Samuel, told Bloomberg 
that median rents in New York have increased 21% in 
the last seven years and tenants are seeking alternative 
options in other locations. 

Tenants are aided by a new influx of housing listings 
with a total of 7,442 apartments put up for rent in June, 
an annual increase of 27%. The increase in choices has 
led to landlords granting concessions in almost 10 per 
cent of all new leases, the highest for the month of 
June, compared to the past five years of data collection. 
Concessions included an average discount of 2% off 
monthly rents, compared to a 1.1%  discount given last 
year. The median monthly rent before any concessions 
was US$3,444.

Meanwhile, US residential loans slipped in June, 
according to Mortgage Bankers Association (MBA). 
The mortgage credit available index of the Washington-
based group fell by 1.3 per cent to 119.8 points, after 
investors discontinued some adjustable-rate mortgages 
– a sign that lending standards are tightening.

Hong Kong, Luxembourg, and 
Sydney recognised as favourable 
locations for lifestyle  

According to Knight Frank’s Global Lifestyle 
Review, which examined the suitability of different 
lifestyles in 26 tax-efficient destinations, Hong Kong, 
Luxembourg, and Sydney topped the list of cities 
for the best places for entrepreneurs, families, and 
retirees, respectively. London was ranked second 
after Hong Kong, while Singapore came in eighth 
place for best places for entrepreneurs to stay, ranked 
by factors such as Mercer’s political risk ranking. 
Meanwhile, Luxembourg and Vienna have listed the 
top two best locations for families determined by 
the number of international schools and Mercer’s 
personal safety ranking. Sydney and Malta came out 
on top for retirees for its high quality of life and lower 
annual cost of healthcare.
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An East & Partners Asia survey of executives from the 
top 100 firms in China, Taiwan, Hong Kong, Singapore, 
Indonesia, Malaysia, the Philippines, India, Thailand, and 
South Korea revealed that high net worth individuals 
(HNWI) in Asia are shifting away from property and 
local stocks as investment sources. While typically seen 
as an important investment asset, property as a share 
of the investment portfolios of Asian HNWIs fell to 
32.3% from 40% three years before. Asian HNWIs have 
moved towards foreign stocks and alternative assets – 
alternative assets rose from 8% in 2013 to an average of 
15.1% of their portfolios today.

HNWIs are turning more to private bankers and financial 
advisors for investment and wealth management, with 
less than half of Asian HNWIs managing their own 
wealth, compared to almost 70% three years ago. 
More than 10% of them engages a financial advisor, 
compared to a mere 3.8% in 2013.

Survey: HNWI in Asia shunning 
property and local stocks

In June 2016, home prices in Sydney rose 1.2 per 
cent month-on-month, leading to a 6.8% quarter-on-
quarter rise in home prices for Q2 this year, according 
to CoreLogic Inc. data. Home prices rose as a result 

of dwindling housing supply. Home listings in Sydney 
have fallen in June by more than 16% compared to the 
same period last year, hitting a five-month low.

According to Barclays Plc Analyst Jon Bell, a 
weakening economy may cause the value of residential 
property in London to drop as much as 10% in 2017 
and UK developer sales to dip 5%, further increasing 
competition between developers. This comes as a 
record 5,655 new homes were added to the market in 
Q2 2016, a record high since data from Molior London 
was collected in 2009.

Another 35,000 new luxury homes worth approximately 
£77 billion are due for completion in the next 10 years, 
a 40% increase from 2014. Sales of new London homes 
dropped by 34% year-on-year, from 6,974 in Q2 2015 
to approximately 4,600 homes in Q2 2016, as fears and 
uncertainty mounted amid the Brexit vote. In response, 
London home developers are resorting to offering 
incentives to buyers such as discounts for owner-
occupiers, payment for buy-to-let stamp duty taxes, 
£20,000 worth of furniture, and the chance to get free 
parking lots.

Sydney home prices rose 6.8% quarter-on-quarter in Q2 2016

London struggling to sell homes
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that are jointly developed within a development and 
share common facilities.

WHY EN-BLOC?
The obvious reason is the high potential for profits. In 
land-scarce Singapore, property prices are generally 
on the uptrend over a long time horizon.

One of the major factors affecting an en-bloc sale 
is the plot ratio of the land, which is decided by the 
government through the URA Master Plan. The plan, 
revised every 5 years, decides how much of the land is 
allocated to specific needs e.g. industrial, commercial, 
and residential. This, in turn, will determine the type of 
property to be built in the area as well as the maximum 
number of floors; factors that prospective buyers will 
consider before developing the land.

Therefore, major developers would eye older 
developments in prime areas and aim to buy them 
before building newer apartments or malls in its place 
that has the potential to earn better capital returns. For 
the property owner, the negotiation process (where 
developers have to persuade you to move) will usually 
result in some sort of capital gains either via cash 
compensation or the ability to buy a higher-priced 
property in a prime location at a much cheaper rate. 

WHAT YOU NEED TO KNOW 
ABOUT EN-BLOC SALES IN 
SINGAPORE

This article provides an overview of the en-bloc process in Singapore.

Private property is a well sought-after commodity 
in land-scarce Singapore. Yet in some cases, the 
government and property developers can actually take 
over the land that your property sits on, compelling you 
to sell your house. Of course, the reality is often less 
grim with many owners of old developments suddenly 
becoming overnight millionaires after an en-bloc sale. 
But make no mistake about it - a successful en-bloc 
sale is not easy and can take an awfully long time. 

WHAT IS EN-BLOC?
An en-bloc or collective sale occurs when the there 
is a sale of two or more property units to a common 
developer. In the event of a successful en-bloc sale, 
proceeds are usually divided amongst all the unit 
owners. 

Some of the more well-known and successful en-blocs 
in Singapore include Leedon Heights (today known as 
Leedon Residence), which was sold for $835 million, 
and Gillman Heights (today known as the Interlace), 
which was sold for $548 million.

A common en-bloc scenario is one where all the units 
in a strata-titled development are being sold to a 
developer. Strata-titled developments generally refer 
to condominiums, private apartments or cluster houses 
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The committee would have to seek professional advice 
from a legal consultant and marketing/property 
consultant as well as to obtain an independent 
valuation report from an independent valuer. These 
professionals will also have to advise on the proposed 
method of distributing sales proceeds and decide on 
the sale method e.g. by auction or tender.

Once the committee is formed, they will have to 
persuade the majority (as defined by law) to sell and 
indicate their consent by signing a Collective Sale 
Agreement. This must be obtained within a year. Failure 
to do so will render the sale attempt invalid.

The 2010 amendments to the law also imposed new 
general meeting requirements and expanded the 
definition of what constituents a failed attempt. For 
instance, when the general meeting is unable to obtain 
30% (by shared value of the development) within the 
hour, it is deemed as a failed attempt.

Once the committee has found a buyer and the sale is 
agreed upon, an application may be made to the Strata 
Titles Board who will then evaluate the application 
before making a decision. Do note that even at this 
stage, owners who do not agree to the sale can still 
raise their objections with the Board.

At the end of the day, a successful en-bloc sale is 
financially rewarding to both the homeowners and 
buyer(s), resulting in a win-win situation. The process, 
however, is long drawn and can take years before 
successful completion. Despite that, it may very well be 
a blessing and in Singapore, we can be sure that it will 
continue to be a common sight.

Therefore, for successful en-bloc sales, it is usually a 
win-win situation for both buyers and sellers.

Additionally, there is another reason for en-bloc. It is 
legislated by law under the Land Acquisition Act where 
the government may acquire land in the private sector 
to be used for providing essential public goods such 
as schools, hospitals or the more common example, 
MRT projects. It is generally a good thing as instead of 
pandering to the wishes of a minority which impedes 
progress, the government can step in and in most 
cases, the owners whose properties are being acquired 
will be paid due compensation.

WHAT DOES THE LAW SAY?
In general, if a development is older than 10 years, at 
least 80% of its owners must agree to sell their homes. 
The percentage increases to 90% if the development is 
less than 10 years.

Under the 2007 Land Titles (Strata Act) amendments, 
other than the agreement by a pre-determined majority 
(based on either share value, share in land or notional 
share), they must take into account the total area of all 
the lots in strata or flatted development.

For example, for developments that are older than 10 
years old, besides getting 80% of the owners to agree 
(based on strata value), this 80% must also form no less 
than 80% of the total strata area (excluding the area of 
any accessory lot) or flats.

In the 2010 amendments, stricter restrictions were 
imposed, such as the enforcement of a 2-year hiatus 
after a failed first attempt. This is to prevent harassment 
of homeowners who had refused to sell their properties, 
as witnessed from the infamous case of the Laguna 
Park condo.

Therefore, when the majority of the owners agree to sell 
a collective number of units, the whole development 
can be sold, much to the displeasure of the remaining 
owners. 

WHAT THE EN-BLOC PROCESS INVOLVES
Either external buyers or homeowners who can put the 
entire development on sale can initiate an en-bloc.

The first step is for the homeowners to form a sales 
committee and appoint no more than three persons to 
represent the entire group.

Andrew Adriaan
Associate Director
Redbrick Mortgage Advisory

Andrew spent the last 7 years working with private bankers, advising high net worth clients on their mortgage matters. 
As a highly efficient banker, he has won many sales awards during his employment with one of the largest lenders in 
Singapore.
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Recent flash estimates by the Urban Redevelopment 
Authority (URA) show that prices of Singapore’s 
private homes decreased for the 11th consecutive 
quarter in Q2 2016 by 0.4 per cent quarter-on-quarter. 
This is the longest consecutive decline to date since 
the government started introducing cooling measures 
in 2009. In the Core Central Region (CCR), non-

landed private residences saw a price increase of 0.2%, 
compared to a 0.3% increase in Q1 2016. In the Rest 
of Central Region (RCR), home prices rose 0.3% after 
stagnating in Q1 2016. Homes in the Outside Central 
Region (OCR) saw a decline of 0.7% compared to the 
previous quarter’s price decrease of 1.3%. 

Private home prices down 0.4% in Q2

According to flash estimates released by the Housing 
and Development Board (HDB), the resale prices of 
units increased 0.1% quarter-on-quarter in Q2 2016. This 
increase reverses the 0.1% slip in Q1 2016 resale prices. 
According to ERA, the RPI has been relatively flat over 
the last three-quarters - a sign that resale prices of 
public flats have stabilised. Demand for homes has not 
slowed, with buyers willing to pay more for homes in 

good locations, according to ERA Realty Key Executive 
Officer Eugene Lim as quoted by Singapore Business 
Review. It is also unlikely for prices to dip drastically 
as demand will be fueled by permanent residents who 
have completed their 3-year wait out time, as well as 
buyers who urgently need homes. HDB will be launching 
approximately 5,000 Build-to-Order units in Hougang, 
Sembawang, Tampines, and Yishun in August.

HDB resale prices up 0.1% in Q2

Maybank Kim Eng has recently suggested in a report 
that property cooling measures should not be removed 
until property prices fall significantly to “ensure 
Singapore’s long-term survival”.  The report found that 
Singapore’s domestic consumption as a proportion of 
the nation’s GDP is one of the lowest globally, even as 
the country is ranked seventh in the world for highest 
per-capita income. 

This phenomenon of reduced spending is due to 
the value placed on the residential property as an 
investment, as well as the large percentage of almost 

Maybank Kim Eng: Property cooling measures should stay in place for a 
better economy

one-third of household income devoted to housing-
related expenses. According to Maybank Kim Eng, 
Singapore households have 209% of GDP invested 
in residential properties, thus restricting consumer 
spending and entrepreneurship efforts. The report 
stated that “a sustained and gradual easing of property 
prices is necessary to restore business competitiveness”. 
With the likelihood of the property market bottoming 
out, capital could be unlocked for investments in 
productive assets or used for consumption, potentially 
enhancing entrepreneurship.
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Singapore’s District 10, especially Holland Village, is no 
longer the preferred residential area of the country’s 
expatriate population. Juliann Teo, Head of Residential 
Leasing at Jones Lang LaSalle, told Singapore Business 
Review that Holland Village owed its popularity in the 
past to amenities and a community where fellow expats 
could mingle. The option to purchase groceries and 
access expat communities online have resulted in the 
shift in choice locations. The expat choice residences 
are now in Districts 1, 2, 4, 8 and 13, according to Teo. 

JLL data showed that rental demands from expats rose 
by 110% in District 10 over the past 10 years, while rental 
demand in Districts 1 and 2 rose by 751% and 652% 
respectively in the same time period. Both districts are 
close to the central business district – District 1 covers 
areas like Boat Quay, Chinatown, Cecil Street, Havelock 
Road, Marina Square, Raffles Place, and Suntec City, 
while District 2 covers Anson Road, Neil Road, Shenton 
Way, and Tanjong Pagar, making it convenient for 
expatriates to commute to work. Teo added that there 
has also been a larger supply of CBD housing in recent 
years. 

Expat demand for housing in District 4, Sentosa Cove, 
has also surged by 480% over the last decade, due 
to new launches and unique lifestyle offerings in the 
district. There was also an increase in the number of 
District 4 homes leased last year, from 2,097 homes in 
2014 to 2,424 homes in 2015. Districts 8 and 13 were also 
popular among expats, with leasing volume increasing 
by 425% and 365% respectively over the past ten years. 
The draw of homes in these districts was attributed to 
their central location and the increase in more compact 
houses, which are suitable for smaller families. Teo 
added that popularity in Districts 8 and 13 could also 
be due to companies reducing costs by locating expats 
outside of the central region.

Holland Village no longer the living 
area of choice for expats

Home prices could bottom out by 2018 before the 
property market sees a slow recovery, said industry 
experts at a property market seminar organised by 
the Real Estate Developers’ Association. Dr Chua Yang 
Liang, the Head of Research of Southeast Asia at Jones 
Lang LaSalle, told TODAY that the property market 
recovery is influenced by the economy and GDP growth, 
and the higher-end property market is expected to 
gain momentum when the economy improves.

Industry experts believe property cooling measures 
such as the Additional Buyer’s Stamp Duty and Total 
Debt Servicing Ratio will not be lifted this year, with 
the earliest prediction for the relaxation of cooling 
measures being in 2017. According to the Urban 
Redevelopment Authority, prices have since cooled 
9.4% through 11 quarters consecutively, from a previous 
hike of over 60% from 2009 to an all-time high in Q3 
2013.

Experts predict bottoming out of home prices by 2018
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The Housing and Development Board (HDB) will be 
rolling out a Smart Urban Habitat Master Plan (SUHMP) 
to provide guidelines for future development of new 
towns by partnering with a consortium led by NCS, 
along with AECOM, Arup Singapore, and Samsung SDS 
Asia Pacific. 

Eco-friendly and smart features will be implemented 
by the consortium using the Smart Hub. Based on 
NCS’s IntelliSURF platform, the Hub will also be used 
to analyse data received to generate recommendations 
for HDB on estate management, to reduce resources 
wasted, and for better energy conservation. According 
to NCS, the Smart Hub will be scaling up to over 1,000 
HDB blocks starting from 2017.

The fall in Singapore property prices since their last 
peak in Q3 2013 is insufficient to warrant the lifting of 
existing cooling measures, according to Ravi Menon, 
Managing Director of the Monetary Authority of 
Singapore (MAS). Menon emphasised at an annual 
report briefing in July that this decision was to ensure 
the property market remains stable and sustainable. 

Also, the increase in property prices by 60% from 2009 
to 2013 has outpaced that of household incomes, which 
increased by 30% in the same time period. Menon 
added that there was a risk of property prices rising in 
the event that cooling measures are lifted, considering 
sustained low-interest rates and continued investment 
interest from foreign investors. 

Christine Li, Director of Research at Cushman & 
Wakefield, told TODAY that she agreed with MAS’ view 
and said that even though demand for housing has 
slowed down, investors may yearn to buy property to 
safeguard their wealth. However, Nicholas Mak, Head 
of Research and Consultancy at SLP International, 
pointed out that the private property market may be 
over regulated by the government.

The announcement by MAS came as private home 
prices fell for the 11th straight quarter in Q2 2016, 
though the cumulative price drop since its peak in 2013 
has only been 9.4%.

The Urban Redevelopment Authority launched a 
Request for Proposals to transform Jurong Lake 
District into Singapore’s next Central Business District 
(CBD). The plans are for a 24/7 work and retail hub 
that also includes residential and recreational options. 
Developments including the upcoming Kuala Lumpur-
Singapore High-Speed Rail (HSR) terminus, new 
Science Centres, Jurong Lake Gardens, and the former 
Jurong Town Hall building will define the future hub. 
The public transport share of this district is expected 
to be higher than the national aim of 75% by 2030, and 
the car-lite hub will see traffic improvements aided by 
the upcoming Jurong Region Line and Cross-Island 

NCS-led consortium to implement 
Smart Habitat plan

Property cooling measures to stay: MAS

Urban Redevelopment Authority seeking plans to turn Jurong Lake District 
into Singapore’s next CBD

Line, together with the existing North-South and East-
West MRT lines. 

Colin Tan, Director of Research and Consultancy of 
Suntec Real Estate Consultants, told TODAY that the 
HSR combined with round-the-clock facilities will help 
differentiate the area from other business hubs and 
warned against having Jurong become a duplicate 
of Raffles Place. He also mentioned that Jurong is in a 
more favourable position to become the next business 
hub than Tampines, a region that was previously marked 
for business development. Jurong has a healthier mix of 
developments, ranging from residences, retail, and hotels.
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However, more than supply conditions, which can be 
easily mitigated by the continual positive population 
growth over time, what is of greater concern about 
Melbourne is the geographical concentration of the 
developments in the inner city. 

The boom in apartments over the last 10 years has 
mostly been driven by investment reasons and foreign 
investors were a significant portion of the buyers. To 
understand why that is the case we have to go back 
and understand how the Melbourne market evolved in 
the last decade.

During the GFC (Great Financial Crisis) in 2007-2008, 
the Australian government removed the limitation on 
developers being able to sell only 50% of any project 
to foreigners in an effort to encourage more foreign 
investments. However, banks providing construction 
loans stepped in, making it even harder by limiting 
foreigner participation in any single project to 
approximately 20%, citing excessive foreign settlement 
risks. That technically should have moderated the 
supply, but the market took on a life of its own.

Throughout the GFC, Australia’s economy remained 
incredibly resilient when the other G20 nations were 
faltering into recessions. It demonstrated to the world 
that Australia is quite the safe haven in a global economic 
crisis. The Australian dollar was at a record low while 
the country’s housing stayed strong and saw impressive 
growth. This, timed together with Melbourne’s natural 
property cycle, which was at a stage where vacancy 
was sub 1% and yields were hovering around 6%, made 
Melbourne a prime candidate for foreign investments 
seeking safety and profits.

Foreign developers began to jump onto the Melbourne 
bandwagon. Those with strong cash positions or the 
ability to obtain capital without the need for Australian 
banks came. Without having to yield to Australian 

GRIMACING IN THE MOST 
LIVABLE CITY OF THE 
WORLD: MELBOURNE

Melbourne property investors have got their knickers all twisted these days. 
Especially those who had bet their hard earned monies on properties in and around 

this 5 consecutive winner of the most liveable city in the world. - DAN TOH

Today, reports are coming in about settlement 
valuations failing to match up to the prices sold years 
back throughout inner city Melbourne. Most average 
about 10-15% short but some as high as 30%. Rental 
yields have also dropped to approximately 4%, 
compressed by the overvalued sale prices. Just so you 
know, it used to be over 8% in the 1990s. 

Many investors are perplexed about the market. How 
did this well accoladed city that stands heads above 
140 other cities around the world and receives the 
highest number of international migrants find itself 
having the most blacklisted postcodes among banks 
lending on properties?

Some may deem that the problem lies in the 
oversupply of apartments. That is true as major 
Australian cities (barring Sydney since it’s already 
fairly “apartmentalised”) are transforming into urban 
metropolitan cities. Australia is looking to complete a 
total of 92,102 units over the next 12 months (Corelogic 
New Settlement Risk Report), and 231,129 units in 
the next 24 months. Of which, Melbourne’s share is 
29,541 units in the next 12 months and 80,503 in the 
next 24 months. The numbers are only slightly second 
to Sydney at 34,300 units in the next 12 months and 
81,696 in the next 24 months.
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banks’ restriction on number of foreigner sales, these 
developers built apartments in areas appealing to 
foreign investors and priced products according to 
foreign appetites instead of local market fundamentals.

The Melbourne property market soon developed into a 
dual track market. One supported by essentially foreign 
monies and the other driven by local economics. The 
former naturally skewed towards inner city areas 
and key Asian suburbs such as Glen Waverley and its 
surroundings.

Meanwhile in Victoria (where Melbourne is the capital 
city), the state economy was not doing great. The 
economic boom in Australia post GFC was largely 
driven by commodity and Victoria not being a resource 
state did not benefit as much. The state GDP was 
noticeably lower post GFC and the state government 
had to depend on housing construction to bolster the 
economy and employment. Wage growth remained 
fairly flat and hence rental affordability did not move 
in tandem with the somewhat unreal prices of new 
developments in the market.

The world then went into a lower interest rate 
environment with the EU crisis adding pressure on 
a global economy that was already weakened by 
the GFC. High yielding investment instruments were 
hard to come by and thus Australia’s relatively high 
rental returns (even though by then the yields were 
compressed to almost 60% due to rising prices) looked 
attractive and the investment buying continued with 
the foreign developers making hay while the sun shines.

The mixture of macro and micro factors all contributed 
to make the Melbourne market what it is today. With 
rent failing to keep pace with prices, and resale prices 
(marked to local affordability and interest due to the 
fact that foreigners cannot participate in the resale 
market) significantly below marketed prices, banks 
began to see the risk and in the last few years tightened 
their lending policies to foreigners.

Today, investors are grimacing as the apartment 
projects in the inner city completes. Valuations are 
coming in 10-15% on the average below contract price. 
To add salt to the wound, banks are not lending more 
than 70%, or completely not lending to foreigners at 
all in Australia. Many are forced to source loans from 
offshore banks instead. Buyers are seeing their cash 
outlays doubling for settlements. That is beyond what 
some can bear and therefore we do expect settlement 
fall-overs to increase over the next 12-24 months.

The recent increase in foreigner levy to 7% (effective 
1 July, 2016) is looking to further dampen foreign 
investment interest. Developers, particularly those 
banking on selling to foreigners, are now caught having 
to throw in significant incentives either to buyers or to 
the agents so as to move stocks quickly. We are seeing 
some developers, especially foreign ones, offering to 
agents prices as low as 15-20% below the list prices and 
allowing them to earn commissions based on how high 
they can sell the units, as long as it is at or below the list 
prices. In view of the distress, the government has also 
halted development permits in the inner city.

Why, you may ask, would the Victorian government 
not see that coming and stop the development permits 
earlier to avoid such a distressing situation? And why 
would they start constraining the markets now when it 
seems to be already in trouble?

Well, the truth is, every government’s primary concern 
is about its economy and its people. Foreign investors 
are often pawns used to achieve socio-political and 
economic stability. Investors need to realise that foreign 
investor interest is seldom of significant concern to the 
governments.

Today, the Australian economy has shifted. With the 
AUD now at a low, the Australian market is no longer 
about commodity export but tourism, education, 
manufacturing and dairy. Victoria’s GDP in 2014/15 
recorded a 3.1% - highest since 2011 while Australia’s 
GDP hit a high of 1.1% for the first quarter of 2016.

If you are looking to invest into Melbourne today, the 
best advice we can offer for would be to follow the old 
adage of “buy where the locals buy”.

Dan Toh, CEO of RunningStream and have 
been involved in various projects across 
Asia, Australia, Europe and the UK for over 
a decade. He has coached many investors 
across Asia and leads a team of highly 
qualified professionals helping investors with 
their global real estate portfolios.

DISCLAIMER: The opinion stated in the article is solely of Dan Toh 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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cannot blame our unhappiness on the environment, our 
upbringing, our family or friends, our jobs or anything 
else. We need to take responsibility for ourselves to be 
all we can be. 

DO YOU STILL HAVE DREAMS? AND ARE YOU 
INTERESTED IN MAKING THEM COME TRUE? 
Start by writing your dreams down, the clearer the 
better. Don’t judge the possibility, just write whatever 
comes to your mind. Remember, what the human mind 
can conceive it can achieve! 

Be outrageous! Think big! You can do it - if you 
really want to. Maybe the poem written by Marianne 
Williamson demonstrates what I mean. The words are 
very powerful and were used by Nelson Mandela in his 
Inauguration speech in 1994. 
 

YOUR DESTINY 
YOUR CHOICE 

Every morning you have two 
choices: Continue to sleep with your 
dreams, or wake up and chase them.

It’s crazy to think that majority of people do not have 
goals set for themselves. I’m not talking big dreams to 
be rich and successful with a mansion and a fleet of 
cars in the garage. But, I’m talking about the difference 
between just having dreams and actually taking the 
necessary steps to attain those goals. So what happens 
when people go their whole lives without ever coming 
close to their dreams? To be honest, I’m not sure. But, 
from what I’ve seen and learned, a big part of it is failing 
to create real goals. 

It’s time to make a choice. I am going to ask you some 
questions. Do you want to live life to the fullest, or are 
you content to just go along with the crowd and settle 
for whatever comes your way? It’s always your choice. 
As Abraham Lincoln so aptly wrote, “We’re just about 
as happy as we make up our minds to be.” We adults 

“Our deepest fear is not that we are inadequate. 
Our deepest fear is that we are powerful beyond measure. 

It is our light not our darkness, that most frightens us. 
We ask ourselves, who am I to be brilliant, gorgeous, talented and fabulous? 

Actually, who are you not to be! 
Our playing small does not save the world. 

There’s nothing enlightened about shrinking, 
so that other people won’t feel insecure around you. 

You are born to make manifest to the glory of God that is within us; 
it is not just in some of us; it is in everyone. 

And as we let our own light shine, 
we unconsciously give others permission to do the same. 

As we are liberated from our own fears, 
our presence automatically liberates others.”
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Stephen Cornelius is the CEO of UCSI Extension (Executive Development Centre, life-long learning, training and consultancy). 
Stephen’s experience over three decades includes involvement in organizational development, behavioral change, productivity 
improvement and academic/industry programs. 

Email: stephencorneilius@ucsiextension.com

Make A Plan, & Execute
Having goals out there in the world won’t do much for 
you if you don’t have execution. Most goals will require 
consistent effort and specific action steps that need 
to be taken on a daily basis. 

Write Down Your Goals! 
Writing your goals makes them that much more real, 
and you are more likely to commit to them when you 
have a visual reminder. Put the list somewhere you see 
often – near your desk and it will help to keep you on 
track. Cross things off as you finish them, and move on 
to the next. 

How Passionate Are You? 
In a novel by Napoleon Hill, he stresses the importance 
of having real emotion behind your goals. The blood, 
sweat and tears behind every goal. The drive to plan 
and execute every goal with perfection. This burning 
passion will make sure you’re absolutely committed to 
achieving them. 

Dream Big, Set the Right Goals, and exceed 
expectations.  
You want to be the CEO of your dream company? 
That’s amazing, but if you don’t have the proper 
education, you may just be setting yourself up for 
unnecessary challenges that will make it easier to get 
frustrated and potentially give up. And, I’m not talking 
about a prestigious MBA, I’m talking about real-world, 
real-life experience from someone who knows what you 
want to pursue, inside and out. 

Food for thought

Let these words inspire you to go all out to reach 
whatever it is you dream of. Because it seems that 
during the course of our life we forget the big dreams 
we had when we were young and believed we could 
do anything. The question is, why does life get in the 
way? Why do so many of us arrive at a stage where 
there seem to be more obligations than motivations? 
The main reason is that we are “programmed” for 
mediocrity. We have not been taught that we can be 
powerful beyond measure. 

Work with the secrets of those who have done the 
“impossible”. Change your programming from “What 
if I fail?” to “What if I succeed? You are the best in 

whatever field you are passionately involved in and if 
you know what you want. 

Thousands of other extremely successful people all 
have these 3 things in common: 

1. They knew exactly what they wanted and started 
with the end result in mind. 

2. BELIEF - People who do the impossible believe they 
can do it and eventually do! 

3. They act in spite of their fears; in spite of their doubts 
and in spite of what their family and friends might tell them. 
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For Teammy Lee, discovering real estate was by chance 
which is remarkable, considering that he managed to 
bag the coveted Star Negotiator Award at the recent 
iProperty.com’s Agents Advertising Awards 2016 at the 
young age of 24. Currently a team leader at GS Realty 
Sdn Bhd, he specialises in residential properties in the 
Bandar Sungai Long and Cheras areas.

Teammy’s interest in the industry was piqued in 2011. 
While studying in college, his friend was looking 
to invest in an apartment to live in and requested 
Teammy’s help to look for a real estate agent. Teammy 
enlisted a few realtors, but neither one of them could 
help him.

He decided to help his friend instead. Teammy 
researched on available properties based on his friend’s 
needs and financial capability. He narrowed down the 
potentials and finally negotiated a deal with the seller’s 
broker. Teammy’s efforts proved successful as his friend 
moved into his new place just a month later. On top of 
that, his hard work did not go unrewarded as Teammy 
managed to secure a commission from his co-broking 
exercise.

TAKING THE LEAP
Teammy explained, “At this point, I realised that it was 
not difficult assisting my friend as the whole ‘realtor’ 
process fascinated me – from market research to 
negotiating the best price and terms, I enjoyed it all. I 
decided then that this is what I want to do and signed 
up to be a part-time real estate negotiator with GS 
Realty not long after”.

In between juggling classes on Business IT and 
accounting, he began his training to be a negotiator. 
Teammy spent the first few months learning as much 
as possible from his mentors at GS Realty. 

Sharing his learning experience, Teammy said he did 
not cut any corners. Besides absorbing everything 
that was taught, he read materials online and studied 
videos on the best marketing strategies and practises, 
negotiating skills, how to assist buyers in obtaining 
loans and equipping himself with the laws relating to 
property, contract and marketing practises.

The fruits of his labours paid off - in his first year in 2011, 
Teammy earned a six-figure commission salary and was 
promoted to become a team leader when he was 20.

THE PROBLEM SOLVER
“To me, a realtor is not a salesperson – I am a 
matchmaker, I introduce people to homes and connect 
sellers to buyers,” explained Teammy. For him, sitting 
down with a client and having a genuine heart to 
heart conversation is always the start of each property 
search.

“For instance, for homebuyers, finding out what kind 
of property or the setting they are used to living in and 
then learning about their lifestyle, social life and family 
are important factors to consider even before I think 
about which properties to show,” he added. 

In addition, he strives to be there every step of the 
way for his clients –including using his accounting 

TURNING 
PASSION 
INTO 
PROFITS
Thanks to this young realtor’s love for 
real estate and a genuine desire to 
match make people with properties, 
he is now one of the widely recognised 
names in the industry. - REENA KAUR BHATT
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Tips for Gen-Y Property Purchasers
Buy to invest first, preferably an apartment 
that caters to the mass market. Read 
everything you see on the Internet with a 
grain of salt - Secure a trusted realtor to 
help you out.

What to look out for when purchasing 
rental properties
Study the neighbourhood and 
management committee - is the property 
well-maintained? Security is also an 
important factor.

Recommended area for potential 
homebuyers?
Cheras

Advice to aspiring realtors
Don’t focus on making millions - focus on 
providing the best service and finding the 
best product possible.

Quote he lives by
Your attitude, not your aptitude will 
determine your altitude.

just to make sure he does not miss any impromptu 
walk-in customers!” she revealed.

LEADING BY EXAMPLE
As a team leader, Teammy has 20 realtors under his 
tutelage. He is a firm believer in leading by example. The 
main mantra he drums in his members is - “Customer 
satisfaction is the lifeblood of the business, so always 
keep close tabs on it”.

Teammy never lets his personal afflictions affect his 
role as a leader. Last year, he had no sales coming in for 
6 months as the market was very slow and many were 
adopting a wait and see attitude. This did not deter him 
from continuing his duties in guiding and motivating 
his members.

An example of not giving up is his endeavour in helping 
a Bumiputera couple secure a home of their own. The 
couple had been trying for over a year as they have 
a limited budget and had all their loan applications 
rejected. Teammy strived to provide a solution – he 
managed to find them a secondary terrace home by 
urging and assisting them to apply under the My First 
Home Scheme initiative.

PLANS AND GOALS
Elaborating on his plans for the future, the enterprising 
lad wants to set up his very own real estate agency 
before he turns 30. In the meantime, he is looking to 
diversify his portfolio by working with developers to 
market their projects.

Teammy’s focus and energy were always for his clients, 
hence he has not had the chance to invest in properties 
himself. However, he is looking to change that and will 
be investing in his first rental property by next year - 
one of many no doubt.

background to provide financial advice and how to 
deal with tax issues. Also, over time he had cultivated 
his very own team of trusted contractors, lawyers 
and bankers to fall back on for reliable advice and 
assistance. 

It is these strategies that have brought Teammy so far 
down the road of real estate brokering at such a young 
age. They not only allow him to achieve quicker and 
more effective property showings but also help him 
build strong and lasting relationships with his clients, 
who in turn does him the favour of opening more doors 
by recommending him to their friends and family.

SELF MOTIVATION IS KEY
However, it has not been a walk in the park for Teammy. 
As he explained, “Many people venture into real estate 
not fully understanding the job requirements. It takes a 
lot of creativity, guts and hard work to be a successful 
negotiator. Deals are not going to fall into your lap - 
you will need to stretch the limits of your comfort zone 
by talking to strangers, cold calling, learning sales skills 
and most importantly building and maintaining every 
single client relationship.”

“It is not as glamorous as many would expect – I have 
spent years doing ‘floor time’, holding open houses, 
and working nonstop, seven days a week,” he added.

His girlfriend, Micky affirms his dedication and self-
discipline. “Teammy is always on the go – there are 
no off-hours for him; he replies to his client’s inquiries 
immediately and constantly updates them on his 
progress.

Going the extra mile is second nature to him – for 
instance, on days where he does not even have a 
viewing appointment, he will still visit his listing sites 

5 MINUTES WITH TEAMMY
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The Selangor Government has provided for 2 options 
for the extension of residential leasehold land as follows 
(among other things):
Option 1: To pay the full rate of premium on the lease 
extension with a 30% rebate.

Option 2: To pay a nominal premium of RM 1,000. This 
is provided that the owner does not dispose the land. 
The State Authorities will lodge a Registrar Caveat on 
the land to prevent the owner from disposing the land 
under this option. Should the owner decide to dispose 
the property at a later date in the future, the owner 
shall pay the premium for the land valued at that time 
in the future according to a prescribed formula.

As an example for Option 1 - for a bungalow land with 
9,000 sq ft in land area and with a remaining lease of 
30 years valued at RM 300 per sq ft:

1/4 X 1/100  X value of the land X (lease period – 
years remaining on the lease) X land area as provided 
for in the Guideline 6/2011 issued by the Selangor 
Department of Land and Mines (PTG Selangor).

1/4 X 1/100 X 300 X 69 years X 9,000 sq ft = RM 
465,750. With 30% rebate, it will come to RM 326,025.

EXTENSION OF LEASEHOLD LAND IN 
SELANGOR AND KUALA LUMPUR
How do you extend a leasehold land in the Klang Valley? Christopher Chan and Ivan Chan explain.

Land held under leasehold title means that the land is 
owned by the State Authority but the individual who has 
acquired a leasehold title in the said land may occupy 
the land for any time period not exceeding a term of 99 
years (the maximum period of lease permitted under 
Section 76 (a) National Land Code [the NLC]).Upon 
the expiry of the period of the lease, the land reverts 
to the State Authority. The NLC does not provide any 
specific provisions for the extension of leasehold land. 

However there are certain provisions in the law which 
have been invoked for the extension of lease as set out 
in Section 76 (a), Section 197 and Section 204B of the 
NLC. Section 76(a) gives power to alienate land for 
a term not exceeding 99 years. Section 197 sets out 
the procedure for a proprietor to surrender his/ her 
title to the State Authority. Section 204B provides for 
power to the State Authority to approve surrender and 
realienation.

The extension of lease is also governed by the land 
rules of the various States. As for Selangor, it is 
governed under the Selangor Land Rules 2003 and 
Selangor Quarry Rules 2003 and for Kuala Lumpur, it is 
governed under the Federal Territory of Kuala Lumpur 
Land Rules 1995.

* Continue on page 98
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FOR KUALA LUMPUR
The premium on lease to be re-alienated in Kuala 
Lumpur can be found under Part 3 Premium Rule 9 of 
the Federal Territory of Kuala Lumpur Land Rules 1995.
Sub-rule 8 (b) states that where alienation is by way 
of lease, the rate of premium to be charged shall be 
calculated as follows:
For residential land: 1/4 X value of land X 1/99 X term of 
new lease minus balance of existing lease.

CONCLUSION
It is advisable to extend the lease of the land before it 
expires. In the event that the lease has already expired, 
then the owner will apply for lease renewal by way of 
an application for land re-alienation process subject to 
procedures set out in the NLC.

The value of the land is determined by the Valuation 
and Property Services Department (JPPH). The value 
excludes the value of any building on the land.

FOR COMMERCIAL LAND IN SELANGOR
3/4X 1/100 X value of the land X term of new lease 
minus balance of existing lease.
As an example for a commercial land with 35,000 sq 
ft  in land area and with a remaining lease of 30 years 
valued at RM 150 per sq ft:
3/4 X 1/100 X 5.25 million X 69 years  = RM 2,716,875 is 
the premium payable.
For industrial land in Selangor, the formula is the same 
as that for commercial land.

Christopher Chan, BA (NZ), CDipAF 
(ACCA, UK), MBA (UK), CRS (USA), MMIEA, 
is a registered estate agent and has been in 
the real estate industry for 20 years. He is the 
Associate Director of Hartamas Real Estate 
(Malaysia) Sdn Bhd.

He can be contacted at christopherchan@
hartamas.com

Among the documents to be submitted to the relevant 
authorities are as follows:

1. Borang 12A (seksyen 197 KTN) :Permohonan untuk   
   Menyerah Balik Tanah (mengenai kesemua tanah itu);
2. Borang Jadual 1 (Peraturan 2, KTN);
3. Borang Perihal Tanah dan Peribadi Pemohon;
4. Copies of the Quit Rent and Assessment receipts for 
    the current year; and
5. The original title of the land;
6. Copy of official land search;
7. Copies of the location plans;
8. Consent from Chargee and caveator (if applicable);
9. Forms 24, 49 and Memorandum & Articles of
    Association  (if corporation);
10. Copies of the identity cards of the Board of Directors
    (if corporation);
11. The prescribed application fees.

Ivan Chan, LLM (UM), has been in legal 
practice for a number of years and is attached 
to Messrs Amir Toh Francis & Partners, Kuala 
Lumpur. His main area of practice deals with 
conveyancing matters and banking loans, 
both in the primary and secondary property 
markets. 

He can be contacted at cphchambers@
gmail.com

DISCLAIMER: This article is intended to be for your information only. It does not constitute legal advice for your specific needs. 

This article cannot disclose all of the risks and other factors necessary to evaluate a particular situation.  Any interested party 

should study each situation carefully. You should consider or seek and obtain independent legal or professional advice for your 

specific needs and situation.   
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• A Taiwanese couple on a business trip to look partners 
for their wild honey venture. I managed to link them 
up with my friend in Sarawak and concluded a deal 
worth more than RM1.5million. Not to mention, I got 
a referral commission! 

Meeting people from across the world is one of my 
favorite aspects of traveling; I love how I can replicate 
that experience with Airbnb hosting by “bringing the 
world” to my home.

#4: SET EXPECTATIONS UPFRONT
There is no clear “model” for the Airbnb experience: 
Are you staying at a hotel or are you crashing at a 
friend’s house?

Due to this ambiguity, there is no clear set of 
expectations. Some tenants are comfortable with 
“whatever,” while others expect the same service they 
will get at a 5-star hotel.

Prepare for this by providing every item you will 
typically find in hotel rooms:
• Ironing board
• Coffee maker
• Hairdryer
• Full-length mirror
• Sufficient, many towels and hooks/towel bars

Guests have recommended everything ranging from a 
toaster to a blender to fuzzy foot slippers. How do I 
separate great suggestions from outrageous ideas? 

One tip is to use the Sheraton Standard. My litmus 
test is: “Would you find this at a 4-star hotel like the 
Sheraton or Hilton?” If the answer is yes, for instance, a 
hairdryer - I will provide it. But if they are asking for a 
custom pair of fuzzy slippers, well, that might be asking 
for too much.

LESSONS 
LEARNT AS AN 
AIRBNB HOST
ANDREW TAN shares some of his experience 
as an Airbnb host.

#1: IT ISN’T REAL ESTATE; IT’S HOSPITALITY
Traditional rentals are “commodities.” You are leasing 
four walls and a roof, plus the most bare-bones 
level of service. Airbnb hosting on the other hand, 
is a hospitality-based. Your role is closer to that of a 
hotel concierge than a landlord - You offer guests a 
complimentary bottle of water; provide directions to 
nearby landmarks and answer questions about the 
weather. You are not leasing some assembled drywall 
and roofing shingles; you are selling an experience and 
a feeling.

#2: YOU LEARN AWESOME CUSTOMER SERVICE
As hosting falls into the “hospitality” industry, your 
tenants will expect great customer service - which 
means you learn these skills quickly.

For instance, Airbnb says that the host should provide 
enough consumables to get started for a week, and 
long-term guests should replenish supplies. When 
long-term guests ask for more laundry detergent or 
trash bags, I could theoretically point to the page on 
the Airbnb site, and say, “Not my problem, sir/madam.” 

But why act petty? Just buy the detergent. It takes 10 
minutes, it costs RM15, and it results in a happier guest. 
Remember, you are selling an experience, not just four 
walls and a roof.

#3: YOU MEET FASCINATING PEOPLE
As an Airbnb host, you usually meet people who lead 
thrilling and incredible lives. My own tenant experiences 
include:

• A British couple who travel for the most part in a year. 
Both are talented musicians and percussionists, who 
perform and blog about their experiences wherever 
they go.

• A Spaniard who flew into Malaysia specifically for an 
electronic music party.
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wonderful guests and just one criticizing guest, but it 
is the latter that will cloud your confidence as a host. 

#7: RAPID-FIRE LIST OF TACTICAL TIPS FOR 
AIRBNB HOSTS
Here is a list of tactical tips that I have compiled over 
time based on my experience gleaned as an Airbnb 
host:

• Leave tourist-centric material, such as a guide on 
local restaurants on the coffee table.

• Display a welcome guide / FAQ list which lists helpful 
points like, “The light switch to the bedroom is behind 
the door”.

• Refill your ice cube trays during every turnover.

• Check the inside of the microwave, dishwasher, oven, 
and all drawers before welcoming a new guest to 
eliminate any nasty surprises.

• Set your expectations clearly, especially regarding 
check-in procedures. A lot of people take for granted 
that you are at their service 24/7 and that it is okay 
to show up anytime. Make sure to include what is 
the appropriate time for check-ins in your welcome 
email.

• Create a list of “fun stuff to do” if your guests arrive 
early - recommended restaurants, cafes, coffee 
shops, parks, etc. Again, include this in the welcome 
email.

• Write the directions to the house in the welcome 
email; do not just tell them to GPS the address. This 
effort shows an extra level of service.

• Replace the shower liner every few months. No 
matter how spotless the rest of your unit is if the 
shower liner has soap scum, the rest of the place will 
“feel” unclean.

#8: THE BOTTOM LINE
At the end of the day, the money I earned as an Airbnb 
host is greater than what I would obtain as a traditional 
landlord. But this is an apple-to-orange comparison 
as they do not fall in the same industry. Airbnb is an 
active endeavor and it is all about hospitality while 
land lording is more passive and focuses on real estate. 
Nevertheless, they are both fascinating and could be 
lucrative in their own way.

#5: COMPLAINTS ARE A WAY OF LIFE (BUT 
DON’T LET THEM BOTHER YOU)
I always joke that the main lesson I have learnt is there 
is no limit to what people will complain about.

Once, a guy complained that there is a step in between 
the kitchen and the adjoining bedroom. He prefers 
the floor be step-free, even though he has no physical 
limitations whatsoever. 

Another tenant complained that there is no rocking 
chair for reading, so I added one, and the next guest 
grumbled that the chair took up too much space!

My personal favorite, however, is one where a guest 
called to complain that they could not enjoy the 
balcony because the weather was too hot and humid. 
You have to accept that some things are beyond your 
power and that you can’t please every single tenant.

Andrew Tan
Founder
Luxury Boutique Accomodation

All you can do is to meet “the Sheraton standard” and 
ask for feedback. This has worked so far for me - I have 
a 5-Star average rating on Airbnb, which tells me I’m 
doing a good job.

#6: IT IS EMOTIONAL
Hearing negative responses about your own home, 
however infrequent they may be - is emotionally tough.

One harsh reality of monetizing your house is that you 
open your home to public criticism. In that regard, 
it is similar to writing a book or blog, playing music 
or undertaking any other creative act.  Here is the 
repercussion: You can have 50 amazing, kind and 
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their own which gives them the opportunity to enhance 
earnings and return on investment (ROE) for their unit 
holders.

Conversely, under the current requirements, REITs 
that hold outdated properties would have to sell these 
assets back to their sponsors to be redeveloped before 
repurchasing them back.

The potential downside to this proposed ruling, 
however, is that REITs may over-leverage in a bid to 
chase rapid growth, besides the possible exposure to 
development risk. Currently, REITs are capped to a 
leverage limit of 50%.

Nevertheless, most M-REITs still have plenty of 
headroom to maneuver as they are well under the 50% 
threshold. In addition, SC has also proposed to adopt a 
fixed leverage limit of 50% and REITs will not have the 
option to increase this figure by the way of obtaining 
approval from unit holders. 

EXPERT’S INSIGHT
Sharing the insights of Dato’ Stewart LaBrooy, 
Executive Chairman of AREA Management Sdn Bhd 
who spoke during a REIT’s session hosted by CIMB 

REITS ON THE RISE
With the proposed liberalization of industry guidelines by the Securities Commission, 
a revamp of the Malaysian real estate investment trusts(M-REITs) market may be on 

the horizon.

WHAT ARE REITS?
A REIT is a company that owns or finances income-
producing properties. REITs are similar to unit trusts, 
where investors pool together their money and a 
manager decides which property to buy and/or sell. 
Returns are then provided to unitholders in the form 
of dividend payments from investment income such 
as rental, through capital appreciation from changes in 
market value as well as capital gains when a property is 
sold off at a profit.

Rent is usually the main source of income as a REIT 
holds many types of commercial real estate such as 
offices, shopping malls, factories and hotels.

CHANGE FOR THE BETTER?
One of the key proposals tabled by the Securities 
Commission (SC) in July is to establish a 15% cap on 
a REIT’s total assets value for property development, 
acquisition of vacant land, as well as property under 
construction.

According to Kristine, investors stand to gain positively 
if these proposals fall through. It is not surprising that 
many are in favour of the proposed ruling as it will 
allow REITs to assume redevelopment of the assets on 

REENA KAUR BHATT finds out more about the market’s appeal and growth potential with the 
help of Kristine Wong, Equity Research Analyst at CIMB Investment Bank. 
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recently, a cap of at least 25% (15% for development 
and 10% for enhancements) should be put in place as 
this will minimise the risk for unit holders. 

Additionally, REITs should continue to hold the 
completed property for more than 5 years, instead 
of the current 2 years as the real property gains tax 
(RPGT) would be , markedly higher30% for a two-year 
tenure instead of the 5% for five years. If carried out 
correctly, the guideline could create higher value for 
unit holders as a developed asset could carry property 
net yields of 12-15% versus just buying over the asset 
at 6-7%. 

AN ATTRACTIVE INVESTMENT OPTION
What kind of returns do M-REITS offer and will it be 
an attractive investment option for traditional property 
investors who are looking to expand their portfolio?

Unlike traditional real estate, REITs are traded on the 
stock exchange. Investors can get the diversification 
that real estate provides without being fastened down 
on a long-term basis;  REITs shares are very liquid as 
they  can be easily bought and sold. Also, the pooled 
capital enables for the purchase of real estate that 
investors normally could not afford.

Its main appeal will be its no-fuss nature – real estate 
is far from passive; hence REITs are perfect for real 
estate investors who do not want to deal with tenants, 
maintenance of properties and handling payments 
such as quit rent and assessments fees. 

TAX INCENTIVES
If a REIT distributes at least 90% of their yearly income 
to unit holders, the company will then be exempted 
from income tax. However, unlike its Singaporean 
counterpart, Malaysian REITs do not enjoy a zero 
withholding tax for individual unitholders. Singapore 
only levies a withholding tax of 10% on distributions to 
non-resident non-individuals.

DISCLAIMER: The opinion stated in the article above is solely of Kristine Wong 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.

REIT investors can be Malaysians, foreigners, individuals, 
companies or collective investment vehicles; thus the 
REIT manager has to deduct withholding tax based on 
the profile of each investor upon declaring dividend 
distributions. 

Kristine shared that many industry players would like to 
see the local REITs market mimic Singapore’s system as 
it would encourage pensioners to place their funds in 
REITs for steady returns.

THINGS TO CONSIDER WHEN INVESTING IN 
REITS
REITs can generate high dividend yields with modest 
long-term capital appreciation. Kristine stresses that 
the quality of the assets is important, hence investors 
must do their homework and study factors such as the 
location and income generation of the REITs’ assets.

WHAT’S HOT AND WHAT’S NOT
According to Dato’ Stewart, for the retail segment, 
larger and integrated malls will continue to outperform 
their smaller, standalone counterparts. Hence, investors 
should also focus on retail REITs that offer visible 
growth and a clear acquisition pipeline. 

According to Knight Frank’s Real 2H2016 Estate 
Highlights,  prime shopping centres listed under the 
property portfolio of KLCC Stapled REIT, IGB REIT, 
Sunway REIT and Pavilion REIT continued to record 
higher rental rates and gross revenue during the review 
period mainly from new and renewed leases.

Meanwhile, what with the incoming office supply, the 
office sector might be somewhat stagnant as it will 
continue to be a “tenant’s market”. Rental rates have 
not moved in tandem with the increase in commercial 
property prices.

Nonetheless, Dato’ Stewart believes that the market is 
still hungry for Grade A offices and those located in 
prime areas of the city centre will continue to do well.

Industrial REITs show the most promise and is doing 
extremely well as the sector has remained robust even 
in ‘difficult times’. This is mainly because demand 
for industrial properties has far outpaced supply; 
currently, most tenants are demanding for new and 
high-quality industrial estates. Rental rates have been 
on the rise over the past two years with e-commerce 
driving the demand and supply of the industry; the 
rise of e-commerce in the past two years is driving 
the demand for much larger warehouses to be built. 
Besides that, retailers are also turning to logistics and 
are constructing massive distribution centres. 
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GOLDEN TRIANGLE 
Flagship Zone A and B are in the golden triangle of C, D 
and E. Thus, Flagship Zone A and B are the center point 
of the golden triangle.

Based on my observation of the Malaysian map and its 
development plan, Peninsular Malaysia and Singapore’s 
geographic structure is very much similar to a dragon. 
I will describe the layout of the peninsular as the lanky 
body of a dragon, stretching from north to south. 
The North-South Expressway travels in between the 
Titiwangsa mountain range. This structure represents 
the “Dragon backbone”. Meanwhile, Iskandar Malaysia 
is a region located under the “Dragon mouth” and 
Singapore is like a glowing “Dragon Ball”. As long 
as Singapore’s economy continues to blossom, the 
Iskandar Malaysia region will be the largest beneficiary 
of the spillover effects as the Dragon mouth gets all the 
great energy from dragon ball.

Take a look at Peninsular Malaysia - there is always a 
constant flow of traffic on the North-South Expressway. 

AN ANALYSIS OF ISKANDAR 
MALAYSIA FROM A FENG SHUI 

PERSPECTIVE
Feng Shui expert, Master Paw provides her insight on Iskandar Malaysia’s property 

market. 

Johor had undergone tremendous changes in the past 
ten years and it is the state which has attracted the 
most foreign direct investment (FDI) in Malaysia. There 
are many factors that support Johor’s success. The 
Chinese believe that the right timing, the right location 
and the right society are good catalysts to begin a 
new project. The Federal government and the Johor 
State government worked together to introduce the 
Iskandar Malaysia Plan in November 2006. Iskandar 
Malaysia is one of the 5 economic zones in Malaysia. Its 
strategic location to neighboring countries especially 
Singapore provides access to a wider talent pool, not 
to mention that it has some connection with the Feng 
Shui 5-elements chart.

Let’s take a look from a Feng Shui perspective:
• Flagship Zone A is Johor Bahru City Centre
• Flagship Zone B is Iskandar Puteri (formerly known
   as Nusajaya)
• Flagship Zone C is Western Gate Development
• Flagship Zone D is Eastern Gate Development
• Flagship Zone E is Senai-Skudai

Image Credit: Greenland Tebrau Sdn Bhd
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property development industry is the main focus in the 
development of Iskandar Malaysia. Since 2015, however, 
the property market has seen a downslide and this is 
not a good sign. 

There are several factors affecting Iskandar Malaysia’s 
plan in the recent years:
• Country’s poor economic performance from 2015 to
   2017
• Natural disasters
• Non-ideal political and economic factors

However, based on the Feng Shui analysis, the strategic 
location of the Iskandar Malaysia Economic zone will 
continue to sustain the area’s prosperity for another 28 
years.

The universe is currently in its 8th cycle. This 8th cycle 
and the coming 9th cycle will continue to boost the 
southern region. Although several factors have affected 
the development  progress, the overall performance of 
Iskandar Malaysia will be sustaining its’ upward trend 
moving forward. Furthermore,  this year has seen many 
countries suffering economic instability, especially in 
the West, thus, affecting overall development progress. 
The next year, 2017 will be a “year of war”. Nevertheless, 
2018 is an “Earth” element year and it will be a good 
year for the property industry. The property industry 
will see much better prices that year.

The steady stream of traffic day and night from the trail 
(Northern Region) toward the head (Southern Region). 
This movement shows that the economy is being 
transported into Southern Johor Bahru. 

Johor Bahru is leading the development of the 5 
Malaysian economic zones. Besides that, Senai Airport 
Flagship zone E is known as the “Heavenly gate” – this 
means that investment can “fly in” through the sky 
too. Flagship Zones C and D are the “East gate” and 
“West-gate”, respectively. The golden triangle area is 
a direct convergence of three locations; Singapore to 
Johor Bahru City Center and the Iskandar Puteri zone. 
Therefore, Flagship Zones A and B are the most popular 
and centralized investment locations. 

Based on the two major development areas in the 
golden triangle, the development of Johor Bahru City 
center is quite saturated. The Tebrau gulf is now the 
spot of many developments by Chinese enterprises. 
As all the zones are interconnected, Johor Bahru city 
center has boosted the development progress in other 
zones as well. 

Hence, I am very optimistic about the development 
progress in Iskandar Malaysia. Detailed planning 
such as basic infrastructures and the road network in 
residential areas is great from a Feng Shui Perspective. 
Roads symbolize water in Feng Shui and water is the 
channel to bring in money. In other words, with the 
well-structured road systems around the area, money 
will continue to flow in and this will boost the financial 
wellness of the area.

In the past five years, Iskandar Malaysia has introduced 
a number of property projects. However, property 
prices have continued to surge since 2012 as the 

Master Paw 
Founder/Principal
Arco Interior Design Sdn Bhd
Founder
Master Paw Feng Shui Consultancy in Asia 
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FROM BULLISH TO BEARISH
Iskandar Malaysia had a relatively rough start when it 
was first launched by former Malaysian Prime Minister 
Tun Abdullah Badawi in 2006 as many Singaporeans 
as well as Johoreans were initially sceptical about the 
viability of this special economic zone.

However, when the land swap deal was concluded in 
Singapore in 2010, both governments subsequently 
agreed to develop four joint venture projects - two in 
Singapore and the remaining in Medini.

Temasek Holdings and CapitaLand followed shortly 
with an ambitious mixed-use development project 
located in Danga A2 island. As a result, sentiment 
turned positive resulting in Singaporean investors 
snapping up properties in Iskandar Puteri.

HIGH SPEED RAIL PROJECT SEEN 
TO HELP RENEW INTEREST IN 

ISKANDAR MALAYSIA 
The Memorandum of Understanding (MoU) between both Singapore and Malaysia 
on the HSR project could be the much-needed catalyst as a confidence booster in 

Iskandar Malaysia. - KHALIL ADIS

Developers are breathing a temporary sigh of relief as 
the recent announcement of the High Speed Rail (HSR) 
project have given renewed interest and confidence in 
the otherwise lacklustre property market in Iskandar 
Malaysia.

On 19 July, both Singapore Prime Minister Lee Hsien 
Loong and his Malaysian counterpart, Najib Razak 
had signed a Memorandum of Understanding (MoU) 
indicating that the iconic project is now starting to 
gather pace since it was first announced in September 
2010.

Both governments had initially projected that the HSR 
project would be ready by 2020. However, it has since 
been brought forward to 2022 and now 2026.

According to the Malaysian Land Public Transport 
Commission (SPAD), commencement work will begin 
in 2017 with a target completion date by 2026. Despite 
the delays, the MoU has brought cheer to Iskandar 
Malaysia’s property market which has been hit by weak 
buying interest among Singaporean buyers.

Some developers like UEM Sunrise and EcoWorld have 
started ramping up their marketing activities. In June, 
UEM Sunrise, which owns the landbank in Gerbang 
Nusajaya, launched Melia Residences with great fanfare.
The landed housing project is the first residential 
precinct to be introduced at this Grade ‘A’ site which 
will be home to the iconic High Speed Rail station in 
Johor.

According to the developer, its phase one, and phase 
two sales, saw strong take-up rate, beating market 
expectations with a total of approximately RM206 
million in sales.

This had exceeded the developer’s original target sales 
of RM196 million for 2016. In the same month, EcoWorld, 
which has six projects within Iskandar Malaysia, held 
a dinner event over two nights at its business park to 
thank its existing buyers.

Data from UEM Sunrise showed that at the peak of the 
market in 2013, almost 74% of non-Malaysian property 
buyers were from Singapore.

However, the political fallout from the 1MDB saga, the 
ongoing investigations on the case in Singapore, as 
well as concerns of oversupply, had affected investors’ 
confidence.
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Gerbang Nusajaya due to its location and immediate 
connectivity to Singapore, served by the Malaysia-
Singapore Second Link,” its report cites.

HIGH SPEED RAIL STATION WILL LEAD TO 
MORE JOB CREATION AND DEMAND FOR 
HOMES
With some form of clarity in the market plus the 
announcement of the HSR station in Gerbang 
Nusajaya, it appears that the HSR project will be the 
game changer for Iskandar Malaysia. Indeed, there are 
three major economic drivers coming up here where 
Singapore is a major investor.

The first is a 519-acre integrated eco-friendly tech park 
called Nusajaya Tech Park. The second is a 300-acre 
motorsports city, FASTrack Iskandar while the third is 
the spillover impact arising from the HSR station.

“With more business activities, the potential for a more 
intensive usage of land is positive and this could give 
rise to a higher potential of 257,000 jobs,” said DTZ.

The firm opined that the HSR station will result in 
around 30% of Iskandar Malaysia’s population to reside 
within Iskandar Puteri.

Based on this market projection, an additional 79,300 
jobs will be created by 2030 - up from the initial 
projection of 177,800 jobs without the HSR station. 

“With the presence of the High-Speed Rail, the number 
of households in Iskandar Puteri will be 14% higher 
than the base case scenario, widening the residential 
demand from 57,600 units to over 85,000 units,” it said.
Despite the delays, developers remained optimistic.

“When completed, the HSR project will boost 
connectivity between Singapore and major cities in 
Malaysia with picturesque travel along the economic 
corridor. This project is another catalyst envisioned to 
provide a significant multiplier effect for great economic 
benefits that will spur investments, employment 
opportunities and home ownership in the long term,” 
said, Dato’ Izzaddin Idris, Executive Director of UEM 
Sunrise Berhad.

OVERSUPPLY ISSUE: FINALLY, SOME CLARITY
Against a backdrop of political uncertainty, aggressive 
project launches by Chinese developers and the lack 
of clarity on the issue of oversupply of homes among 
government bodies, it further caused many investors’ 
to adopt a “wait-and-see” approach.

By April 2015, however, DTZ finally addressed the 
oversupply issue with key data that has somewhat 
helped to restore investors’ confidence.

Titled Market Assessment of Gerbang Nusajaya, DTZ 
Consulting and Research Malaysian and Singapore 
concluded that the only certain areas within Iskandar 
Malaysia are facing such issue.

“Short-term concerns on oversupply and demand 
slowdown in Iskandar Malaysia are actually driven by 
large-scale launches of residential units in Flagship A 
(Johor Bahru city centre), especially those launched 
by Chinese developers. These are less threatening for 

Khalil Adis
iProperty.com‘s brand ambassador
Property speaker and author

As a result, Singaporeans are now steering clear from 
the market despite the falling ringgit.

Data from Savills Malaysia and the National Property 
and Information Centre (NAPIC) showed there was a 
significant dip in transactions. For example, there was 
a 50% drop in high rise residential project launches in 
2015 compared to the 24 projects that were recorded 
in 2014.

Additionally, NAPIC’s data also showed that sales of 
condominiums and apartments fell 23% year-on-year 
to 1,368 units in the first three-quarters of 2015. The 
drop in transactions had forced developers to look into 
other emerging markets like Cambodia, Myanmar and 
Vietnam by packaging their projects with the Malaysia 
My Second Home (MM2H) programme among cash-
rich buyers.

DISCLAIMER: The opinion stated in the article is solely of Khalil Adis, iProperty.com’s brand ambassador (Iskandar 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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team held scores of one-on-one client briefings as part 
of an Australian Property Forum Malaysia Roadshow, 
presenting an exclusive selection of Australian 
investment and residential development opportunities.
 
According to Knight Frank’s Head of Commercial Sales, 
Paul Henley, “Australia is of much interest to Malaysian 
investors due to its strong underlying economic 
fundamentals, including a record-low interest-rate 
environment. With interest rates having dropped to 
their lowest ever, and a stable political scene with the 
Federal election result, combined with an ever-growing 
population, Australia is well-positioned for offshore 
investors.
 

HOW WILL MALAYSIAN 
INVESTORS RESPOND TO 
NEW PROPERTY TAXES?

Knight Frank agents host APAC seminars and share sentiment 
findings. More commercial investments expected from Malaysia 
into Australia.

Commercial sales agents from Knight Frank Australia 
held a roadshow in Malaysia recently, collaborating 
with their Asia Pacific colleagues to present a range 
of properties to potential investors. Despite massive 
interest in the Australian market, the one thing on 
everyone’s mind is the potential impact of changes to 
Australian property taxes on Malaysian investment.
 
Knight Frank Australia’s Paul Henley, Matt Whitby, Tim 
Holtsbaum, John Bowie Wilson, Tim Grant, Stephen 
Kelly, Eugene Evgenikosand Nic Purdue conducted 
the formal seminars in Kuala Lumpur and Penang, 
alongside Sarkunan Subramaniam, Knight Frank’s 
Managing Director for Malaysia and James Buckley, 
Executive Director for Capital Markets, Malaysia. The 
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Henley said it remains to be seen over the coming 
weeks how much the latest Australian taxation laws for 
foreign investment will impact Malaysian buyers into 
this market.
 
“Despite the recent stamp duty changes imposed on 
foreigners purchasing residential property, interest 
from Malaysian privates and institutional investors is 
remarkably strong. We expect many commercial, hotel 
and retail assets transactions from Malaysian investors 
over the next year.

These types of assets are not impacted by the tax 
changes, and some residential specialists will still show 
interest at the right pricing metrics to build scale,” said 
Henley.
 
According to Sarkunan Subramaniam, Australia is a key 
destination for Malaysians.

“I was educated in Australia, and many Malaysians do 
travel there for education. 77% of Malaysia’s ultra-high 
net worth individuals expect to send their children 
abroad for university over the next year.
 
“This has created a significant connection between 
Australia and Malaysia over time. Tourists from Malaysia 
are at record levels, having jumped over 40% in the 
past three years,” said Sarkunan.

“Recently, Malaysia’s SP Setia purchased 288 Exhibition 
Street, Melbourne for AUD101 million. This is just one 
example of the growing interest from Malaysia into 
Australia’s commercial property sector.”
 
Knight Frank’s Head of Research & Consulting, Australia 
Matt Whitby said Brexit is expected to accentuate the 
capital flows into Australia.
 
“I expect Australia will benefit from Brexit and other 
global uncertainty, as it remains a safe-haven for 
investors. With volumes slowing over the past quarter, 
mainly on the back of limited supply of assets, I expect 
Brexit will accentuate the capital flows into Australia 
and volumes will pick up in the second half of 2016.
 
“Australia’s economy is the envy of the developed 
world, growing at 3.1% as at the March 2016 quarter. 
Sydney and Melbourne are driving performance, while 
our population is strong, with a growth average of 1.5 
per cent across the country.
 
“Sydney alone accounted for $19 billion over the past 
two years, predominantly from Asia. Total Malaysian 
overseas investment into real estate globally was 
steadily increasing; however fell back in relative terms 
over the last financial year.

Malaysian investment into Australian real estate has 
averaged $750 million over the past six years - however 
deal flow has not been as prevalent over the past year.”
 

DISCLAIMER: The opinion stated in the article is solely of Knight Frank 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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KNIGHT FRANK GLOBAL RESIDENTIAL CITIES 
INDEX Q1 2016: CHINESE CITIES DRIVE GLOBAL 

RESIDENTIAL PRICE INDEX HIGHER
Seventy-four percentage points now separate the world’s strongest and weakest-

performing mainstream city housing markets. Kate Everett-Allen, International 
Residential Researcher examines the latest set of results.

The Global Residential Cities Index, which is based on 
official house price data published by either National 
Statistic Offices or Central Banks, for 150 cities across 
the world, increased by 4.5% in the year to March 2016. 
74% of the cities tracked by the index saw house prices 
rise in the year to March 2016. 

The gap between the strongest and weakest performing 
housing market has expanded from 55 percentage 
points last quarter to 74. The widening gap can, to a 
large extent, be attributed to the phenomenal rate of 
growth recorded in the Chinese city of Shenzhen. 

This rapidly-expanding technology hub, located within 
11 miles of Hong Kong, saw annual price growth jump 
from 48% last quarter to 63% in the year to March 
2016. Chinese cities now account for four of the top 
five performing cities but new measures introduced 
in March in some Tier 1 cities such as Shenzhen and 
Shanghai are likely to lead to more muted growth 
during the remainder of 2016. 

The new rules range from higher down payments for 
first and second homes as well as longer residency 
requirements for non-locals wishing to purchase. 
Scandinavia is emerging as a key centre of growth. 
The cities of Stockholm, Gothenburg, Malmo, Oslo 
and Copenhagen all recorded annual price growth of 
between 9% and 17% in the year to March.

Low levels of new supply, high demand and cheap 
finance are fuelling price growth across the region. 
Vancouver continues to be North America’s stellar 
performer, prices ended the year to March 17% higher. 
A proposal by Mayor Robertson to tax empty homes is 

FIGURE 1

FIGURE 2

Source: Knight Frank Research

Source: Knight Frank Research
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under discussion as a means to increase rental supply 
and address the lack of affordable homes in the city. 

Despite the recent slowdown in their economies and fall 
in sales, analysis post-Lehman highlights the extent to 
which cities in emerging markets such as Rio de Janeiro, 
Sao Paulo and Bogota still stand out, having recorded 
price growth of 236%, 190% and 99% respectively in the 
eight years since 2008. 

Source: Knight Frank Research *Asking prices ** Provisional

AT Austria, AU Australia, BE Belgium, BR Brazil, CA Canada CH 

Switzerland, CL Chile, CN China, CO Bogota, CY Cyprus, CZ Czech 

Republic, DK Denmark, EE Estonia, ES Spain, FI Finland, FR France, GR 

Greece, HK Hong Kong, HR Croatia, HU Hungary, IE Ireland IL Israel, 

IN India, IS Iceland, IT Italy, JP Japan, KR South Korea, LV Latvia, MK 

Macedonia, MX Mexico City, MY Malaysia, NL Netherlands, NO Norway, 

NZ New Zealand, PT Portugal, RU Russia, SE Sweden, SG Singapore, SI 

Slovenia, SK Slovakia, TR Turkey, TW Taiwan, UK United Kingdom, US 

United States, ZA South Africa

*All data corresponds to 12-month percentage change to Q1 2016 except 

cities in Austria, Belgium, Chile, Croatia, Cyprus, Denmark, France, 

Hungary, India, Malaysia and New Zealand where latest available data 

is published.

LIFE POST-BREXIT
The data under analysis covers the period to Q1 2016 
but looking to the future, all eyes will now be on the 
UK’s decision to leave the EU and the impact it has 
on property markets, not just in the UK but globally. 
Future domestic demand will be linked to the direction 
of interest rates, changes to mortgage rules and 
employment growth whilst currency shifts will be the 
key determinant of cross-border investment.

FIGURE 3

FIGURE 4

Source: Knight Frank Research

Source: Knight Frank Research

DISCLAIMER: The data above represents the findings 

of Knight Frank 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.

Low levels of new supply, high 
demand and cheap finance are 
fuelling price growth across the 
region.
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KNIGHT FRANK GLOBAL HOUSE 
PRICE INDEX Q1 2016: ECONOMIC 

UNCERTAINTY FILTERS INTO 
GLOBAL HOUSE PRICES

Globally, house prices increased by 3.4% on average in the year to March 2016, but 
top performing countries such as Turkey and Australia are seeing their rate of annual 

price growth slow.

FIGURE 1

Source: Knight Frank Research

House prices across the 55 housing markets tracked by 
Knight Frank’s Global House Price Index grew by 3.4% 
on average in the 12 months to March 2016. Delving 
deeper into the statistics we see that a number of the 
top performing markets are starting to cool. 

Turkey, which leads the annual rankings for the fourth 
consecutive quarter, has seen its rate of annual growth 
decline from 18% last quarter to 15%. Security concerns, 
Russian sanctions and mounting pressures on the lira 
are curtailing investment despite high demand and low 
supply characterising the wider property market. 

Other strong performers such as Australia and New 
Zealand have also seen price growth moderate. Despite 
Australia’s recent rate cut to 1.75% prices are unlikely to 
keep growing at the same rate given mortgage debt is 
at a record high relative to income and December 2015 
saw the introduction of new fees for foreign buyers. 

House prices in New Zealand increased 11% year-on-
year but have slipped marginally from their peak in Q3 
2015. Weaker economic growth and regulatory changes 
in the form of higher deposits for investors have damp-
ened demand. The US and the UK are largely treading 
water, price growth in the first three months of 2016 
equated to 0.9% and 1.6% respectively, linked in part to 
political worries, notably potential Brexit in the UK and 
the US presidential election

 Aside from Turkey, emerging markets have seen prices 
enter a period of flat or low growth since mid-2014 (fig-
ure 4). The BRIC nations recorded annual price growth 
of 3% on average in the 12 months to March 2016, four 
years ago this figure was closer to 11%. 

Capital flight, currency shifts (partly due to US rate 
rise), volatile equity markets and slowing wages are 
hampering demand. 
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Heading east, Asian markets are stumbling. Singapore, 
Hong Kong and Taiwan have all seen prices decline by 
between 3% and 6% in the year to March 2016, a com-
bination of sluggish economic growth, regulatory mea-
sures and new supply are restraining price growth.

DISCLAIMER: The data above represents the findings of Knight Frank 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.

FIGURE 2

Source: Knight Frank Research

FIGURE 4

Source: Knight Frank Research

Although Europe is no longer the weakest performing 
world region – a title now held by Russia/CIS – eco-
nomic headwinds still persist in the Eurozone. Twelve 
of the bottom 20 rankings are occupied by European 
countries and of these, nine are members of the Euro-
zone. 

Some Nordic countries, together with some Baltic 
states, stand out as rare hotspots. At 12.8%, annual 
price growth in Sweden is not far behind Turkey and 
prices stand 48% above their low in the first quarter of 
2009.

FIGURE 3

Source: Knight Frank Research

NOTE: The Knight Frank Global House Price Index established in 2006 allows investors and developers to monitor and compare the performance of 

mainstream residential markets around the world. The index is compiled on a quarterly basis using official government statistics or central bank data 

where available. The index’s overall performance is weighted by GDP on a Purchasing Power Parity basis and the latest quarter’s data is provisional 

pending the release of all the countries’ results.
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Maintaining a full-time staff of well-trained real estate 
professionals who continually strive to provide top quality 
service for their individual clients and customers has 
helped Aczeon to come this far in a relatively short time. 

How does Aczeon strive towards assisting its 
members in carving out a successful career in the real 
estate industry? Tell us more about the training and 
development programs you provide.
The agency is founded on the philosophy that reliable, 
innovative and distinctive property management skills 
will give us the edge in providing the most effective 
and efficient management services to our clients and 
tenants. Hence, we strive to provide comprehensive 
and top of the line training programs that would help 
shape an all-rounder realtor.

Every newbie who joins the agency will undergo a 
rigorous 2-day Practical Intensive Course (PIC) training 
which centers on the D.I.S.C analysis, a behavior 
assessment tool which focuses on four different 
personality traits: dominance, inducement, submission, 
and compliance. 

After a basic outdoor training course, agents will 
then be assessed internally. Only those who pass the 
mandatory requirements and qualifications will make it 

Ken Liew Bin Dan, COO of Aczeon tells REENA KAUR BHATT 
why there is more than meets the eye when it comes 
to how the real estate agency provides innovative 
solutions to its clients.  

Can you tell us about Aczeon Properties and the 
services you provide as well as highlight some of its 
milestones?
Aczeon Properties was established in 2015 March and 
we started off with only a handful of staff. We have 
grown by leaps and bounds in just over a year -  we 
now have a branch each in Klang Valley, Muar and 
Johor Bahru, respectively. 

The agency incorporates proven, professional state of-
the-art techniques specializing in the sale and rental of 
primary and secondary properties as well as overseas 
properties, corporate leasing, and project marketing 
consultancy

ACZEON PROPERTIES SDN BHD: 
REDEFINING SERVICE IN REAL ESTATE

Aczeon Properties does it the right way – they make the buying and selling of real 
estate as cost effective as possible while maintaining the highest level of service.
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years, developers have been catering to buyers in the 
middle high-end and above average income bracket 
in urbanized localities, leading to a decrease in rentals 
and prices.

According to the NAPIC 2015 Property Market Report, 
Klang Valley will be receiving roughly 13,500 residential 
units in the coming year. Among this, 75% are 
shoebox-sized units, with an average built-up size of 
approximately 500 sq ft. The challenge going forward 
will be in finding buyers and in filling up these units with 
tenants, which will definitely take more than a year. 

The weak ringgit may have led to higher interest from 
foreign investors. Nevertheless, they are not committing 
themselves because as in any investment, any further 
fall in the Ringgit will mean an erosion of the value of 
their investments.

There is always opportunities in a slow property 
market. It all depends whether or not you are focusing 
on the right sector and right trends. At Azceon, we are 
currently concentrating on working with developers to 
market their products besides investing more time and 
energy on  building our customer base and network.

What is the agency’s vision and what does it aim to 
achieve in the next few years?
Aczeon is aiming to make a name for itself as a multi-
faceted, integrated and innovative real estate agency.  
We will continue to strive to shine in every aspect of 
our business and to continuously reinvent ourselves as 
we find better ways to achieve our client’s needs. This 
will be done through continuous training, improvement 
courses, and mentoring programs.

We are committed to being the best in the industry 
while upholding quality service and professionalism. 
Aczeon will continue to work on developing the best 
business model besides recruiting and training talent 
for the benefit of our clients. We are working very 
hard to achieve our goal of expanding our network 
throughout 80 countries within the next five years.

into the team. We go to hard lengths to ensure that our 
agents are well-equipped to provide sound advice on 
numerous aspects such as pricing strategy, prospecting, 
negotiating and closing, as well as handling objections.
Aczeon also provides Mastery Coaching, which is 
catered for senior agents who are ready to take their 
career to greater heights in the real estate industry . The 
programme is designed similarly to the Comprehensive 
Real Estate Negotiators Course (CRENC), which 
provides comprehensive real estate fundamentals 
including marketing skills and legal knowledge. 

In addition to this, there is the Power Agent Course 
(PAC), which provides personalized coaching and 
business planning strategies for agents who are 
pursuing personal evolution and who are committed 
to growing their own bottom line. Other specialized 
courses include the Comprehensive International 
Property Specialist (CIPS), Commercial & Industrial 
Specialist (CIS), Residential Specialist Course (RSC), 
amongst others.

Everyone at Aczeon holds the agency’s philosophy 
dear to heart - We Learn, We Grow, We Share; we are 
one big happy family whose members not only look 
out for one another but also share its successes with 
one another. For instance, our associates get to share 
the company’s profits besides enjoying their personal 
commissions. 

What are you thoughts on the current slowdown in 
the property market and how are you coping with it?
The residential, commercial and industrial sectors 
enjoyed robust and rapid expansion between 2009 
and 2013 just after the 2008 global financial crisis. 
The market began to slow down in 2014 and further 
decelerated in 2015 due to factors such as the 
implementation of the Goods and Services Tax (GST) 
and a weaker currency. 

This is on top of two major issues facing the property 
market – an oversupply of a particular product and 
a huge mismatch between what people can afford 
and what is available for sale. For the past several 
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WHAT OTHER PROCESSES AND DOCUMENTS 
ARE INVOLVED? MUST I HIRE A CONVEYANCER?
It is recommended to hire a solicitor or conveyancer 
to handle the legal work in transferring ownership of 
the property. He or she will prepare the necessary 
documents for you and advice on what are the 
processes involved.

You will need to provide the signed offer agreement, 
which is the first document with all the agreed terms 
and agreements included therein.

Your lawyer will also obtain the redemption statement 
from the bank and prepare all the necessary legal 
documentation to transfer the property title to the 
buyer. The sale and purchase transaction would be 
completed approximately three months after the Sales 
and Purchase Agreement is signed.

HOW TO SUCCESSFULLY SELL 
OFF MY PROPERTY?

The prospect of selling your home can be daunting, and the decisions you make 
along the way could save you – or cost you a few thousand Ringgit. Kho Chng 

Guan, Co-Founder of Total Realty Sdn Bhd shares a step-to-step guide on how to 
successfully sell of your property.

I AM THINKING OF PUTTING UP MY HOME FOR 
SALE BUT I STILL HAVE AN OUTSTANDING 
MORTGAGE. WHAT IS MY FIRST STEP?
You will need to find out how big your outstanding 
mortgage is and if there are any early redemption 
penalties. Also, you must obtain a rough estimate of 
the current market value of your property and what 
will be the net profit obtained after minusing out the 
outstanding mortage payments. In addtion, you have 
to bear in mind that chargeable assets (properties) 
sold less than five years after acquisition will be liable 
to Real Property Gains Tax (RPGT).
 
HOW DO I DETERMINE WHAT PRICE DO I 
SELL MY HOME FOR? WHAT ARE THE PRICING 
STRATEGIES FOR SELLERS?
Carry out your research and get to know the local 
market inside out. Get a few real estate agents to give 
you a valuation of your property. The highest value is 
not necessarily the best, however. Ultimately, you will 
have to keep an eye on what the other asking prices 
are in the area. Buyers will usually try to negotiate a 
discount, hence it is advisable to top up 5-10% to the 
figure you are prepared to accept. 

WHAT CAN I DO TO BOOST MY HOME VALUE 
AND SELL IT OFF FASTER?
You will have to show off your home to sell it faster. To 
do so, you will have to prepare it for staging  - tidy up 
and get rid of unwanted items, give it a fresh coat of 
paint, fix those little damages and get some renovation 
works done. An added plus is that you will be able to 
enhance your property’s value as well. 

Kho Chng Guan 
Co-Founder
Total Realty Sdn Bhd
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PROPERTY VALUATION: IS IT 
TIME TO REVALUATE YOUR 

PROPERTY?
SR VICKY HOW discuss the possibilities that arises from appointing a valuer to revalue the 

price of your residential property.

The current housing market is very much a property 
buyers’ market with buyers spoilt for choices such as 
developers offering attractive schemes at one end and 
owners and investors offering their units out at a more 
realistic prices at the other end.  However, the aforesaid 
choices are severely affected by the restrictions placed 
by Bank Negara Malaysia to control spending and the 
tide of speculation in Malaysia.  Statistics show that 
Malaysians are finding it increasingly harder to get 
housing loans and that the rate of loan applications 
rejected has increased since 2015. 

How should investors and home owners in Malaysia 
alike sell residential properties in such challenging 
times? 

There are several advantages to a revaluation which are 
as follows:- 
i. Revaluation helps to reflect the actual market price 
which  property buyers are willing to pay up;  
ii. Revaluation provides assurance to buyers of the 
availability of loans to finance the purchase of the 
Property; and
iii. Revaluation provides refinancing and restructuring 
of the loan options for home owners and investors alike 
to save or increase cash flow.

ACTUAL MARKET PRICE
As mentioned in my February article for iProperty.com, 
majority of investors and home buyers are under the 
misconception that they are eligible to obtain bank 
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REFINANCING OPTIONS
Home owners and investors may choose to hold on to 
their property for a longer term instead of putting the 
same out in the market. The revaluation of the property 
by a professional not within the bank panel may provide 
a better value of the property and if accepted by the 
bank, provides them with the option to restructure their 
loan with the existing bank or to refinance the property 
based on the higher value of the property.  The lower 
interest rate on the refinancing results in lower payment 
which would also ease the burden of home owners 
and investors in the short run.  Refinancing may also 
provide cash-out options to consolidate debts and pay 
for other investments.

THE COSTS OF A VALUATION REPORT
In Malaysia, the valuation fees are governed by the 
Board of Valuers, Appraisers and Estate Agents 
Malaysia under the Seventh Schedule of the Valuers, 
Appraisers and Estate Agent Rules 1986. 
The fee structure is as follow for residential property:-

No. Svale

1. 1% of first 100,000.00

2. 2/5% for the balance residue up to RM2,000,000

3. 1/3% for residue up to RM7,000,000

4. 1/10% for the residue up to over RM15,000,000
(minimum sum payable otherwise amounts to RM750)

CONCLUSION 
House owners and investors should consider the 
advantages of revaluation and take action to revaluate 
the property pending the sale of the property. This one 
step may help increase the chance to sell or restructure/
refinance the house at a fairer price. 

ASSURANCE TO BUYERS 
Most first time house buyers purchase their property 
with assistance from the bank. The added benefit given 
by the revaluation would be assurance that the value 
given by the valuer should be the reasonable amount 
that the bank would approve up to for the purchase 
of property. This would also allow buyers to manage 
their budget and expectations. This will also increase 
the chance of a loan application approval and conclude 
the sale and purchase of the property. 

loans up to rate of 90% based on the sale and purchase 
price of the property. Banks are only entitled to grant 
loan up to 90% of the property value based on the 
valuation report.   

As such, a revaluation of the property after three to 
four years may be in order. One way of finding out 
the actual market price without incurring any costs is 
to request a valuation report from your banker if the 
house was bought with the assistance of financing. 

Normally most banks have their own panels of property 
valuers which they use for loan processing.  Once 
the bank approve the loan, parties will sign the loan 
documentation. The loan documentations will also 
include the term/clause that the bank shall be entitled 
to appoint a valuer to value the property at such interval 
as the bank chooses at the costs to the house owner 
which will be included in the interest. You may be able 
to request the latest valuation report (if any) from the 
bank which will reflect the latest property market value 
if the bank has instructed the valuer to revalue your 
property. 

Otherwise you may proceed to appoint your own 
valuer. The information obtained will allow investors 
and home owners to price the property attractively 
but also not too far below the market rate to get the 
best deal to attract house buyers. Investors and home 
owners can then take the second step to approach 
banks with the valuation report who are agreeable 
to finance the purchase and provide the same to the 
buyers to facilitate the purchase of the property.  

DISCLAIMER: The opinion stated in the 

article is solely of Sr Vicky How, Principal 

and Founder of Bloomland Property 

Consultants 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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ENSURING THE DEVELOPER DOES NOT 
MISAPPROPRIATE THE PURCHASE PRICE
There have been instances where developers pocketed 
the purchase price instead of paying the developer’s 
bank (bridging loans) to clear the charge on the 
buyer’s property. When such wayward developers go 
into liquidation, the developer’s bank forecloses on the 
buyer’s property and the buyer’s only way of saving the 
property is to buy it again. Yes, the buyer has to buy his 
own property! Ridiculous? Yes! Devastating? Yes! Does 
it really happen? Yes again!

One such instance involves a housing project in Taiping. 
The developer pocketed the purchase price paid some 
twelve years ago and foreclosure proceedings were 
taken against the unsuspecting buyers who were 
reduced to tearfully pleading with bidders not to buy 
their properties so that they could raise money to buy 
their own properties. The whole incident was recorded 
and screened online.

OF REDEMPTION
SUMS AND

DISCLAIMERS
– PART 3

Does the statutory Sale & Purchase 
Agreement (SPA) accord more 

protection to buyers in relation to 
developer’s loan(s)?

The obvious simple solution is for the Housing Ministry 
to amend the statutory SPA to ensure that developers 
do not collect profits until after their loans are fully 
settled and the project land is rendered free of any 
charge or other encumbrances (other than those 
created for the buyers’ housing loans).

You may recall from our earlier articles that the National House Buyers Association 
(HBA) had several meetings at the Housing Ministry voicing our concern about 

buyers losing their homes as a result of foreclosure proceedings taken by banks to 
recover loans taken not by them but by their developers.
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SECOND OPPORTUNITY FOR THE DEVELOPER 
TO BORROW AT THE RISK OF THE BUYERS

The developer’s first post-sale loan
Instead of applying the above solution to protect buyers, 
the Housing Ministry  worsened the situation for them 
by amending the SPA in 1989 to allow developers to 
borrow additional sums on the security of the buyer’s 
property after the sale, and the protective effect of 
the undertaking in clause 3(1) with respect to pre-sale 
loans, has been made inoperable.

Clause 3(1) states simply, succinctly and confidently: 
“The proprietor or the developer shall not immediately 
and at any time after the date of execution of this 
agreement subject the said land to any encumbrances 
without the prior written consent of the purchaser and 
the proprietor or the developer hereby undertakes that 
the said property shall be free from any encumbrances 
immediately prior to the purchaser taking vacant 
possession of the said property.” 

There can be no loans on the security of the buyer’s 
property after the purchaser has signed the SPA, 
not without the buyer’s consent, and if there is any 
encumbrance which would be the pre-sale charge, they 
will have to be cleared before vacant possession which 
is by itself an implied limit on the amount and duration 
of such loans to the developer.

In unabashed contradiction to subclause 3(1), is clause 
3(2) which states: “The purchaser shall give such 
written consent to the proprietor or the developer 
encumbering the said Land for the purpose of obtaining 
financial facility from any bank or financial institution… 
………….” 

In Clause 3(2) there is no wording indicating -

I) the purpose of the borrowing; whether  for the 
housing estate in which the buyer’s housing lot is 
located; any other phase of the same housing  estate 
or any other housing estate or any purpose of the 
developer unrelated to the housing; 

II) any limit on the amount of the loan; or

III) the duration of the loan in terms by when it should be 
settled;      before or after completion of construction or 
for any length of time the developer’s bank may allow.

As it is now a requirement of the buyer to consent to 
the developer taking additional loans on the security of 
the buyer’s property, the consent of the buyer may be 
presumed; in practice, it is often the case that the buyer 
is not even told about it until it is too late.  

For his (presumed) consent to the charge/s created 
by the developer on what is acknowledged to be 
his beneficial property, the buyer is given certain 
safeguards:

i) “…only if the purchaser has first received confirmation 
in writing from the relevant bank or financial institution 
disclaiming their rights and interests over the said 
property and

ii) and undertaking to exclude the said property from 
any foreclosure proceedings which such bank or 
financial institution may take against the proprietor 
and Developer of the said land.” 
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If it is the third time the developer borrows, then the 
question of justification and, more importantly, the 
developer’s ability to repay and overcome the risk to 
the buyer become even more important.

Sub-clause 3 allows the buyer to pay the purchase 
price directly to the developer’s bank. So what? 
The safeguard of paying the purchase price to the 
developers’ bank, if that is what it is, is nonsensical: 
Will the purchase price of the housing lot be enough 
to pay off the developer’s redemption sum or is it even 
enough to the redemption sum per lot? In any case, it 
is very late in the day for the buyer to be told about the 
developer’s redemption sum. 

SKEPTICAL SAFEGUARD
Pursuant to regulations 5(5) of the HD Regulations,1989 
“No advertisement and sale permit shall be issued 
nor shall any advertisement or sale be made for any 
housing development in respect of which –

(a) The licensed housing developer…….

(b) The land upon which the housing development 
is proposed to carry out is charged for an amount 
exceeding fifty per centum (50%) of the market 
value of the land (inclusive of annual interest on such 
amount)……”

We sometimes wonder whether the Housing Ministry 
has the mechanism and expertise to monitor and 
police this area of the law? If so, what went wrong in 
abandoned and sick projects supposing under the care 
of the Ministry?

Read literally, this safeguard should mean that the 
developer’s bank has lost its security over the housing 
estate; the loan has become unsecured, and so why did 
the developer create a charge on the housing estate in 
the first place? Unfortunately, Malaysian Courts do not 
seem to think so. 

They look at the charge within its four walls; it  is 
obviously valid; the developer as registered proprietor 
has created a charge which he is entitled to; who cares 
for the buyer whose name does not even appear in 
the charge documents. By the time the buyer hears 
about it the developer would have gone into liquidation 
and the buyer has to engage an advocate to apply to 
intervene in the foreclosure proceedings all of which 
causes expense and anxiety, and no chance of success.

THIRD PROVISION ENABLING THE DEVELOPER 
TO BORROW AT THE RISK OF THE PURCHASER

Second post-sale loan
Then there is Clause 3(3): “In the event the said Land 
shall be encumbered to any bank or financial institution 
by the proprietor or the developer, the proprietor or 
the developer shall immediately after the date of this 
agreement deliver or cause to be delivered to the 
purchaser or the purchaser’s financier a copy of the 
redemption statement and undertaking letter issued by 
such bank or financial institution in respect of the said 
building lot and shall authorize the purchaser to pay 
such portion of the purchase price or the (purchaser’s) 
financier to release such portion of the loan.......”. 

The opening line is surprising. It means, in plain English, 
if the developer encumbers the property, this is not 
for the first time rather the third. So does it mean that 
this subclause is available to the developer only if the 
developer has not borrowed before on the security of 
the buyer’s property?
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ABANDONMENT CAUSED BY INABILITY/ 
FAILURE TO SETTLE THE LOANS
Given the frequency of such occurrences, it is necessary 
to think about why it happens? 
Abandonment in its least disputable form is the total 
cessation of construction activity, the developer 
disappearing and the property left in a state of 
suspended construction and slowly decaying for a long 
period of time. 

The developer’s position is safe because the property 
is still his; the developer’s bank still has its charge over 
the property; and the buyer’s bank too, both with 
interest running!  It is the buyer who is in a state of 
utter despondency and misery. The losses suffered by 
buyers are incalculable: he is not likely to be able to buy 
another house because as far as the bank he borrowed 
from is concerned he is a defaulter (even if no fault of 
his), and therefore blacklisted; he still has to repay the 
loan and continue paying interest whether or not the 
construction is ever going to be completed

As often happens, the wayward developer may have 
taken more than he should of the installments of the 
purchase price by getting the conniving architect 
(under his payroll) to over-certify causing an even 
greater loss to the buyer.

One of the main causes is the fact that the SPA, allows 
the developer to borrow beyond the needs of the 
project. The developer may complete the project and 
earn profits or pocket the loans and purchase price 
and clean out the HD Project Account (I will elaborate 
this issue in my next article) and the developer is in 
no less a comfortable position for abandoning. Only 
the developer’s sense of right and wrong makes the 
difference.

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

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

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

Striving for House Buyers Rights and Interest

CONCLUSION AND DEMANDS: 
It is imperative that the Housing Ministry revisit 
the issue that relates to Developer’s loan. While it is 
understandable that the developer borrows on the 
security of the buyer‘s property in Sell-Then-Build 
(STB) model but it is not in the buyer’s interest to let 
the developer take advantage of it to borrow beyond 
the financial needs of the housing development in 
which the buyer’s property is being built. The pre-1989 
position should be restored; no more borrowing than 
the pre-sale loan and it should be settled by completion 
of construction time.

With the developer not being allowed to borrow 
more than once, and only for sale, there should be no 
difficulty in disclosing the redemption sum per lot not 
just in the recitals but in the operative part of the SPA.

We are confident these changes will ensure that the 
current STB system works fairly for both sides and is 
a credit to the Housing Ministry notwithstanding the 
fact that HBA is for Built-Then-Sell 10:90 (BTS 10:90) 
concept that is supposed to be made mandatory by 
2015. Guess the ‘promise has still not been fulfilled’. 

This article is penned as continuity to our article titled: 
“Of Redemption Sums and Disclaimers – PART 1 & 
PART 2” that were published in the July and August 
issues.
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These days, a property is no longer a unit we maximise 
for our personal living purposes. It has become an 
investment entity with high returns and long-term 
profits as well. This type of an investment relates not 
only to the concept of buy-and-sell, it serves for rental 
purposes as well. 

Regardless of whether or not a purchased property is 
directly utilised as a personal living quarter, we all seek 
immediate effects that boost our property value. While 
the property market has been at its highest high and 
lowest low, there are still smart ways we can invest in 
to propel the value of our property, whether you are 
selling it now, or in the future. 
 
IDENTIFYING KEY FACTORS
There are four elements that usher in those plus points. 
They are Natural Water, Annual Flying Stars, Bright Hall 
and the Main Door. As mentioned in ancient classic 
books, “Water is the blood of the Dragon”, 

Water is Yang, demarcating and collecting Qi in a certain 
area. Accordingly, an area with good water placement 
and formations can foster auspicious convergence and 
collection of Qi. The waters of lakes and ponds are 
regarded as peaceful and sentimental. For this reason, 
a property with a lake facing Southwest or the North 
is reckoned to be the best, as the property with this 
feature is said to be potentially uprising on the market 
rapidly, with its effects lasting for up to 2 years. 

NATURAL WATER
While lakes and ponds usually originate from natural 
sources, bear in mind that manmade lakes are 
considered to be beneficial as well. However, drains are 
just downright bad. 

A typical tropical climate like that of Malaysia is familiar 
with plenty of rain and drainage systems. Therefore, a 
property facing the constant flow of drains is considered 
to exude Killing Qi as it carries along the unfavourable 
Cutting Feet Water. 

Occupants of properties with such formations should 
beware of the afflicting effects on their health and 
wealth as it is considered to be one of the most 
dangerous negative water formations that blocks out 
all positive Qi from entering the property. 

ANNUAL FLYING STARS
The Annual Flying Stars vary from time to time, as 
different year positions different stars. Understanding 
the location and functions of these stars not only 
guides us in how best to utilise different sectors of our 
property, it also assists us in identifying the potential 
and setbacks within those sectors. 

THE LOWDOWN ON 
PROPERTY VALUE

There are still smart ways that we can invest in to propel the value of our property, 
whether you are selling it now or in the future. 



The lowdown on property value

125

BRIGHT HALL
Another factor that helps multiply the added value of 
your property is the Bright Hall, a Feng Shui term that 
essentially refers to the space directly in front of the 
property. An internal Bright Hall is essential in allowing 
Qi to gather around within the property. This is where 
Qi is being collected and circulated around. 

However, having multiple lights in front of your house 
doesn’t make your hall ‘bright’. Bright Hall refers to a 
spacious area in front of the Main Door that helps garner 
in favourable Qi. Therefore, keep it clear, spacious 
and broad because an effective Bright Hall not only 
gathers good Qi, it helps to skyrocket the value of the 
property as well. In addition, properties facing a field or 
a playground also have the same effects. 

MAIN DOOR
The significance of the Main Door cannot be 
emphasised enough. Essentially the Qi’s Mouth of the 
House, the Main Door is the primary entrance for Qi 
from the environment. It is extremely important that 
the Main Door is not negatively or adversely affected 
by forms in any way as it will affect the ability of the 
property to secure Qi from the environment. Therefore, 
a nurturing environment must be accompanied by a 
substantial Main Door. 

You certainly do not want any external forms affecting 
the Main Door that might repel or block Qi. The Main 
Door should not be hidden away and should be able 
to be seen from the front. This way, Qi is ushered right 
into your home. 

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



AGENCY DIRECTORY

Technilai Estate Agents was formed with the objective of 
providing quality, passion, knowledge, energy, enthusiasm, 

integrity and professionalism to our valued client. The company 
directs its undivided in Development Project Launch and 

Secondary Market. Currently we have more than 10 projects 
launching which are including outstation. We provide various 
Training, Seminar, Coaching and Awesome Compensation to 

our Real Estate Negotiators. Grow with us and excel in your Real 
Estate Career!

We Work Together
We Learn Together
We Grow Together

We embark on the Road to Success Together.

Tel: (603) 6250 3699
Fax: (603) 6250 4699

Email: technilai1@gmail.com

CODY 017-3131 660 HEAD OF SALES & 
MARKETING

Ampang Mr. Yap 012-345 2181 Team Manager
Kepong Ms. Carol 017-668 0899 Team Manager
Hartamas Mr. Joseph 012-337 7630 Team Manager
Klang Mr. Lim 012-941 7909 Team Manager
Petaling Jaya Mr. Eric 012-399 9496 Team Manager
Segambut Mr. Erwin 017-382 0007 Team Manager
Setapak Ms. Ang 016-347 3590 Team Manager
SetiaAlam Ms. Ann 016-360 6456 Team Manager

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 Kemuning – (6016) 222 2552 Harry Low   |   Johor Bahru – (6012) 
616 9225 Danny 

Bukit Jalil – (603) 8994 9277 Michelle, (6010) 784 7997 William   |  
Project Launch (1) – (6012) 606 0993 Andrew   

Kuchai Lama (603) 7971 8587 Malar   |   Aman Suria (603) 7497 1823 Ken

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)

Technilai Estate Agents
E(3)1527
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Please visit iProperty.com.my for more home services listings now.

Air Conditioning 
& Ventilation
Acson
Website: www.acson.com.my
Tel: 603-7964 8388

York
Website: www.york.com.my
Tel: 603-7718 8388

KDK Fans (M) Sdn Bhd
Website: www.kdk.com.my
Tel: 603-7785 5011

Air Purifiers
Alen Corp Asia
Website: www.alencorpasia.com.my
Tel: 6013-388 1967

Audio/Visual Equipment
WNM EShop.com Sdn Bhd
Website: www.wnmeshop.com
Tel: 603-2144 2288

Ceramic Tiles
Malaysia Mosiac Bhd
Website: www.mmosiacs.com
Tel: 1300-88-8182

Curtains
SSF Sdn Bhd
Website: www.ssfhome.com
Tel: 603-6140 2020

Eco/Energy Saving
CSR Climate Control 
(M) Sdn Bhd
Website: www.csrcoolbatts.com.my
Tel: 603-3341 3444

Monier Sdn Bhd
Website: www.monier.com.my
Tel: 1-800-88-0865

Feng Shui
Studio 212 Sdn Bhd
Website: www.studio-2-1-2.com
Tel: 603-7885 8280

Prosperity Feng Shui Sdn Bhd
Website: 
www.prosperityfengshui.com

Kitchens
Artset Design Sdn Bhd
Tel: 603-6156 3763

Signature Kitchen Cabinet 
Sdn Bhd
Website: 
www.signaturekitchen.com.my
Tel: 603-6286 7000

Fiamma Sdn Bhd
Website: www.fiamma.com.my
Tel: 603-6279 8888

Pest Control
Antipest Management 
Services Sdn Bhd
Website: www.antipest.com.my
Tel: 603-8023 1888

Security Systems
Sensorlink Sdn Bhd
Website: www.centrixsecurity.com
Tel: 603-7983 7270

ADT Services (M) Sdn Bhd
Website: www.adt.my
Tel: 1300-88-0228

Solar Water Heater
SolarMate Sdn Bhd
Website: www.solarmate.com.my
Tel: 603-5569 1688

Monier Sdn Bhd
Website: www.monier.com.my
Tel: 1800-88-0865

Window, Curtains 
& Blinds
Hunter Douglas Window Fashions 
Malaysia Sdn Bhd
Website:
www.hunterdouglas.com.my
Tel: 603-5191 2020

Water Purifiers
Nesh Marketing Sdn Bhd
Website: www.nesh.com.my
Tel: 603-8060 3668

Oriental Wisdom 
Metaphysic Academy
Website: 
www.orientalwisdom.com.my

Mastery Academy of Chinese 
Metaphysics Sdn Bhd
Website:
www.masteryacademy.com
Tel: 603-2284 8080

Flooring
Floor Depot
Website: www.floordepot.com.my
Tel: 1800-88-7585

Furnitures & 
Customised Furnitures
Deep Living Sdn Bhd
Tel: 603-6141 6159

LPE Interior Gallery Sdn Bhd
Website: www.lpegallery.com
Tel: 03-7783 3188

XZQT Home Store Sdn Bhd
Website: www.xzqt.com.my

Home Accessories
Expressions Entertaiment Sdn Bhd
Website: www.expressions.com.my
Tel: 603-4270 3372

Universal Cable (M) Bhd
Website: www.ucable.com.my
Tel: 603-7845 6699

Insect Screens
Elegant Home Decor Sdn Bhd
Website: www.elegantscreens.com
Tel: 603-9172 3126

Interior Design
B&N Design Associate Sdn Bhd
Website: www.bnndesign.com
Tel: 603-4142 6344

Structure Rhythm Sdn Bhd
Website: 
structurerhythm.blogspot.com
Tel: 603-9205 6209

Oceana Ventures Sdn Bhd
Website: www.oceanaventures.com
Tel: 603-7877 0048
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IMPIANA HILLS CHERAS
Property Type: Condominium 
Land Title: Residential 
Tenure: Freehold
Built Up: 1172 - 1425 sq.ft.
Land Area: 4.85 Acres 
Total Units/Lots: 292
Price per sq ft: RM450psf
Expected Date of Completion: 2019
Location: Cheras, Selangor
Developer: Land Pacific Development
Phone: (601) 8 383 8866/ (603) 9107 3886

DAMAI CIRCLES BUSINESS SUITES, ALAM DAMAI
Property Type: Shop-Office
Land Title: Commercial
Tenure: Leasehold
Built Up: 4,207 - 11,671 sq ft
Listing Price: From RM1,936,000 - RM5,090,000
Total Units/Lots: 54
Bumi Discounts: 5%
Expected Date of Completion: Aug 2018
Developer: I&P Group Sdn. Berhad
Phone: (603) 9102 3980 / 9100 3859
Website: www.inp.my

DENAI SUTERA
Property Type: Apartment
Land Title: Residential
Tenure: Leasehold
Built Up: 1,141 - 1,884 sq ft
Listing Price: From RM605,800 - RM902,800
Total Units: 182 (Low Density)
Expected Date of Completion: June 2017
Developer: I&P Group Sdn. Berhad
Phone: (603) 9058 7600
Website: www.inp.my

PUISI 4, ALAM SARI
Property Type: 2-sty Terrace/Link House
Land Title: Residential
Tenure: Freehold
Built Up: 1,816 - 2,043 sq ft
Land Area: 1,870 - 4,758 sq ft
Listing Price: From RM680,800 - RM1,074,800
Total Units/Lots: 51
Bumi Discounts: 7%
Expected Date of Completion: Sept 2017
Developer: I&P Group Sdn. Berhad
Phone: (603) 8926 7500
Website: www.inp.my

Cheras, Selangor

Cheras, Kuala Lumpur

Bukit Jalil, Kuala Lumpur

Kajang, Selangor

unfold new possibilities

DAMAI  CIRCLES
B U S I N E S S  S U I T E S
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EMERALD BOULEVARD 88 (2 STOREY SHOP OFFICE)
Property Type: Shop-Office
Land Title: Commercial
Tenure: Lease for 129 (exp 2141)
Built Up: 3,003 sq ft
Land Area: 8.8 Acres
Listing Price: From RM1,500,000 - RM2,000,000
Price per sq ft: RM499 - 666
Completion Date: 2018 (expected)
Developer: Sunway Iskandar Sdn Bhd
Call Now: (607) 509 6575

ZONE SERI TERATAI – PHASE 6.1A(1)
Property Type: 
2 storey Semi-D & Bungalow
Land Title: Residential
Tenure: Freehold
Land Area: 40’ x 90’
Listing Price: From RM798,000 – RM1,853,000
Total Units/Lots: 80
Expected Date of Completion: February 2017
Developer: Pinji Botanics Sdn Bhd
Phone: (605) 323 6622

EMERALD BOULEVARD 88 (3 STOREY SHOP OFFICE)
Property Type: Shop-Office
Land Title: Commercial
Tenure: Lease for 129 (exp 2141)
Built Up: 4,211 - 5,417 sq ft
Land Area: 8.8 Acres
Listing Price: From RM2,300,000 - RM3,200,000
Price per sq ft: RM546 - RM591
Completion Date: 2018 (expected)
Developer: Sunway Iskandar Sdn Bhd
Call Now: (607) 509 6575

PRECINCT 12
Property Type: Semi-detached House
Land Title: Residential
Tenure: Freehold
Built Up: 3,743 - 4,190 sq ft
Land Area: 3,600 sq ft (40’x90’)
Price per sq ft: RM433 - 528
Total Units/Lots: 94
Expected Date of Completion: January 2016
Developer: Plenitude Tebrau Sdn Bhd
Phone: (607) 356 0333

Medini, Nusajaya, Johor

Ipoh, Perak

Medini, Nusajaya, Johor

Johor Bahru, Johor
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PROPERTY
BELOW RM500K

PROPERTY @ 
KLANG VALLEY

Cyberjaya, Hyve Soho 
Suite , Cyber Bistari, 

Soho, SALE, RM 
300,000, Studior1b, 
BU450sqf, Ivy Yew, 

017-773 5178, E(3)0215, 
UP4501859

Rawang, bandar tasik puteri, 
1-sty Terrace/Link House, SALE, 
RM 248,000, 4r2b, BU1200sqf, 
LA20x80sqf, angie ng, 017-311 
1255/012-290 0443, E(3)1527, 

UP4528207

Batu Caves, Casmaria 
Apartement, Batu Caves, 
Condominium, SALE, RM 

290,000, 3r2b, BU1000sqf, 
Sit Yong Hao, 012-690 

8291, REN:09622, E(3)1274, 
UP4824104

Cheras, 28 Boulevard, Pandan 
Perdana, Cheras, Condominium, 

SALE, RM 295,000, 1r1b, 
BU450sqf, Wayne Leong, 016-
5451465, E(1)1307, UP4801311

Cyberjaya, Cyber Bistari Hyve, 
Soho, SALE, RM 330,000, 
Studior1b, BU510sqf, Ivy 

Yew, 017-773 5178, E(3)0215, 
UP4501829

Kajang, NEW SERVICE 
APARTMENT KAJANG 

EAST, Semenyih, Apartment, 
SALE, RM 386,000, 3r2b, 

BU893sqf, Sam Lee, 016-608 
7282, REN:16350, E(1)1307, 

UP4737958

Bangi, Savanna Executive 
Suites @ Southville City, 

Bangi, Condominium, SALE, 
RM 425,000, 3r2b, BU956sqf, 
Wayne Leong, 016-5451465, 

E(1)1307, UP4203349

Kuala Langat, BSP 21, Jenjarom, 
Condominium, SALE, RM 

440,000, 3r2b, BU1048sqf, 
Jackson Tan, 6017-307 8200, 

REN:05386, E(3)0256, 
UP4807880

Kepong, The Henge 
Residence, Kepong , Selayang, 

Condominium, SALE, RM 
450,000, 3r2b, BU1100sqf, 

Wayne Leong, 016-5451465, 
E(1)1307, UP4339587

Kajang, Ameera Residence, 
Condominium, SALE, RM 

450,000, 3r2b, BU1250sqf, 
Serene Soon, 6016-282 8548, 

E(3)0211, UP4815431

Rawang, kota emerald west 
garnet, 2-sty Terrace/Link 

House, SALE, RM 450,000, 
4r3b, BU1583sqf, LA20X65sqf, 
angie ng, 017-311 1255/012-290 

0443, E(3)1527, UP604021

Bandar Sunway, Pjs 7, 1-sty 
Terrace/Link House, SALE, RM 

460,000, 3r2b, BU1307sqf, 
LA20x65sqf, Mohd Syafiq, 013-
219 0619, REN:19415, VE(1)0143, 

UP4757956

Wangsa Maju, The Nest 
Setapak, Condominium, SALE, 
RM 477,000, 3r2b, BU855sqf, 
Joyce Lee Shu Hui, 6016-966 
0011, REN:12242, E(3)1508, 

UP4358059

Wangsa Maju, The 
Nest Setapak, Setapak, 

Condominium, SALE, RM 
477,000, 3r2b, BU855sqf, 

Joyce Lee Shu Hui, 6016-966 
0011, REN:12242, E(3)1508, 

UP4364101

Wangsa Maju, The Nest 
Setapak, Jalan Genting Klang, 

Condominium, SALE, RM 
477,000, 3r2b, BU855sqf, 

Joyce Lee Shu Hui, 6016-966 
0011, REN:12242, E(3)1508, 

UP4820807

Wangsa Maju, The Nest 
Setapak, Jalan Gombak,Danau 

Kota, Condominium, SALE, 
RM 477,000, 3r2b, BU855sqf, 
Joyce Lee Shu Hui, 6016-966 
0011, REN:12242, E(3)1508, 

UP4821126

Semenyih, Taman Bukit 
Semenyih, 2-sty Terrace/Link 
House, SALE, RM 498,800, 

4r4b, BU2400sqf, LA2560sqf, 
Ethan Ng, 017-694 5277, 
E(1)1501/1, UP4729930

Semenyih, New Soho 
Apartment Kajang 

East, Soho, SALE, RM 
238,000, Studior1b, 

BU477sqf, Sam 
Lee, 016-608 7282, 

REN:16350, E(1)1307, 
UP4404542

Kajang, KIARA PLAZA NEW SERVICE APAERMENT KAJANG, 
Service Apartment, SALE, RM 383,000, 3+1r2b, BU893sqf, 

LA30x32sqf, Sam Lee, 016-608 7282, REN:16350, 
E(1)1307, UP4725076

Shah Alam, Kristal Heights, Shah Alam, Apartment, SALE, RM 
395,000, 3r2b, BU1003sqf, Sit Yong Hao, 012-690 8291, REN:09622, 

E(3)1274, UP4837831

Rawang, T-Parkland, 
Condominium, SALE, 

RM 455,000, 3r2b, 
BU1210sqf, Qyone 

Yeong, 012-791 2808, 
REN:14349, E(3)1348, 

UP4243584

Jalan Ipoh, Viva Residency, Off Jalan Ipoh, Condominium, SALE, RM 
458,000, 2r2b, BU709sqf, Ambrose Too, 016-901 1187, REN:18554, 

E(3)788, UP4808471

Sri Hartamas, Plaza Damas 3, Condominium, SALE, RM 480,000, 
1r1b, BU595sqf, Shirley Chin, 019-985 4866, REN:14029, VE(1)1568, 

UP4590527

Cheras, Taman Rakan 22x75, 2-sty Terrace/Link House, SALE, RM 
498,000, 4r3b, BU1650sqf, LA22x75sqf, BT Ong, 6010-566 8926, 

REN:06752, E(1)1307, UP3018859

Kajang, Ameera Residence, 
kajang, Condominium, RENT, 
RM 1,000, 3r2b, BU1250sqf, 
Alex Chieng, 016-328 2281, 

REN:11225, E(1)1321, UP4751863

Cheras, Astana Lumayan 
condo, Bandar Sri Permaisuri, 

Condominium, RENT, RM 1,350, 
4r2b, BU1207sqf, Joyce Lee Shu 
Hui, 6016-966 0011, REN:12242, 

E(3)1508, UP4549861

Petaling Jaya, Tropicana 
Avenue, Tropicana, Service 

Apartment, RENT, RM 1,700, 
1+1r1b, BU666sqf, Eileen Chong, 

016-323 7880, REN:16458, 
E(1)1197, UP4552290

USJ, Impian Meridian, Subang 
Jaya, Apartment, RENT, 

RM 1,800, 3r2b, BU995sqf, 
LA995sqf, Adelyn, 012-683 
4616, E(1)1112, UP4776954
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City Centre, The Palladium 
Condo, Condominium, RENT, 

RM 1,900, 3r2b, BU1050sqf, Tan 
Foong Yee, 012-303 8304 / 012-

323 6225, E(3)1260, UP53072

Subang Jaya, Menara Rajawali, 
Apartment, RENT, RM 2,300, 
2r2b, BU800sqf, LA800sqf, 

Adelyn, 012-683 4616, E(1)1112, 
UP4833986

City Centre, Parkview Service 
Apartment, Kuala Lumpur City 

Center, Serviced Residence, 
RENT, RM 2,400, 1r1b, 

BU630sqf, Joyce Lee Shu Hui, 
6016-966 0011, REN:12242, 

E(3)1508, UP2984797

Mont Kiara, Kiara 1888, 
Condominium, RENT, RM 

4,000, 3+1r3b, BU1636sqf, Tan 
Foong Yee, 012-303 8304 / 012-
323 6225, E(3)1260, UP4151879

Taman Desa, Armada Villa, 
Taman Danau Desa, Semi-

detached House, RENT, RM 
5,000, 4+1r6b, BU4540sqf, 

LA5500sqf, Kelly Koay, 
6012-266 5616, E(1)1584/2, 

UP2035359

KLCC, Marc Residence, Kuala 
Lumpur, Condominium, RENT, 
RM 5,500, 3+1r3b, BU1332sqf, 

Elaine Yap, 6012-333 3730 
/ 6017-666 3298, E(3)1020, 

UP4579793

Bukit Bintang, Verticas 
Residensi, Condominium, RENT, 
RM 6,000, 2+1r2b, BU1427sqf, 
Tan Foong Yee, 012-303 8304 

/ 012-323 6225, E(3)1260, 
UP4094622

Ampang, Brunsfield 
EmbassyView, Jalan Ampang, 

Condominium, RENT, RM 
6,566, 3r3b, BU1876sqf, 

Connie Chieng, 012-233 9984, 
VE(1)0313, UP4718232

KLCC, MyHabitat, KLCC, KL 
City, Kuala Lumpur, Serviced 
Residence, RENT, RM 7,000, 
3r2b, BU1296sqf, Ryeis Kok, 
6016-222 2493, E(3)1493, 

UP4747568

Bukit Bintang, Bukit Bintang, 
Imbi, Shop, RENT, RM 7,500, 

BU1980sqf, LA22x90sqf, 
Munyee, 016-660 2505, 
E(1)1478, UP4800677

Mutiara Damansara, Bungalow 
House, RENT, RM 8,500, 
6r5b, BU4000, LA6500, 

Serena Wong, 012-385 9828, 
E(1)1501/4, UP4759718

KL City, KAMPUNG BARU, 
MENARA NAZA, Office, 

RENT, RM 40,170, BU12173sqf, 
Transasia Property Consultancy 

Sdn Bhd, 6019-220 5961, 
PV:1401, VE(1)0187, UP4822660

Taman Tun Dr Ismail, Bangunan 
AHP, Office, RENT, RM 71,968, 

BU17992sqf, Transasia Property 
Consultancy Sdn Bhd, 6019-
220 5961, PV:1401, VE(1)0187, 

UP4378453

Ara Damansara, Puncak 
Seri Kelana, Condominium, 
SALE, RM 520,000, 3r2b, 

BU1018sqf, Peggy Chu, 012-325 
8300, REN:17601, E(1)1398/1, 

UP4760039

Setapak, PV 10 Platinum Lake, 
Condominium, SALE, RM 
545,000, 4r2b, BU1272sqf, 

Joyce Lee Shu Hui, 6016-966 
0011, REN:12242, E(3)1508, 

UP4668591

Subang Jaya, Empire Subang, 
SS16, Soho, SALE, RM 

560,000, Studior2b, BU797sqf, 
Elaine Chay, 6017-900 

0669, REN:05920, E(3)1682, 
UP2053254

Bukit Jalil, ParkHill Residence , 
Bukit Jalil, Condominium, SALE, 
RM 580,000, 3r2b, BU1100sqf, 
Wayne Leong, 016-5451465, 

E(1)1307, UP4179496

Serdang, Bandar Putra Permai, 
Tmn Equine, Seri Kembangan, 
Serdang, 2.5-sty Terrace/Link 
House, SALE, RM 590,000, 

4r3b, BU2000sqf, LA22x75sqf, 
Joyce Lee Shu Hui, 6016-966 
0011, REN:12242, E(3)1508, 

UP1706767

Sungai Buloh, bukit Rahman 
putra 7, 2-sty Terrace/Link 

House, SALE, RM 618,000, 4r3b, 
BU1600sqf, LA20x70sqf, angie 
ng, 017-311 1255/012-290 0443, 

E(3)1527, UP4677588

Kajang, Bandar Sungai Long, 
2-sty Terrace/Link House, SALE, 
RM 650,000, 4r3b, BU2070sqf, 
LA1400sqf, Lawrence Tan, 012-
680 5784, REN:19697, E(1)1639, 

UP4809566

Setapak, Platinum Hill PV 6, Condominium, RENT, RM 1,700, 4r2b, 
BU1328sqf, Wilson Chin, 012-779 6883, E(3)0812, UP4536492

KLCC, Mercu Summer 
Suites, KL City, Serviced 

Residence, RENT, RM 
2,600, 1r1b, BU577sqf, 
Daniel Ong, 014-621 

5777, REN:10529, 
E(3)0050/15, 
UP4805122

Mont Kiara, Kiara 
1888, Condominium, 

RENT, RM 3,300, 
3r2b, BU1238sqf, HH 
Choo, 012-260 8288, 
REN:12342, E(1)0228, 

UP3015591

Bangsar, UOA Bangsar, Office, RENT, RM 6,500, 1+1r1b, BU1432sqf, 
LA1432sqf, Randy Chua, 6012-210 7688 / 6012-212 8699, REN:7616, 

E(3)0812, UP4787854

KLCC, Mirage Residence, KL City Centre, Condominium, RENT, RM 
6,300, 2+1r2b, BU1410sqf, Wilson Chin, 012-779 6883, E(3)0812, 

UP4536276

Damansara Heights, Bungalow House, RENT, RM 18,000, 5+2r8b, 
BU7000sqf, LA9000sqf, Goh Sock Sin, 019-381 8081, E(3)1055, 

UP4825134

Sri Petaling, Sri Petaling, Shop, RENT, RM 50,000, BU10159sqf, 
LA48x53sqf, Munyee, 016-660 2505, E(1)1478, UP4800655

Shah Alam, Bukit Raja, Warehouse, RENT, RM 375,000, 4b, 
BU207000sqf, Vera Hah, 016-226 6346, E(1)0228/12, UP4749912
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Setiawangsa, Seri Maya 
Condominium, Wangsa Maju, 

Condominium, SALE, RM 
760,000, 3r2b, BU1250sqf, 

Angelia Wong, 016-260 5566, 
E30631, UP4836871

Jalan Sultan Ismail, Regalia 
Residence, Condominium, 

SALE, RM 900,000, 2+1r3b, 
BU1240sqf, Kelvin Liew, 016-717 
3076, E(1)1395/7, UP4846157

Kota Emerald, Amberly Kota 
Emerald, Semi-detached House, 

SALE, RM 800,000, 4+1r4b, 
BU2357sqf, LA40x80sqf, 

Qyone Yeong, 012-791 
2808, REN:14349, E(3)1348, 

UP4443265

Puchong, Glomac Lakeside 
Residence, 2-sty Terrace/

Link House, SALE, RM 
800,000, 4r3b, LA22x75sqf, 
Joyce Lee Shu Hui, 6016-966 
0011, REN:12242, E(3)1508, 

UP3216829

Subang Jaya, USJ 3, 2-sty 
Terrace/Link House, SALE, RM 

820,000, 4r3b, BU2800sqf, 
LA24x75sqf, Grace Lee, 012-379 
1298, REN:03996, E(1)0452/9, 

UP4706101

Old Klang Road, Le Yuan 
Residence, Condominium, 

SALE, RM 830,000, 3+1r4b, 
BU1620sqf, Kelvin Liew, 016-717 
3076, E(1)1395/7, UP4835266

Puchong South, Taman Putra 
Prima Puchong, 2-sty Terrace/

Link House, SALE, RM 840,000, 
3+1r3b, BU2800sqf, LA45 x 

70sqf, Ryan Sum, 017-332 1563, 
REN:16056, E(1)1112, UP4395286

Cheras, bandar mahkota cheras 
, Semi-detached House, SALE, 
RM 880,000, 4r3b, BU2052sqf, 

LA36x60sqf, Wilson Lam, 
012-660 2682, E(3)1682, 

UP4835380

Bukit Subang, U16, Shah 
Alam, Subang, 2-sty Terrace/

Link House, SALE, RM 
890,000, 3+1r3b, BU2300sqf, 
LA43X70sqf, Raymond Wai, 

016-225 8448, E(1)1307, 
UP4245257

Seri Kembangan, Taman Suria 
Tropika, Seri Kembangan, 2.5-
sty Terrace/Link House, SALE, 
RM 900,000, 5r5b, BU3264sqf, 
LA1920sqf, Ethan Ng, 017-694 
5277, E(1)1501/1, UP4845438

Kota Kemuning, 
Lagoon Suites, 

Apartment, SALE, 
RM 500,000, 2r2b, 

BU900sqf, JLL 
Malaysia, 03-2260 

0788, E(1)1511, 
UP4777681

Damansara Perdana, Metropolitan square, Office, SALE, RM 
560,000, BU1400sqf, Serena Wong, 012-385 9828, E(1)1501/4, 

UP4528704

Semenyih, SETIA ECOHILL , ANGUSTA, 2-sty Terrace/Link House, 
SALE, RM 565,000, 4+1r3b, BU1710sqf, LA20X70sqf, Calvin Chan, 

6012-690 6932 / 6019-282 2078, E(1)1307, UP4368302

Taman Duta, Seri Duta I, Condominium, SALE, RM 1,080,000, 
2+1r3b, BU1608sqf, Amanda Goh, 016-263 2288, REA:E2202, 

E(3)1379, UP675857

Bangi, seksyen 3, bangi perdana , 2-sty Terrace/Link House, SALE, 
RM 580,000, 4r3b, BU1998sqf, LA1400sqf, Sit Yong Hao, 012-690 

8291, REN:09622, E(3)1274, UP4838245

Jalan Ipoh, Lakeville Residence, Kuala Lumpur, Condominium, SALE, 
RM 588,000, 3r2b, BU977sqf, Wayne Leong, 016-5451465, E(1)1307, 

UP4761970

Petaling Jaya, 
Tropicana Avenue, 
Tropicana, Service 
Apartment, SALE, 

RM 600,000, 1+1r1b, 
BU660sqf, Eileen 

Chong, 016-323 7880, 
REN:16458, E(1)1197, 

UP4833770

Country Heights, country villa, Kajang, Townhouse Condo, SALE, 
RM 598,000, 3r2b, BU1450sqf, LA1400sqf, Elaine Ding, 6017-777 

1395, E(1)1584, UP2531943

KLCC, Mercu Summer 
Suites, KL City, 

Serviced Residence, 
SALE, RM 655,000, 

1r1b, BU577sqf, 
Daniel Ong, 014-621 

5777, REN:10529, 
E(3)0050/15, 
UP4153057

USJ, USJ 2, USJ 6, USJ 3, 2-sty Terrace/Link House, SALE, RM 
680,000, 3r3b, LA20x60sqf, Gary De Witt, 6012-280 7698, 

E(1)0452/2, UP4789966

City Centre, Setia SKY 
Residences, Condominium, 
SALE, RM 980,000, 2+1r2b, 

BU1055sqf, LA1055sqf, Randy 
Chua, 6012-210 7688 / 6012-212 

8699, REN:7616, E(3)0812, 
UP2231903

City Centre, Setia SKY 
Residences, Setia SKY 

Residences, Condominium, 
SALE, RM 1,000,000, 2+2r3b, 

BU1313sqf, Randy Chua, 
6012-210 7688 / 6012-212 
8699, REN:7616, E(3)0812, 

UP2308295

Kelana Jaya, The 
Grand SOFO, kelana 

jaya, Office, SALE, RM 
1,100,000, BU1100sqf, 
LA1100sqf, Transasia 

Property Consultancy 
Sdn Bhd, 6019-220 

5961, PV:1401, 
VE(1)0187, UP2603546
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Tropicana, BlK E, New, Casa Tropicana, 2 Car Park, Petaling Jaya, 
Bandar Utama, Tropicana, , Condominium, SALE, RM 785,000, 4r3b, 

BU1228sqf, LA1228sqf, Law Chien Yap, 019-319 3111, REA:E1949, 
E(3)1155, UP4566521

Semenyih, SETIA ECOHILL, ANGUSTA , ECO MAJESTIC, 2-sty 
Terrace/Link House, SALE, RM 799,000, 4+1r3b, LA40X70sqf, 

Calvin Chan, 6012-690 6932 / 6019-282 2078, E(1)1307, UP4227689

Cheras, Cheras Centre, Taman Maluri Cheras , Condominium, SALE, 
RM 760,000, 3r3b, BU956sqf, LokeLow, 6016-328 7767, E(1)1516, 

UP4817351

Wangsa Maju, Irama Wangsa, Condominium, SALE, RM 900,000, 
3+1r2b, BU1637sqf, Kelvin Ho, 016-350 3678, REN:15673, E(3)0119, 

UP4203082

Cheras, Bandar Damai Perdana, 2-sty Terrace/Link House, SALE, RM 
910,000, 4+1r4b, BU1600sqf, LA22x70sqf, Anthony Lee, 6012-333 

1783, E(1)1492, UP4808856

Puchong, Taman Putra Impiana, 
Puchong, 2.5-sty Terrace/Link 
House, SALE, RM 1,100,000, 

5r4b, BU2629sqf, LA20x70sqf, 
Arnold Choo, 011-1153 0155, 

REN:5680, E(1)1321, UP4760203

City Centre, Setia SKY 
Residences, Setia SKY 

Residences, Condominium, 
SALE, RM 1,200,000, 3+1r3b, 
BU1378sqf, LA1378sqf, Randy 

Chua, 6012-210 7688 / 6012-212 
8699, REN:7616, E(3)0812, 

UP2250752

City Centre, Setia SKY 
Residences, Setia SKY 

Residences, Condominium, 
SALE, RM 1,280,000, 3+1r3b, 
BU1378sqf, LA1378sqf, Randy 

Chua, 6012-210 7688 / 6012-212 
8699, REN:7616, E(3)0812, 

UP2268163

Kota Kemuning, Link Bungalow, 
SALE, RM 1,350,000, 4r4b, 

BU3100sqf, LA4200sqf, Liza 
Tan, 012-316 6198, E(3)1412, 

UP4168020

Damansara Heights, Twins 
@ Damansara Heights, 

Condominium, SALE, RM 
1,380,000, 3+1r2b, BU1356sqf, 

Rosie Ang, 012-321 3607, 
REN:04805, E(1)1589, 

UP2415322

OUG, 2.5-sty Terrace/Link 
House, SALE, RM 1,400,000, 

5r5b, BU2800sqf, LA22x80sqf, 
Kenny Chee, 6016-209 5985 
/ 6016-926 8885, E(1)1584/2, 

UP1931454

Selayang, Selayang height blue 
sky, Semi-detached House, 
SALE, RM 1,430,000, 6r5b, 

LA36x80sqf, Grace Ng, 019-332 
0613, E(1)1501, UP4794591

USJ, 3-sty Terrace/Link House, 
SALE, RM 1,480,000, 5r4b, 

BU3039sqf, LA1400sqf, Tony 
Lee, 6012-378 8212, REN:17619, 

E(1)1307, UP4513277

City Centre, Setia SKY 
Residences, Setia SKY 

Residences, Condominium, 
SALE, RM 1,490,000, 3+1r3b, 

BU1701sqf, Randy Chua, 6012-
210 7688 / 6012-212 8699, 

REN:7616, E(3)0812, UP2232445

Old Klang Road, Bukit Desa 
Condominium, Taman Bukit 

Desa, Condominium, SALE, RM 
1,500,000, 4+1r4b, BU2640sqf, 
Lee Ding Ding, 6012-218 8222 

/ 6012-221 5432, E(1)1184, 
UP3873304

Kota Kemuning, Kemuning 
Residence, Kemuning Utama, 
Bungalow House, SALE, RM 

1,600,000, 4+1r4b, BU3407sqf, 
LA40x80sqf, Chang Kheng 

Fatt, 6012-329 6931, REN:0442, 
E(1)0452/8, UP4377923

USJ Heights, 2.5-sty Terrace/
Link House, SALE, RM 

1,600,000, 5r5b, BU3100sqf, 
Liza Tan, 012-316 6198, E(3)1412, 

UP4057636

Bandar Utama, Bandar Utama 
BU7, 2.5-sty Terrace/Link House, 

SALE, RM 1,680,000, 5+1r4b, 
BU3000sqf, LA22x85sqf, Grace 
Lee, 012-379 1298, REN:03996, 

E(1)0452/9, UP3315351

Kota Damansara, Jalan 
Rimba Riang Section 9, 2-sty 

Terrace/Link House, SALE, RM 
1,700,000, 4+1r3b, BU3000sqf, 
LA7500sqf, Grace Lee, 012-379 
1298, REN:03996, E(1)0452/9, 

UP4705665

Damansara Perdana, Armanee Terrace, Bandar Damansara Perdana, 
Condominium, SALE, RM 950,000, 3+1r3b, BU2282sqf, Chew Thiam 

Hock, 012-320 8175, PEA:1146, E31228, UP4804720

Bandar Sunway, 2-sty Terrace/Link House, SALE, RM 1,000,000, 
4r3b, BU3694sqf, LA40x75sqf, KayC TEH, 6013-331 2818, E(1)1670, 

UP4606054

Selayang, Perdana 
Residence 2, Sealayang 

Jaya,Bandar Baru 
Selayang,Selayang 

Utama, 3-sty Terrace/
Link House, SALE, 

RM 1,560,000, 
5+1r6b, BU3182sqf, 
LA22x80sqf, Qyone 
Yeong, 012-791 2808, 
REN:14349, E(3)1348, 

UP4748526

Country Heights, Country Heights, Kajang, Bungalow Land, SALE, 
RM 1,100,000, LA5272sqf, Elaine Ding, 6017-777 1395, E(1)1584, 

UP842579
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Bandar Utama, Bandar Utama 
BU6, 2.5-sty Terrace/Link 

House, SALE, RM 1,750,000, 
4+1r4b, BU3200sqf, Grace 

Lee, 012-379 1298, REN:03996, 
E(1)0452/9, UP4313763

Solaris Dutamas, Solaris 
Dutamas, Good ROI, Mont Kiara, 

Shop, SALE, RM 1,800,000, 
BU1650sqf, LA22x75sqf, Daniel 

Tai, 012-205 3528 / 019-230 
0678, E(3)0050/5, UP3939642

Shah Alam, subang alam 
shah alam, Bungalow House, 
SALE, RM 2,060,000, 5+1r5b, 

BU3800sqf, LA50x90sqf, John 
Oh, 016-971 5819, REN:07002, 

E(1)1537/1, UP4710263

Sunway SPK, Sunway Spk 
Damansara,sunway spk, 2.5-sty 
Terrace/Link House, SALE, RM 
2,380,000, 5r4b, LA3272sqf, 
Alex Pan Chun Wiea, 013-638 

7555, REN:14661, E(1)1307, 
UP4583651

Bukit Jelutong, Jelutong 
Heights, Semi-detached House, 
SALE, RM 2,400,000, 5+1r6b, 
BU4200sqf, LA6039sqf, Mohd 

Syafiq, 013-219 0619, REN:19415, 
VE(1)0143, UP4768277

Damansara Heights, Medan 
Damansara, 2-sty Terrace/

Link House, SALE, RM 
2,500,000, 4+1r4b, BU3500sqf, 
LA4400sqf, Grace Lee, 012-379 
1298, REN:03996, E(1)0452/9, 

UP4437370

Bandar Utama, BU3, 2-sty 
Terrace/Link House, SALE, RM 
2,500,000, 5r4b, BU2800sqf, 

LA3400sqf, Grace Lee, 012-379 
1298, REN:03996, E(1)0452/9, 

UP4776139

Kota Damansara, 28 Residency, 
Tropicana, Sunway Damansara, 

Kota D’sara, Link Bungalow, 
SALE, RM 2,650,000, 5+2r5b, 
LA4400sqf, Janet Wong, 016-
232 9182, E(1)0452, UP3511247

Kota Kemuning, Residential Land, SALE, RM 1,119,780, LA6,221sqf, 
Liza Tan, 012-316 6198, E(3)1412, UP4129622

Damansara Heights, Twins @ Damansara Heights, Condominium, 
SALE, RM 1,350,000, 3+1r5b, BU1480sqf, Rosie Ang, 012-321 3607, 

REN:04805, E(1)1589, UP2571673

Country Heights, Kajang, Semi-detached House, SALE, RM 
1,450,000, 5+1r5b, BU3000sqf, LA4000sqf, Elaine Ding, 6017-777 

1395, E(1)1584, UP564473

Bukit Bintang, Verticas Residensi, Kuala Lumpur, Condominium, 
SALE, RM 1,730,000, 4+2r2b, BU2150sqf, Denise, 016-233 6769, 

REN:16280, E(1)1307, UP4775453

Shah Alam, Sg 
Buloh/subang 2/ 

Kota Dsara/ sek u5, 
Factory, SALE, RM 

1,999,900, BU4800sqf, 
LA3600sqf, Raymond 

Chong CM, 012-319 
9666, E(3)1204, 

UP4823287

Denai Alam, Cypress, 
Bungalow House, 

SALE, RM 2,390,000, 
5r6b, BU4546sqf, 
LA5000sqf, Nurul 

Huda, 012-662 7241, 
REN:16556, VE(1)0143, 

UP4537032

Bukit Bintang, Verticas Residensi, Condominium, SALE, RM 
1,850,000, 2r3b, BU1468sqf, Jacqie Goh, 012-359 2828, REN:10318, 

E(3)0050/1, UP3268221

Bangsar, Jalan Limau Manis, Bangsar, 2-sty Terrace/Link House, 
SALE, RM 1,950,000, 3r4b, BU2400sqf, LA1920sqf, VINCENT WAN, 

6013-966 5552, E(3)1120, UP4776224

Sri Hartamas, Waldorf Tower, Kuala Lumpur, Condominium, SALE, 
RM 2,300,000, 5+1r4b, BU3600sqf, Jessie Lee, 6012-278 4889, 

REN:02177, E(1)1026/13, UP4838672

Bukit Bintang, Verticas Residensi Bukit Ceylon, Condominium, 
SALE, RM 2,050,000, 3r3b, BU2022sqf, Vera Hah, 016-226 6346, 

E(1)0228/12, UP4662115

Bandar Sungai Long, Sejati Hill Villa Sg Long, Bungalow House, 
SALE, RM 2,880,000, 8+1r8b, BU7500sqf, LA8200sqf, BT Ong, 

6010-566 8926, REN:06752, E(1)1307, UP4805987
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Subang Jaya, subang jaya 
restree usj 17, Bungalow House, 
SALE, RM 3,088,888, 6+1r8b, 
BU6800sqf, LA5800sqf, John 

Oh, 016-971 5819, REN:07002, 
E(1)1537/1, UP4687026

Cheras, Mahkota Square, 
Bandar Mahkota Cheras, 

Shop, SALE, RM 3,300,000, 
BU6138sqf, LA1650sqf, 
Lawrence Tan, 012-680 

5784, REN:19697, E(1)1639, 
UP4809339

Petaling Jaya, Sunway Rymba 
Hills, Bungalow House, 

SALE, RM 3,390,000, 5+1r7b, 
BU4650sqf, LA45x90sqf, Janet 
Wong, 016-232 9182, E(1)0452, 

UP4831429

Kajang, Sentral Residences Kajang, Kajang, Condominium, RENT, 
RM 1,100, 3r2b, BU1047sqf, Allison Fong, 012-381 1611 / 012-802 1611, 

REN:01164, E(3)1204, UP4661610

Kenny Hills, Sutera 
Bukit Tunku, 

Condominium, SALE, 
RM 3,000,000, 4+2r5b, 

BU3800sqf, Chiew 
Kiam Boo, 012-386 

6122, REA:2296, 
E(3)1353/7, UP544659

Cheras, Cheras Damai Perdana , Bungalow House, SALE, RM 
2,900,000, 6+1r6b, BU4253sqf, LA70X100sqf, TC Lam, 6016-322 

8018, E(3)1612, UP3167073

Bandar Utama, 2-sty 
Terrace/Link House, 

SALE, RM 3,000,000, 
4+2r6b, BU3000sqf, 
LA3714sqf, Amanda 
Goh, 016-263 2288, 

REA:E2202, E(3)1379, 
UP4769107

Kajang, Jade Hills, Bungalow House, SALE, RM 3,000,000, 4+1r6b, 
BU4822sqf, Ng Cin, 012-663 7588, REN:18766, 

E(3)0050/2, UP4639014

Serendah, rawang/
Sg Buaya/Sg Buloh/

Sg choh, Factory, 
SALE, RM 3,100,000, 

BU9600sqf, 
LA16500sqf, Raymond 

Chong CM, 012-319 
9666, E(3)1204, 

UP4838221

Mont Kiara, SENI 
@ Mont Kiara, 

Condominium, SALE, 
RM 3,180,000, 4+1r6b, 
BU3714sqf, Amanda 
Goh, 016-263 2288, 

REA:E2202, E(3)1379, 
UP4759572

Country Heights, Country Heights, Kajang, Bungalow House, SALE, 
RM 3,200,000, 6+1r7b, BU7000sqf, LA10582sqf, Elaine Ding, 6017-

777 1395, E(1)1584, UP1211197

Petaling Jaya, SS2, 
Bungalow House, 

SALE, RM 3,680,000, 
6+1r7b, BU6500sqf, 
LA7000sqf, Kung 
Wong, 6013-202 
0408 / 6016-202 

0739, REN:07270, 
VE(1)0105, UP3173509

Kota Kemuning, 
Anggerik Eria, 

Bungalow House, SALE, 
RM 3,700,000, 6r5b, 

BU4500sqf, LA8891sqf, 
JLL Malaysia, 03-

2260 0788, E(1)1511, 
UP4777645

Taman Melawati, 
20 Trees West, 

Bungalow House, 
SALE, RM 3,800,000, 
5+1r6b, BU6600sqf, 
LA8300sqf, Chiew 
Kiam Boo, 012-386 

6122, REA:2296, 
E(3)1353/7, UP2390973

Shah Alam, bendahara, 
Bungalow House, SALE, RM 

4,000,000, 5+1r5b, LA10404sqf, 
Jimmy Wong, 016-993 3198, 

E00000, UP4800416

Seri Kembangan, Bungalow 
House, SALE, RM 5,500,000, 

6+1r7b, BU7500sqf, 
LA11800sqf, Tony Lee, 6012-378 

8212, REN:17619, E(1)1307, 
UP4020523

Damansara Heights, 
Bungalow House, SALE, RM 

5,700,000, 5+1r5b, BU5000sqf, 
LA7000sqf, Sharon Lim, 012-

931 0666, REN:12916, E(1)1492, 
UP4633280

Ara Damansara, 
Seri Pilmoor, Semi-
detached House, 

SALE, RM 3,900,000, 
5+1r4b, BU4628sqf, 
LA4400sqf, Chiew 
Kiam Boo, 012-386 

6122, REA:2296, 
E(3)1353/7, UP2261064

Country Heights, Country Heights, Kajang, Bungalow House, SALE, 
RM 4,100,000, 6+1r6b, BU7000sqf, LA5900sqf, Elaine Ding, 6017-

777 1395, E(1)1584, UP568373

Bukit Tunku, Kenny 
Hills Residence, 

Condominium, SALE, 
RM 4,200,000, 4+1r5b, 

BU3600sqf, Chiew 
Kiam Boo, 012-386 

6122, REA:2296, 
E(3)1353/7, UP3373719

Bangsar, Bungalow 
House, SALE, 

RM 5,600,000, 
5+1r4b, BU6500sqf, 
LA8430sqf, Fiona 

Fong, 016-557 2266, 
VE(1)0295, UP4657204

Mont Kiara, Kiaramas Ayuria 
Condo, Penthouse, SALE, RM 

2,900,000, 4+1r4b, BU3800sqf, 
Liza Tan, 012-316 6198, E(3)1412, 

UP4261608

Petaling Jaya, ss 3 petaling jaya 
, Semi-detached House, SALE, 

RM 1,900,000, 5r4b, BU2612sqf, 
LA5769sqf, Eric Leong, 012-554 

8429, REN:12088, E(1)1344, 
UP4846189
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Setia Eco Park, 3sty Bungalow 
House Setia Eco Park Jalan 

Setia Tropika u13/20b, 
Bungalow House, SALE, RM 
5,900,000, 6r6b, BU6201sqf, 
LA9663sqf, KP Ooi, 017-610 
5210, E(1)1321/8, UP4736727

Seputeh, Taman Seputeh 
, Semi-detached House, 

SALE, RM 6,000,000, 5+1r6b, 
BU6000sqf, LA4600sqf, 

Jennice Goh, 6019-332 8089, 
E(3)1300, UP4822680

Damansara Heights, Seventy 
Damansara, Bungalow House, 
SALE, RM 6,900,000, 6+1r6b, 

BU7000sqf, LA8000sqf, Grace 
Lee, 012-379 1298, REN:03996, 

E(1)0452/9, UP4611059

Damansara Heights, Bungalow 
House, SALE, RM 8,200,000, 

6+1r6b, BU7800sqf, LA6500sqf, 
David Chang, 016-977 

8686, REN:17805, E(3)1521, 
UP4331484

KLCC, Suria Stonor, Triplex, 
SALE, RM 13,500,000, 5+1r6b, 

BU9332sqf, Shevone Lim, 6012-
927 7665, E(1)1499, UP4792260

Petaling Jaya, Puncak 
Damansara, Condominium, 

SALE, 3r2b, BU1114sqf, 
LA1114sqf, Racheal Wong, 012-
665 7378, E(3)1162, UP4790617

Bandar Utama, 
Effingham, Petaling 

Jaya, Bungalow House, 
SALE, RM 5,800,000, 

6r7b, BU6000sqf, 
LA4500sqf, Chiew 
Kiam Boo, 012-386 

6122, REA:2296, 
E(3)1353/7, UP2263513

PROPERTY 
OUTSIDE KLANG 

VALLEY

Johor Bahru, Paragon Residences, Flat, RENT, RM 1,800, 2+1r2b, 
BU1055sqf, Ku Hoy Tiam, 012-212 0292, REN:02764, E(1)1465, 

UP4838821

Wangsa Maju, setiawangsa, Bungalow House, SALE, RM 8,500,000, 
6+1r6b, BU13000sqf, LA11000sqf, Janet Wong, 016-232 9182, 

E(1)0452, UP4831414

Country Heights, Country Heights, Kajang, Bungalow House, SALE, 
RM 10,000,000, 7+1r9b, BU20000sqf, LA20000sqf, Elaine Ding, 

6017-777 1395, E(1)1584, UP878928

Sri Hartamas, 
Hartamas Heights, 
Bungalow House, 

SALE, RM 10,500,000, 
7+1r9b, BU12480sqf, 
LA9800sqf, Chiew 
Kiam Boo, 012-386 

6122, REA:2296, 
E(3)1353/7, UP4624094

Taman Tun Dr Ismail, 
Bungalow House, 

SALE, RM 11,000,000, 
8+r8b, BU13000sqf, 

LA10000sqf, Amanda 
Goh, 016-263 2288, 

REA:E2202, E(3)1379, 
UP4631253

Shah Alam, Industrial Land, SALE, RM 56,628,000, LA435600sqf, 
Vera Hah, 016-226 6346, E(1)0228/12, UP4749902

Shah Alam, Sek 15 & Sek 16, Warehouse, SALE, RM 65,500,000, 
BU200000sqf, LA326700sqf, Vera Hah, 016-226 6346, E(1)0228/12, 

UP4749928

Setapak, Jalan Genting Kelang , Residential Land, SALE, RM 
38,500,000, BU55000sqf, Jacqie Goh, 012-359 2828, REN:10318, 

E(3)0050/1, UP3822693

Johor Bahru, Embassy Suites 
Duta Impian, Taman Century 

Pelangi Larkin, Service 
Apartment, SALE, RM 499,800, 

3r3b, BU1200sqf, MR. TAN, 
017-565 5688/012-716 2790, 

REN:12499, VE(2)0255, 
UP3602742

Nusajaya, Eco Botanic @ 
COLESHILL 35x80, Semi-

detached House, SALE, RM 
1,298,888, 5r5b, BU3380sqf, 

LA35 x 80sqf, MR. TAN, 017-565 
5688/012-716 2790, REN:12499, 

VE(2)0255, UP3464193

Nusajaya, Horizon Hills, 1-sty 
Terrace/Link House, RENT, RM 
3,500, 4+1r4b, Nicole Ong, 012-
773 7705, E(1)1544, UP4810070

Tampoi, Epic, tampoi, Condominium, SALE, RM 880,000, 3r2b, 
BU1200sqf, Eugene Oon, 016-373 7555, E(1)0228/12, UP4797900

Tampoi, epic@tasek, tampoi, Condominium, SALE, RM 760,000, 
3r2b, BU1208sqf, Eugene Oon, 016-373 7555, E(1)0228/12, 

UP4798253
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Seremban, Bukit Rasah, 
Bungalow House, 
RENT, RM 8,000, 

5+2r6b, BU4200sqf, 
LA12000sqf, Jojo 

Choo, 6012-368 7010, 
E(1)0501/12, UP4216877

Senawang, Perindustrian 
Tuanku Jaafar Barat, Factory, 

SALE, RM 14,300,000, 
BU122594sqf, LA195216sqf, Ling 
Yean, 6012-235 2168, E(3)1204, 

UP4547056

Butterworth, Lorong Tanjung 
Indah 1, Apartment, SALE, RM 
250,000, 3r2b, BU860sqf, Chii 
Lee, 017-566 2022, E(3)1603, 

UP4773298

Butterworth, Jalan Telaga 
Air Off Lebuhraya Lingkaran 

Luar, Condominium, SALE, RM 
380,000, 4r2b, BU1257sqf, Chii 
Lee, 017-566 2022, E(3)1603, 

UP4773281

Gelugor, The Light Collection 
III , Condominium, SALE, RM 

1,480,000, 3+1r5b, BU1890sqf, 
Crsytal Tee, 016-559 6624, 

E00000, UP4780850

Tanjong Tokong, The Tamarind, 
Condominium, SALE, RM 

985,000, 3r2b, BU1047sqf, 
Eugene Saw, 012-487 0006, 

E(1)1475, UP4811047

Bukit Mertajam, Double Storey 
Semi D, Taman Seri Juru, Semi-

detached House, SALE, RM 
488,000, 4r3b, LA2500sqf, Chii 

Lee, 017-566 2022, E(3)1603, 
UP4788616

Georgetown, 3 storey 
Armenian Street, George town, 

Shop, SALE, RM 5,300,000, 
BU5900sqf, LA2100sqf, 

Amanda Lam, 017-421 2781, 
E(3)0256/3, UP4759629

Bukit Mertajam, Sunway 
Wellesley, Shop, SALE, 

RM 1,650,000, Studior6b, 
BU5000sqf, LA2000sqf, 

Amanda Lam, 017-421 2781, 
E(3)0256/3, UP4703386

Batu Maung, Desaku , Lebuh 
Batu Maung , 2-sty Terrace/Link 

House, SALE, RM 1,100,000, 
3+1r3b, BU2100sqf, LA1496sqf, 

Shue Lim, 013-469 0191, 
E(3)0256/3, UP4705844

Alma, Taman seri sejahtera, 1-sty 
Terrace/Link House, SALE, RM 
350,000, 3r2b, LA1200sqf, Chii 
Lee, 017-566 2022, E(3)1603, 

UP4801822

Muar, kesang, Residential Land, SALE, RM 400,000, Henry Butcher 
Malaysia (Muar) Sdn. Bhd., 6012-229 2356 / 6012-333 4213, 

REA:E1463, VE(1)0079/5, UP4747418

Muar, 1-sty Terrace/Link House, SALE, RM 210,000, 3r1b, LA1400sqf, 
Henry Butcher Malaysia (Muar) Sdn. Bhd., 6012-229 2356 / 6012-

333 4213, REA:E1463, VE(1)0079/5, UP4817384

Bandar Hilir, Imperio Residence, Condominium, SALE, RM 435,000, 
Studior1b, BU435sqf, LA435sqf, Ted Lim, 6014-383 2119, E(1)1307/4, 

UP4847393

Bandar Hilir, Imperio Mall, Retail Space, SALE, RM 486,700, 
Studior1b, BU157sqf, LA157sqf, Ted Lim, 6014-383 2119, E(1)1307/4, 

UP4847519

Seremban, Taman 
Bukit Rasah, Bungalow 

House, SALE, RM 
589,000, 4r4b, 

BU4000sqf, LA8100sqf, 
Eastern Lee, 6017-
383 8117, E(1)1307, 

UP4277687

Georgetown, Platino Luxury Condominium, Gelugor, Condominium, 
SALE, RM 1,550,000, 3+2r5b, BU2476sqf, SC Wong, 017-606 4517, 

E(1)1525/2, UP4814463

Batu Uban, E-Park Condominium, Condominium, SALE, RM 
450,000, 3r2b, BU1000sqf, SC Wong, 017-606 4517, E(1)1525/2, 

UP4815326

Georgetown, Gurney Paragon, Gurney Drive, Condominium, SALE, 
RM 4,880,000, 4+1r4b, BU4586sqf, Sam Kam, 6012-408 0861, 

REN:09422, E(1)0452/12, UP4744495

Paya Terubong, Jalan 
Oriental, Ayer Itam, 
Paya Terubong, 1-sty 
Terrace/Link House, 
SALE, RM 690,000, 
3r2b, BU1000sqf, 

LA1420sqf, Gordon 
Choo, 6012-520 0450, 
E(3)0952, UP4765943

Ipoh, Bemban Industrial 
Park, Industrial Land, 
SALE, RM 654,750, 

Serena Wong, 012-385 
9828, E(1)1501/4, 

UP4836977

Kota Kinabalu, The 
Peak Condominium, 
Condominium, RENT, 

RM 2,800, 3r2b, 
BU1348sqf, Elsie 

Lee, 016-831 1284, 
REN:17710, E(3)0405, 

UP4809842
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