




Is video part of your marketing plan?
We can help +603-2182 1488

VIDEO has become the most dynamic and 
powerful tool for marketing PROPERTIES



Ready to Embrace 2017!
 
2016 is soon to end and while we are proud of all that we have 
accomplished, we still have room for improvement. 

Just as the years before, we have also taken time to reflect on areas 
in which we can further improve on. 2016 was undeniably a tough 
year for the property market, but I’m convinced the best is yet to 
come. 

I would like to take this opportunity to thank the team for their 
continued commitment and all that they do to deliver on our 
purpose - to change the way the world experiences property.

2017 will bring its own mix of successes and challenges, but our 
direction is clear and we know what we must do. Our job is to 
continue to focus intently on how we can make the property search 
experience the best it can be for property buyers and to be the 
most trusted marketing partner for our customers. 

Along with the rest of the team, we wish you a Merry Christmas and 
a prosperous New Year. If you are travelling during this time, please 
stay safe on the roads! 

I look forward to catching up with you all in 2017!

Happy Holidays!
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Skyworld unveils final tower of Bennington Residences
SkyWorld Development Group (SkyWorld) 
unveiled its last tower of Bennington Residences at 
Setapak in early November. The event was met with 
a positive response as it attracted close to 1,000 
guests who showed up to view the units. 

Guests, young and old alike, were also treated to 
a host of exciting activities such as rock climbing, 
obstacle inflatable course, velcro dart football and 
sand art paintings. Throughout the day, lucky draws 
such as iPhones, iPads, Samsung phones and Nikon 
cameras were also given away.

Bennington Residences - Tower A, consists of 
284 units of contemporary suites with built-up 
ranging from 1,092 sq ft to 1,570 sq ft. Priced from 
RM610,000, Tower A enjoys a host of amenities 
and state-of-the-art facilities boasting five new first 
features in Malaysia such as the iconic loop pool, 
triplex SkyGym & SkyLounge, rainforest welcome 
lounge, four-tier security and rooftop facilities.

Present during the event, Lee Chee Seng, COO of 
SkyWorld shared, “Setapak is a well-known suburb, 
just 15 minutes away from the KLCC. It is a favourite 
spot among the locals and students studying 
at Tunku Abdul Rahman University College and  
nearby University Technology Malaysia as well as 
the Columbia Hospital. 

With its strategic location, Setapak is truly a gem 
in the making and SkyWorld will transform Setapak 
to be the next pulse featuring its modern designer 
towers and unique multi-story state-of-the-art 
sports facilities.”

“We see the great potential of Setapak. With the 
new infrastructure expansion plan - the new 1-km 
flyover from Jalan Genting Kelang into Jalan Ayer 
Jerneh and the 100-feet road widening initiatives 
along Jalan Ayer Jerneh — this will definitely 
improve the traffic flow and provide the Setapak 
community easier access to the DUKE Highway”.

HAPPENINGS

It is hard for me to believe that 2016 is almost over. 
Looking back, it has been an amazing year! 

During this time of year, I always look forward to the 
family, the food, and the time. The end of the year 
is also always a good time to regroup, re-examine 
and revisit your strategies and tactics.

In this issue, our experts share with us on the 
ongoing hot topic in Malaysia which is property 
management. Real estate property management is 
an essential component of maintaining a property 
and its value in the market, not to mention attracting 
tenants.

On page 46, Siva Shanker, Head of Investment, 
Axis REIT Managers Bhd believes that the property 
market outlook may not be bullish but its not all 

gloom and doom and identifies some trends of the 
office market and how they can be leveraged for 
greater returns. Shopping malls in Malaysia need 
to adapt to and harness digital possibilities if they 
want to continue to flourish. Allan Soo, Managing 
Director of Savills (Malaysia) Sdn Bhd explores this 
topic.

We will be facing a new year 
soon, a new set of challenges 
and opportunities. Let’s hope 
for a more prosperous year 
in 2017. Lastly, I would like to 
wish everyone a very Merry 
Christmas and a Happy New 
Year!

Roshan Kaur Sandhu
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HAPPENINGS
Selangor Dredging promises another exceptional development with its 
SqWhere serviced apartments 
Selangor Dredging Berhad (SDB) is delighted to 
announce that the registration for its new serviced 
apartment  block in SqWhere, Sungai Buloh is now 
open. Visitors are invited to visit  the SDB Gallery in 
Sungai Buloh to register their interest. 

Having established its name as one of Malaysia’s 
most renowned ‘boutique’ property developers, 
SDB continues to attract purchasers for its upcoming 
launches due to anticipated capital appreciation 
post-launch Some of SDB’s developments include 
Five Stones and Ameera in SS2 Petaling Jaya, and 
Park Seven and Dedaun in KLCC.

Phase 1 of SqWhere was the SOVO (small office, 
versatile office) tower and retail offices have to 
date achieved 95% sales. SqWhere stands out as 
the perfect marriage between nature and bustling 
city life with its 1.7-acre elevated forest deck and 
connectivity to six Klang Valley highways and a 
Mass Rapid Transit (MRT) line and directly linked via 
a 75-meter link bridge to Kg Selamat MRT station. 

Nestled amidst the forest deck’s greenery, residents 
can relax and wind back with three different pools: 

a healthy saltwater lap pool, a hydrotherapy pool 
as well as a children’s pool for the young to frolic 
in. The 27-storey serviced apartment’s units come 
in six variations ranging from 1,055 sq ft to a 
whopping 2,476 sq ft, each with two to four car 
park bays. Indicative price per sq foot starts from 
RM650.

Cognisant of the fact that home buyers need 
ease of financing, SDB is also offering financing 
packages to help house purchasers realise their 
dream home.

A grand opening ceremony was recently held at the 
Forest City Kuala Lumpur International Sales Gallery in 
Bangsar, Kuala Lumpur. Besides Johor Bahru, the new 
sales gallery is the first international sales gallery set up 
in Malaysia. This indicates that Country Garden Group’s 
confidence in the Malaysian market and reflects its long-
term development strategy in Malaysia.

Overseas Marketing Director of Country Garden Group, 
Zhang Bingsheng who presented the welcoming speech 
said: “Forest City Kuala Lumpur Sales Gallery will provide 
one-stop services including project sales, investment 
consultation, and business-to-business cooperation.

By setting up this sales gallery, we will focus on providing 
more professional real estate services to customers 
throughout Malaysia and customers around the world, 
building an extensive cooperation platform. We hope that 
Forest City, a prime model of a future city which integrates 
industry, green, and hi-tech, will bring a completely new 
living experience for our customers in Malaysia.”

Forest City is the most prominent project in Country 
Garden Group’s strategic overseas development. This 
advanced urban planning model is Country Garden 
Group’s tribute to Malaysia, embodying the ideal residence 
and green eco-environment.  

The project adopts a multi-layered design and features 
vertical “greenification” with green facades and parks 
without vehicles. Forest City is built with a green 
construction standard for sustainable development, 
representing a model for a low-carbon, green eco-city.

After half a year’s construction and development, the city 
is already taking shape where currently, the Forest City’s 
International Clubhouse, Transportation Hub, Beach Park, 
Forest City Phoenix Hotel, Harbor Commercial Street, and 
SECOO flagship luxury store are already in operation.

Forest City opens first international sales gallery in Kuala Lumpur
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AN EVENT FOR
THE AGES

Some of the prominent industry players gathered
in Penang for a memorable mingling night.

A veritable of who’s who of the property 
industry turned up at the Deluxcious  
Restaurant on the 13th October for 
Penang Mingling Night. Aimed at 
bringing together the industry’s biggest 
players for an evening of socialising, the 
event saw the attendance of 70 people 
which included some of the country’s 
biggest developers and property 
experts.

Among the distinguished guests were 
representatives from MTT Properties 
& Development Sdn Bhd, Berjaya Land 
Development Sdn Bhd, AIRMAS Group, 
BDB Land Sdn Bhd, EcoWorld and 
more. 

Also present were special guests, 
Miichael Yeoh, CEO & Founder of GM 
Training Academy PLT and Richard 
Oon, Managing Director of ConsulNet 
Tax Services Sdn Bhd. 

The evening kicked off with a welcoming speech 
from the emcee, who then introduced Premendran 
Pathmanathan, General Manager Data Services of 
iProperty Group. Prem took to the stage to present 
the findings of the iProperty.com’s Malaysia’s Asian 
Sentiment Survey for the second half of 2016.



An event for the ages
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This was followed by a slide show titled “Paint 
Technology” by our key sponsor for the evening, Akzo 
Nobel Paints (MY) Sdn Bhd. During which, Mervyn 
Yap, Professional Brand Marketing Manager shared on 
Akzo’s latest paint series, designed with durability and 
sustainability in mind. 

Not long after, some of the attendees won some exciting 
lucky draw prizes. As the night carried on, guests were 
treated to a delicious buffet dinner.

Altogether, it was a night of great fun and we look 
forward to the next edition!

The highlight of the evening was the revealing of 
iProperty.com’s latest product - iPropertyiQ.com, 
a site that offers the most comprehensive source 
of property data. The analytics will cover Malaysia, 
Singapore, Indonesia and Hong Kong, thus delivering 
incredible value to property agents, investors and 
developers. Premendran shared the product’s features 
and offerings in his presentation titled, “iPropertyiQ - 
Identifying Latest Property Trends with Demand Driven 
Data.”
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MEMORABLE NIGHT 
DOWN SOUTH

It was an affair to remember in Johor as some of the real estate 
bigwigs enjoyed the chance to network while wining and dining.

The Gallery Wine and Dine was abuzz on 11th October 
as it played host to iProperty.com Malaysia’s Johor 
Bahru Mingling Night. Highly anticipated by agents and 
developers more than 150 attendees came together to 
eat, drink and socialize. 

The line-up of guests included representatives from 
SP Setia, Mah Sing Group, UMLand, Country Garden, 
E&O Property Development and Sunway Iskandar. Also 
present were property experts such as Khalil Adis, 
Founder of Khalil Adis Consultancy Pte Ltd; Ryan Khoo, 
Co-Founder and Director of Alpha Marketing and 
Samuel Tan, Executive Director of KGV International 
Property Consultants Sdn Bhd.

Getting the ball rolling was Nianci Phang, Consumer 
Marketing Manager who shared the shared the findings 
of the iProperty.com’s Malaysia’s Asian Sentiment 
Survey (H2) 2016.

She highlighted that while the property market is still 
recovering from the various cooling measures, many 
are still interested in purchasing properties. 47% of 
respondents said that they are looking to upgrade while 
40% revealed that they want to buy newly developed 
properties. Those looking to purchase in the next 6 
months topped 23% while 32% of respondents prefer 
to buy in the next 6-12 months. 

(L-R) Koh Moo Hing, GM of Gunung Impian Development; Samuel Tan, 
Executive Director of KGV International Property Consultants Sdn Bhd; 
Carol Lim, Marketing Manager of Gunung Impian Development, Sophie 
Ng, Chancery Realty Agency (CRA) and Lim Sung Hung, GM of Berinda 
Properties.

Reena Kaur, Writer, iProperty.com with the team from SP Setia and 
Sunway Iskandar.

Spirits were high as guests mingled well into the night.



Memorable night down south
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Next up was Premendran Pathmanathan, General 
Manager Data Services of iProperty.com Malaysia, who 
introduced iPropertyiQ, a website that offers the most 
comprehensive source of property data. The analytics 
will cover Malaysia, Singapore, Indonesia and Hong 
Kong, thus delivering incredible value to property 
agents, investors and developers. 

Prateek Roy, Product Manager of iProperty.com 
Malaysia delivered his presentation titled “iProperty’s 
Agents’ Features & Offerings”. 

Lorainne Ng, Head of Southern at iProperty Malaysia; 
Y Bhg Dato’ Steve Chong, Branch Chairman of Rehda Johor 
and wife Datin Low Peck Tim; Shirley Tan, GM of Mah Sing 
Group; Evon Lim, Manager, Sales & Marketing of Mah Sing 
Group Southen Region; KK Wong and Master Paw, Founder 
of Master Paw Feng Shui Consultancy.

Mable Ong and her team from City Appraisal Consultant with 
Aven Leow from IJM Nasacity.

Gary Yeo, Head Professional Specification, Dulux Professional; 
Jeffrey Sia, Account Manager at iProperty Malaysia; KK Wong, 
CEO of Dynasty View Sdn Bhd and Khiew Wei Yi, Manager, 
Dulux Professional.

Mervyn Yao Hsien Leung, Professional Brand Marketing Manager, 
Dulux Professional and Tan Siew Peng, Assistant Director of Finance, 
Southern Region UMLand.

Sophia Tan, Business Development Manager at iProperty 
Singapore and May Tan, Business Development Manager,
at iProperty Malaysia.

This was followed by a slide show titled “Paint 
Technology” by our key sponsor for the evening, Akzo 
Nobel Paints (MY) Sdn Bhd. During which, Mervyn Yap, 
the Professional Brand Marketing Manager shared on 
Akzo’s latest paint series, designed with durability and 
sustainability in mind.

The event took on an exciting turn with the announcing 
of the lucky draw event, where the winners received 
some interesting prizes. Guests then tucked into the 
delectable buffet spread and happily wined and dined 
well into the night.
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GOOD FOOD, GOOD TIMES, 
GREAT COMPANY!
The KL Mingling Night 2016 was made all the sweeter with the unveiling of iProperty.
com’s new product and the findings of its latest biannual survey.

Merriment and fanfare were in the air as the industry 
players came together for the iProperty.com’s 
Kuala Lumpur Mingling Night 2016 at the Ruyi & Lyn 
Restaurant on 5th October. 

An event that is highly anticipated by developers and 
iProperty.com’s management alike, the networking 
event saw 150 attendees, who came together to wine, 
dine and socialize.

The distinguished guests included representatives from 
developers such as Low Yat Group, IJM Land Berhad, 
PRG Holdings Bhd, LBS Group Berhad, SP Setia, MKH 
Berhad, Mah Sing Group and more. Also present were 
notable property speakers, namely Chris Tan of Chris 
Tan & Chur Associates; Gary Chua, CEO of Smart 
Financing; Dr. Daniele Gambero, CEO & Co-Founder 
of Rei Group of Companies, Prof. Max Shangkar, Group 
CEO of Max Capital Management, among others.

It has been an exciting year for iProperty.com as it is 
now part of the Real Estate Australia (REA Group) - 
Tracey Fellows, CEO of REA Group kicked off the 
night’s festivities with her presentation on REA and the 
company’s plan in building the world’s largest property 
market. 

Next to take the stage was Nianci Phang, Consumer 
Marketing Manager of iProperty.com Malaysia, who 
shared the findings of the Asia Property Market 
Sentiment Survey for H2 2016. 

Tracey Fellows, CEO of REA Group enlightening the audience on the 
company’s future plans and direction.

Guests having fun wining and dining while networking well into the night.

Sharing session on iPropertyiQ by Premendran Pathmanathan, 
GM-Data Services (iProperty Group).

Unveiling iProperty’s latest innovation, the iPropertyiQ 
website, was Premendran Pathmanathan, General 
Manager Data Services of iProperty.com Malaysia. 
The data-driven site will offer insight into Malaysia’s 
property market and its comprehensive data analytics 
aims to assist developers, realtors and investors in 
making their next property move.
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This was followed by a slide show titled “Paint 
Technology” by our key sponsor for the evening, Akzo 
Nobel Paints (MY) Sdn Bhd. During which, Mervyn Yap, 
the Professional Brand Marketing Manager shared on 
Akzo’s latest paint series, designed with durability and 
sustainability in mind. 

The final presentation of the evening was carried out 
by Shereen Wong, iProperty.com’s Head of Developer 
Sales (Central Region), who divulged on a new 
integrated marketing product for developers.

As the night carried on, guests were treated to a buffet 
dinner and the night was made all the more memorable 
by the lucky draw session, where the winners walked 
away with gifts sponsored by Akzo Nobel and Max 
Capital Management Holding Ltd.

Prof. Max Shangkar, Group CEO of Max Capital Management 
presenting the lucky draw prize to a winner.

Ekovest Properties Sdn Bhd’ s sales and marketing team with 
Gallen Low, Campaign Manager, iProperty.com Malaysia (Second 
from left) and Bronson Wong, Senior Account Manager, Developer 
& Media Sales, iProperty.com Malaysia.

Janis Lim, Account Manager, Developer & Media Sales, iProperty.
com Malaysia(third from right) with the sales and marketing team 
from LBS Bina Group (L-R) Ong Wei Ling, Jocelyn Tan, Lim Sue 
Hui, Esther Yong and Desmond Lim.

(L-R) Mervyn Yao Hsien Leung, Professional Brand Marketing 
Manager, Dulux Professional; Khiew Wei Yi, Manager, Dulux 
Professional; Gary Yeo, Head Professional Specification, Dulux 
Professional and Victor Lee, Account Manager, Developer & Media 
Sales, iProperty.com Malaysia.
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Experience the diversity of suburban living alongside urban amenities and extensive 
conveniences, complemented by contemporary architecture and stylish living spaces. 

HAMPTON DAMANSARA

The rapid pace of urbanisation and the increase in 
affluence within the central areas of the Klang Valley 
has created the demand for premium residential 
development. Today, the modern generation has a 
completely new lifestyle perception that encompasses 
contemporary living spaces, combined with facilities, 
security and convenience. 

Rising to this wish-list is Hampton Damansara - the only 
serviced apartments development at Country Heights 
Damansara. Presenting 700 serviced apartments 
spread across 3.2 acres at land, the development is 
located between the affluent enclave of Mont’ Kiara 
and the beautiful residential area of Desa ParkCity, and 
has a gross development value of over RM700 million. 

Building Façade (artist’s impressions)
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The glass panels and windows maximise the flow of 
natural light and encourage excellent cross ventilation, 
whilst offering residents an unobstructed view of the 
scenic vistas. 

Targeted at young professionals, families and investors, 
Hampton Damansara was launched in November 2016 
and is scheduled to be completed by the end of 2020.

EXHILARATING LIFESTYLE FACILITIES 
With 70,000 sq ft allocated specifically for facilities, 
Hampton Damansara boasts an exhilarating range of 
in-house amenities to pander to the every need of 
today’s modern generation. The development presents 
a unique Olympic-sized salt water pool, salt water 
playground, and salt water wading pools, said to be 
healthy options for sports and recreation. 

CRYSTAL SALT SAUNA
The Hampton Damansara is the first serviced apartment 
development in Malaysia to provide a crystal salt sauna, 
a natural therapy with many health benefits. The sauna 
offers a rejuvenating and healing environment akin to 
ancient underground salt caves. Furthermore, the sauna 
has proven to reduce the effects of stressful life and 
helps with the purification of skin. The heat from salt 
sauna releases the negative ions, which are captured 
in salt. It gives many benefits include regulating blood 
pressure, balancing blood sugar and pH acid levels, 
promoting healthy patterns in sleep and aiding in 
reducing the common signs of aging.

Get a good work-out at the aqua gymnasium, or jungle 
gym for kids. Alternatively, one can check out the 
exciting surroundings from the comfort of the gym 
which is equipped with the modern fitness technology.

Take a stroll down the beautiful herb garden and bask in 
the fragrance of fresh herbs or hang-out in the sunken 
garden or centre garden. Unwind after a hectic day in 
the city on the jogging track or just stretch out in the 
Jacuzzi for a nice warm dip. 

COUNTRY HEIGHTS DAMANSARA
Country Heights Damansara is one of 
Kuala Lumpur’s most prestigious and 
sought after address comprising bungalow 
homes. Perched on a hill overlooking 
the surrounding areas, Country Heights 
presents a soothing man-made waterfall, 
a picturesque 19-acre garden park, a 
1.2-kilometer jungle trekking trail and 
beautifully landscaped ponds. Sandwiched 
between Mutiara Damansara, Damansara 
Perdana, Bandar Utama and Desa Parkcity, 
this sterling residential precinct offers 
an ideal suburban location for a serene 
lifestyle.

SUPERIOR ARCHITECTURE AND 
CONTEMPORARY DESIGNS
Hampton Damansara presents an elegant silhouette in 
the skyline of the Damansara vicinity with its superior 
architecture and contemporary facade. A CONQUAS-
compliant development, Hampton Damansara features 
8 layout designs with built-up sizes ranging from 915 sq 
ft to 2,009 sq ft. 

The units comprise between 2 and 4+1 bedrooms as well 
as dual key units, spread across two 43-storey tower 
blocks, served by 4 elevators at each tower. Designed 
with contemporary style and modern functionality in 
mind, the units at Hampton Damansara are furnished 
with kitchen cabinets, branded hood, hob, microwave 
oven, air-conditioners, water heaters and wardrobe at 
the master bedroom. 

Overlooking lush greenery and the surrounding areas, 
Hampton Damansara promises a refreshing and scenic 
view away from the hustle and bustle of the city. The 
homes are built to provide maximum comfort, ease of 
movement and high functionality complemented with 
a seamless flow from the kitchen to the dining and then 
into the living room.
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Relax in the lap of luxury or spend time with loved 
ones at the garden café, while taking in the beautiful 
sights and sounds of the lush tropical greenery and 
manicured lawns. 

Hampton Damansara also boasts a cosy seating area 
as well as peaceful outdoor and indoor yoga areas. The 
floating sun lounge and party terrace make great leisure 
options during free time. Health and sports enthusiasts 
will find the indoor golf  simulator, half basketball court 
and reflexology path to be the perfect place to pursue 
their passion. 

The development presents an inspiring display of lush 
greenery and natural surroundings complemented by 
an open space, water and mountain sculptures.

Other interesting in-house facilities include a barbeque 
deck, function rooms, outdoor and indoor exercise 
areas, outdoor shower areas, changing rooms, party 
terrace and a linear park. Designed to bring convenience 
to the doorstep of residents, Hampton Damansara also 
offers a mini-mart, a laundry room, a salon, retail shops, 
a nursery, a hybrid car charger, a management office as 
well as a surau. 

The development promises a peace of mind with its 
state-of-the-art 5-tiered security system that uses 
access control devices, trained security personnel 
at the entrance and exit as well as constant security 
surveillance. 

BBQ Area (artist’s impressions)

Facilities Podium (artist’s impressions)

Olympic Size Salt Water Pool (artist’s impressions)
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STERLING LOCALITY
Hampton Damansara is highly accessible and well-
connected through various access roads and highways 
which include the Damansara-Puchong Highway, 
Penchala Link, North-South Highway, New Klang Valley 
Expressway and several inner access roads. 

The development is also within a convenient distance 
to popular hotspots such as 1Utama Shopping Centre, 
The Curve, e-Curve, Tesco Mutiara Damansara, Ikano 
Power Centre, Hartamas Shopping Centre, Publika 
Shopping Gallery and One Mont’ Kiara Mall. 

International schools in the vicinity include Mont’ Kiara 
International, The International School @ ParkCity, 
Garden International, ELC International School and 
the British International School. Healthcare facilities 
within several minutes’ drive include KPJ Damansara 
Specialist Hospital, ParkCity Medical Centre, Global 
Doctors Hospital and Tropicana Medical Centre. 

Golf enthusiasts will find several options within a 
convenient distance, such as the Kuala Lumpur Golf & 
Country Club, Valencia Golf Club and Bandar Utama 
Golf Club. The famous recreational park of Taman 
Tun Dr Ismail is just a 10-minute drive from Hampton 
Damansara. 

THE DEVELOPER
Hampton Damansara is a signature development by 
Mayland Supreme Sdn Bhd, a member of the Mayland 
Group which was incorporated in 1995. Mayland is the 
pioneer developer in developing serviced apartments 
in Malaysia. It is also one of the leading developers 
in serviced apartments in KL, mainly Mayfair and 
Dorchester in Plaza Damas. Other projects by the 
developer are Damas Suites Residences and Dorsett 
Residences Bukit Bintang, among others. The Group’s 
other business interests also include shopping malls, 
car park facilities, office buildings, serviced apartments 
or residences, condominiums, shoplots and hotels.

For more information on Hampton Damansara, please 
contact 011-1111 3333 or visit www.hampton.com.my.

Entrance (artist’s impressions)
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COULD YOU PLEASE TELL US A BIT ABOUT 
YOURSELF?
I am an architect by profession and have been 
managing my own architecture practice. My strong 
interest in arbitration of construction matters led me 
to pursue a Post-Graduate Diploma in Arbitration 
from the College of Estate Management in Reading, 
the UK. Given my specialisation in Construction Law, 
I was appointed as the President of the Malaysian 
Institute of Arbitrators (2006 - 2009). My experience 
and qualifications in architecture and construction 
arbitration prompted Tan Sri Dato’ David Chiu to invite 
me to join him at Mayland Group. I complement my 
professional commitments with active participation in 
several NGOs.

YOU HAVE JUST BEEN APPOINTED AS MD OF 
MAYLAND GROUP. WHAT ARE SOME OF THE 
MOST IMPORTANT STRATEGIC PRIORITIES 
FOR MAYLAND GROUP OVER THE NEXT 5 
YEARS?
I believe in the importance of making our learnings 
from past projects to work to our advantage. Plaza 
Damas is a project I developed with Tan Sri Dato’ David 
Chiu as the architect for Mayland Group. Its concept 
of presenting the market with relatively smaller sized 
serviced apartments in the Hartamas neighbourhood 
with prices ranging from RM220,000 and excellent 

Newly appointed Managing Director,  
Dato’ Kevin Woo of Mayland Group takes 
class a few notches higher with the launch 
of Hampton Damansara.

DATO’ KEVIN WOO TO 
STEER MAYLAND GROUP 
FORWARD WITH A HAND 

OF EXPERIENCE
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Liability Period to minimise defects upon during the 
handing over stage. The CONQUAS accreditation is a 
testimony of our commitment towards this objective. 

THE PROPERTY INDUSTRY IN MALAYSIA IS 
EXPECTED TO BE CHALLENGING THIS YEAR 
AND WILL CONTINUE TO BE IN 2017. WHAT 
ARE SOME OF THE NEW PRACTICES THAT 
YOU WILL BE INTRODUCING TO IMPROVE 
ORGANISATIONAL EFFICIENCY.
The evolution of an organisation’s work culture is vital 
to the successful growth of every company. A robust 
team morale and inter-departmental communication 
should underline everything we do. I believe that it 
is vital to eliminate territorial behaviours that usually 
plague well established companies. This can be done 
by encouraging engagement of departments at every 
level. I make it a point to engage in discussions with 
my staff at every possible opportunity in addition to 
our formal meetings on a fortnightly basis. I truly value 
the opinion of the heads of departments on to how to 
improve staff productivity.

I also appreciate the fact that it takes an arsenal of 
associates – a team of good suppliers, contractors, 
panel vendors and consultants as our comrades to 
deliver a development that exceeds our purchaser’s 
expectations. It also ensures the timely delivery of our 
developments at the standards that we promise. We 
are cognizant of the need for bankers and financial 
institutions to be supportive of our creative marketing 
packages such as our hybrid of investor-ownership 
model, Mayland Loyalty Ownership Scheme.

WHAT IS MOST IMPORTANT AND VALUABLE TO 
YOU? WHAT SERVES AS A GUIDING PRINCIPAL 
IN YOUR LIFE?
I view my wife, Datin Cheok Siew Chong as my closest 
ally. We both have been guided by the need to build 
trust with each other as well as amongst friends and 
business partners because these are the people that 
will support you when it counts most. At work, my 
leadership is premised upon the guiding principle that 
you must always do your best and that it doesn’t matter 
even if your best is second best. I also place much 
emphasis on holding an unconditional positive outlook 
on the people around you. I believe everyone deserves 
the benefit of doubt as sometimes people behave 
negatively as a reaction to unpleasant circumstances. 
I am of the opinion that you’ll be able to resolve a 
problem if you talk to the people involved and try to 
understand the situation from their perspective.

rental yields even during an economically challenging 
period proved to a winning formula. Over 1,600 unit 
apartments were immediately taken up. However, one 
of the setbacks we experienced were many of our 
buyers did not lease out their apartments, resulting 
in low occupancy that gave rise to maintenance cost 
issues. Hence we have used the last few years to 
rethink, reflect and observe the market needs and we 
are proud to be able to create a different proposition 
for home seekers who are more discerning than ever 
before, which you can experience through Hampton 
Damansara.

A second initiative that we will be focussing on is to 
establish partnership with a few local and international 
construction companies. We believe that these new 
partnerships will be able to meet the standards that 
we demand. 

CUSTOMER SATISFACTION IS IMPORTANT 
IN INCREASING A COMPANY’S MARKET 
SHARE IN THE INDUSTRY. HOW DO YOU 
INTEND TO TRANSLATE THIS EXPERIENCE TO 
CONSUMERS/INVESTORS WHO ARE BUYING 
YOUR PROPERTIES?
Customer satisfaction is of utmost importance to us 
and we believe being meticulous in the quality of our 
products is the best way to satisfy our purchasers. We 
are now building slightly bigger units (between 700 
-850 sq ft) with a two-bedroom configuration which 
is a design concept that is very aligned with market 
demand. Although Mayland projects have traditionally 
displayed less attention to landscaping, moving forward 
we will be investing more into the landscaping aspect 
of our developments as it is vital to the enhancement 
of a contemporary lifestyle. The Hampton project for 
instance has been injected with approximately RM5.8 
million for landscaping of the development both at the 
ground level as well as to create a roof top garden.

Another initiative that we have implemented to 
address the rectification of defects and maintenance 
of properties more efficiently is to appoint Customer 
Relations Managers to deal with management of 
defects, timely completion and handing over of the units 
as well to address any other concerns of purchasers. 
We also have tightened contracts entered with 
contractors to include certain provisions that give us 
the right to withhold payments if defects found are not 
addressed within two months. Our operating processes 
and procedures to address defects during construction 
rather than at tail-end of the project or the Defects 
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ft, with a maximum price of RM290 per sq ft to keep 
the quantum value affordable. Targeted towards young 
middle-income families in Klang Valley-particularly 
Generation-Y-priced at under RM500, 000 price tag 
the Albury@Mahkota Hills homes are quite a steal 
compared to other similar projects in the area. 

“UMLand has looked into the overall quality of the 
development without compromising efficiency. 
They have also looked into the “big numbers” (331 
singles storey and 37 double storey homes) which 
have allowed UMLand to bring economies of scale to 
Albury@Mahkota Hills,” says Dr Daniele Gambero CEO, 
REI Group of Companies. On top of that, UMLand has 
chosen to deliver these homes bare, thus allowing the 
owners to personalise their homes according to their 
own taste and style.  

With many successful township projects under their belt, UMLand’s latest master 
plan development Albury@Mahkota Hills may be the solution to the Greater KL’s 

middle income’s affordable housing dilemma.  

ALBURY@MAHKOTA HILLS: 
A GEM IN THE ROUGH 

If the success of its other middle-class townships such 
as Puteri Heights in Bangi and Seri Alam in Iskandar 
Malaysia is anything to go by, UMLand’s latest mega 
township, Mahkota Hills and its first development 
Albury@Mahkota Hills are precious gems waiting to 
be discovered. Located merely an hour away from 
Kuala Lumpur, the development sits just at the fringes 
of Selangor-Negeri Sembilan border which makes the 
area easily accessible via the Cheras-Kajang Highway 
and the Lebuhraya LEKAS.

The 355.72 acres residential project that was launched 
early this year comprises single and double storey 
terraced homes which were built in two development 
phases, starting with Albury 1 and followed by Albury 
2. These Albury’s units are designed with capacious 
built-up that ranges from 1,300 sq ft up to 2,000 sq 

1
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2 3

A SMALL PART OF A LARGER PLAN
Surrounded by a vast expense of greeneries, at a 
glance, the former palm oil and rubber estates may not 
seem like the gem it’s touted to be. However, Albury@
Mahkota Hills is only the beginning of an expansive 
development that is taking place around Semenyih 
and is expected to transform the Southern Corridor. 
There is already a list of mega projects mapped out 
in the pipeline such as Cyber City Centre in Cyberjaya, 
Malaysian Vision Valley and KLIA Aeropolis that will 
contribute to the development of the region. According 
to Dr Gambero, part of the 11th Malaysia Plan is to 
strengthen the infrastructure development to support 
the economic expansion of Southern Kuala Lumpur 
where these iconic projects will be located. 

The budget allocation includes new infrastructure 
development such as electricity, broadband connection, 
roads, MRT line, LRT line, BRT and airports. In addition, 
there will be two High-speed Rail stations built in the 
Southern Corridor connecting Putrajaya and Seremban. 
Currently, Mahkota Hills boasts all the basic amenities 
such as a local police office at the club house, a main 
police station located less than 10 minutes away, as well 
as other emergency services such as a fire department 
and a hospital which are all within a 10 to 20 minutes 
reach from the township.

Note: All photos are credited to UMLand (artist’s impression) 

1 Gated and guarded development. 
2 Home owners at Albury@Mahkota Hills can look forward 

to a bigger living space with plenty of nature and lush 
surroundings which has been properly master planned by 
UMLand. 

3 Albury@Mahkota Hills by UMLand. The Growth Corridor 
of Southern Kuala Lumpur holds the most promise for 
prospective first time home owners as property prices here 
are still affordable and with the greatest potential for capital 
appreciation.
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OF TRANSFORMATION, TIMING AND DEMAND 
Today, when it comes to buying a property, the age-
old mantra of “location, location, location” no longer 
applies due to the lack of accessibility and efficient 
public transportation system in certain parts of the 
city, says Dr Gambero. “If you were to study the city 
carefully, you will realise that it is designed for cars 
and not for people. This results in a traffic grind, 
which makes living in the city an extremely stressful 
experience for its dwellers. So while the location may 
be fantastic, accessibility becomes a huge problem.”

Dr Gambero’s Propenomy Model explains how 
Transformation, Timing and Demand contribute 
towards the expansion of development towards the 
Southern Corridor of Kuala Lumpur. The model shows 
how growth strategies (via new economic drivers) and 
the strengthening infrastructure developments should 
be factored when looking at Transformation. When 
looking at Timing, it is crucial to know when to enter 
and exit the market in order to mitigate your risks - the 
rule of thumb is to buy at a low, sell at a high. And when 
looking at Demand, it’s important to look at the key 
states with a growing population as this means there is 
demand for homes in that particular state. 

According to a REI Group’s research called ‘Malaysian 
Migration Flow Rural to Urban Area’, Johor, Melaka, 
Penang, Selangor and Kuala Lumpur are the top 
migration choices among young Malaysians for 
better job opportunities. However, without adequate 
affordable housing in place a high migration rate could 
pose a great problem. The average price of affordable 
homes in Kuala Lumpur is RM815,000, while in Selangor 
or Greater Kuala Lumpur, it only costs half of the price-
and it gets even more affordable as you move farther 
away from the city because of the low land acquisition 
cost. 

“There is currently a demand-supply mismatch in 
the property market whereby there is a huge supply 
of unsold medium to high-end homes but a severe 
shortage in affordable housing for Generation-Y who 
genuinely needs a home. This presents a real challenge 
to young Malaysians when navigating the country’s 
complex property market,” says Dr Gambero.

To mitigate risks, you should look for homes that are 
within your budget with plenty of room for capital 
appreciation even if it’s a little out of the way. For these 
very reasons, Albury@Mahkota Hills would be a great 
choice for this category of buyers looking to buy their 
first home.

“With bigger living space, less pollution and a much 
cleaner and greener environment, your quality of life 
greatly enhances. This is something money cannot 
buy when living within the hustle and bustle of 
Kuala Lumpur, which explains Albury@Mahkota Hills’ 
popularity among the more discerning buyers,” shares 
Dr Gambero.

THE CATALYSTS FOR GROWTH
According to official data, Greater Kuala Lumpur is set 
to hit a population growth of 10 million by 2020 and 
this creates an urgency to house the rapidly growing 
number of city dwellers. That is why the development 
of Mahkota Hills and the areas surrounding is important 
in helping to alleviate some of this pressure and thin 
out the city’s population even by a little. Cyber City 
Centre in Cyberjaya, Malaysian Vision Valley and KLIA 
Aeropolis will be the three key catalysts for growth in 
the Southern Corridor.

With a development cost of almost RM11 billion over 
a period of 20 years, the first phase of The Cyber 
City Centre in Cyberjaya is expected to generate a 
gross development value (GDV) of RM5.35 billion. 
The first phase of Cyber City Centre’s development 
includes features that would add to the growth of the 
surrounding region such as a 200,000 sq ft convention 
centre, a 300-400-room business hotel, low and high-
rise office buildings, and a retail podium. 

To enhance connectivity and accessibility, the project 
will also feature a Transit-Oriented Development (TOD) 
concept that will be connected to the Klang Valley 
MRT Line 2 spanning from Sungai Buloh to Putrajaya. 
Upon completion, these infrastructures are expected 
to create a significant employment opportunities in the 
area.

On the other hand, The Malaysia Vision Valley-that will 
cover a total of 108,000 hectares of land spanning from 
Nilai to Port Dickson-with an initial investment forecast 
of RM5 billion is expected to generate investment of 
more than RM417.6 billion by the year 2045; driven 
by the private sectors that will draw domestic and 
international investments in high-technology industries, 
research and development and tourism. It is expected 

4
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4 Lush landscaping at Albury@Mahkota Hills complete with 
a lake and park connectors. 

5 Come home and unwind at Albury@Mahkota Hills. Located 
within a stone throw’s away from Broga Hills, home 
owners can look forward to a clean, fresh air amid lush 
landscaping, further enhancing your quality of life.

6 Designed with the Gen Ys in mind,  Albury@Mahkota Hills 
features single and double-storey landed homes with well-
thought of and designed living spaces starting from 1, 223 
sq ft. 

7 UMLand has given owners the ultimate Malaysian dream 
by delivering bare units which allows them to design their 
their interiors according to their own tastes and design.

8 The relatively low per sq ft price allows for bigger kitchen 
space for the entire family to enjoy.

to have a gross development value of RM640 billion 
over a 30-year period.

Meanwhile, the KLIA Aeropolis will cover an area of 
1,300 acres and is expected to attract an investment 
of RM7 billion. The government has mapped out plans 
of key clusters for air cargo and logistics which include 
aerospace and aviation parks; meetings; incentives; 
conferences and events (MICE); and leisure industries. 
The KLIA Aeropolis will contribute to the creation of 
some 56,000 jobs.

With better connectivity and new infrastructure 
developments to support the three economic clusters, 
as well as the creation of new job opportunities, the 
Southern Corridor will begin to increase in appeal and 
has the potential of garnering more housing demand. 
And since homes in Mahkota Hills and the areas 
surrounding it are relatively affordable, this translates to 
better rental yield, and as a result of the infrastructure 
development, a good capital appreciation for those 
looking to invest.

7

8

5

6
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PROJECT NAME: Westiara & Sierra @ Twin Palms Sg Long
CITY: Cheras, Selangor
PROPERTY TYPE: Bungalow & Semi-detached House
LAND TITLE: Residential 
TENURE: Freehold 
BUILT UP: 3,413 - 4,789 sq.ft.
PRICE PER SQ FT: RM503
EXPECTED DATE OF COMPLETION: Completed with CCC
DEVELOPER: Lum Chang
WEBSITE: http://newlaunch.iproperty.com.my/platinum/
Westiara--Sierra--Twin-Palms-Sg-Long/5324#detail/
CALL NOW: 603-8740 6888

Singapore-based Lum Chang Group presents two 
sterling developments in the state of Selangor under 
its Twin Palms flagship series - Westiara Bungalows 
& Sierra Semi-Detached @ Twin Palms Sungai Long, 
and Calypso Bungalows @ Twin Palms Kemensah. The 
Group’s excellent business acumen has brought Lum 
Chang to the Klang Valley to tap into the excellent 
potential of Sungai Long and Kemensah.

WESTIARA BUNGALOWS & SIERRA SEMI-
DETACHED @ TWIN PALMS SUNGAI LONG
Tucked away in the scenic enclave of Twin Palms Sungai 
Long are 28 elegant bungalows and 37 distinguished 
semi-detached homes. Currently, the following layout 
options are still available for interested buyers, whilst 
other layout designs have been sold out;

• Type D1B @ Westiara  
 Bungalows - 4,769 sq ft
• Type U2 @ Westiara  
 Bungalows - 4,789 sq ft
• Type F1 @ Sierra Semi- 
 detached  - 3,413 sq ft
• Type U1 @ Sierra Semi- 
 detached - 3,498 sq ft

The freehold, gated and guarded homes have been 
completed and are ready for move-in with the relevant 
completion and compliance certifications by the local 
authorities. Residents have the privilege of enjoying 
full clubhouse amenities which include a cafeteria, 
a gymnasium, a Jacuzzi, a playground, as well as 
swimming and wading pools.

The resort-like setting of Twin Palms Sungai Long also 
offers a landscaped park, parcourse at the exercise 
garden, scenic recreational ponds, a multi-purpose hall, 
badminton and basketball courts as well as table tennis 
facilities. Experience the refreshing atmosphere of a 
resort-home surrounded by lush greenery. 

Westiara and Sierra were launched in 2013. Priced 
from RM2.4 million onwards for bungalows and RM1.6 
million for semi-detached units, buyers get to enjoy 
attractive perks which include a renovation package, 
and free stamp duty for MOT, legal fees for SPA and 
loan documentation. 

Twin Palms Sungai Long homes enjoy excellent 
accessibility to the city and surrounding townships 
via the SILK highway, Lebuhraya Cheras-Kajang, the 
Grand SAGA highway and the LEKAS Highway. With 
the robust development in Bandar Sungai Long, Twin 
Palms Sungai Long is within several minutes’ drive from 
various urban amenities and conveniences that include 
shopping hotspots, commercial centres and retail hubs. 

Lum Chang Group takes luxury living to new heights with
its sterling Twin Palms series in the Klang Valley.

DOUBLE JOY WITH
TWIN PALMS

The bungalows comprise 5+1 bedrooms and 6 
bathrooms whilst the semi-detached homes consist of 
4+1 bedrooms and 5 bathrooms. The homes have been 
designed with luxury and contemporary style in mind. 

PROJECT NAME: Calypso @ Twin Palms Kemensah
CITY: Selangor 
PROPERTY TYPE: Bungalow House
LAND TITLE: Residential 
TENURE: Freehold 
BUILT UP: 3,614 - 3,792 sq.ft.
PRICE PER SQ FT: RM720
EXPECTED DATE OF COMPLETION: Completed with CCC
DEVELOPER: Lum Chang
WEBSITE: http://newlaunch.iproperty.com.my/platinum/
Calypso--Twin-Palms-Kemensah/5323#detail/#uhwWK
2Uv73qQYFuH.99
CALL NOW: 603-4102 6822



Double joy with Twin Palms

27

THE DEVELOPER
Twin Palms Kemensah and Twin Palms Sungai Long 
are signature developments by the Singapore-based 
developer, Lum Chang. 

The Group has been accorded Excellence Awards by 
the Construction Industry Development Board in 2015 
and 2016 for achieving 80% and 81% respectively in 
2015 and 2016 in the QLASSIC Assessment (Quality 
Assessment System in Construction) for Chrysalis 
Bungalows @ Twin Palms Kemensah and Sierra Semi-
detached @ Twin Palms Sungai Long respectively.

The Group also bagged an Honour Award in 2011 
from the Malaysian Institute of Landscape Architects 
Malaysia for Landscape Design & Planning of Twin Palms 
Kemensah; and the NST Property’s Best Developers 
Award in 2010 for Best Bungalow Design: Cubist 
Bungalows (Twin Palms Kemensah) and Best Gated & 
Guarded Community (Twin Palms Sungai Long).

CALYPSO BUNGALOWS @ TWIN PALMS 
KEMENSAH
Twin Palms Kemensah has saved the best for last with 
its last and final phase of ready-to-move-in bungalow 
homes. The guarded and gated enclave offers the 
elegant and stylish 2-storey Calypso bungalows 
presenting modern architecture and generous living 
spaces. Spread across 30 acres of freehold land in 
one of the Klang Valley’s most sought-after addresses, 
Calypso comprises 45 bungalow homes measuring 55ft 
x 100 ft, with 4+1 bedrooms with 5 bathrooms – an ideal 
abode for extended families. While other phases have 
been sold out, currently available are 2 graceful design 
variations with sprawling built-up sizes as follows:
• Type F1 – 3,792 sq ft
• Type F3 – 3,614 sq ft 

Surrounded by lush greenery and picturesque settings, 
Calypso brings one in harmony with nature by virtue of 
its scenic location near the famous Bukit Tabur forest 
reserve. Take in the idyllic sights and sounds of Mother 
Nature at the landscaped park or harmonise with the 
surroundings whilst keeping fit on the jogging track. 
A warm and welcoming playground sits prominently in 
this residential enclave - an inviting sight for families 
with children. The parcourse at the exercise garden is a 
perfect get-away after a hectic day in the city.

Launched in 2014, Calypso homes are priced from 
RM2.6 million onwards. The developer offers attractive 
perks to eligible buyers which include free stamp duty 
for MOT, legal fees for SPA and loan documentation. 

Twin Palms Kemensah boasts excellent accessibility to 
the Kuala Lumpur city centre via the Ampang-Kuala 
Lumpur Elevated Highway (AKLEH); and to Petaling 
Jaya, Damansara and Mont Kiara via the Duta-Ulu 
Kelang Expressway (DUKE). Travelling to Cheras, 
Kajang, Semenyih, Gombak, and Genting Highlands is 
made easy via the Middle Ring Road 2 (MRR2). 

The development is within a convenient distance to 
various urban amenities and hotspots which include 
shopping havens, national and international schools, 
hospitals, commercial business centres and retail hubs, 
among others. 

1 Westiara Bungalow Type DIB
2 The Orinoco Clubhouse
3 Calypso Bungalow Type F1
4 Landscaped Exercise Garden

2

4

3

Popular shopping havens in the vicinity include AEON 
Mahkota Cheras and Giant. Healthcare facilities within 
a convenient distance include the Sungai Long Medical 
Centre, Columbia Asia Hospital and KPJ Kajang 
Specialist Hospital.

Shopping hotspots within a convenient distance 
include Wangsa Walk Mall, Great Eastern Mall, Ampang 
Point, AEON Wangsa Maju and Alpha Angle. 

Schools located nearby include the International School 
of Kuala Lumpur, the Mutiara International Grammar 
School and Fairview International School Kuala Lumpur. 

Healthcare centres within a few minutes’ drive include 
KPJ Ampang Puteri Hospital and Gleneagles Medical 
Centre.
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Meridin East: 
A Magnificent 
Lake Garden

Geared to foster a thriving community within a unique residential enclave, Mah Sing Group’s latest 
master planned community raises the bar of excellence in property development.

Greenway - lakeview

James Bruyns - Chief Sales Officer, 
Mah Sing Group Berhad

Eden - house lawn

REENA KAUR BHATT sat down with James 
Bruyns, Chief Sales Officer of C-Suites 
to talk about the Group’s flagship 
integrated master planned community 
development in Pasir Gudang as well as 
on the opportunities that Meridin East 
has to offer.

With a RM 5 billion Gross Development 
Value tag, Meridin East is slated to be 
the largest master planned community 
in the eastern zone of Iskandar Malaysia. 
Do tell us more about your project and 
highlight some of its distinct features. 

Spanning 1,313 acres, the freehold 
mega-master planned community is 
Mah Sing’s largest development to date. 
Boasting a strategic location, the gated 
and guarded development fronts Jalan 
Kong Kong and Jalan Kota Masai and is 
bounded by the Senai-Desaru Highway. 
It will feature residential, commercial 
and industrial components. 

A conscientious effort is made to 
establish Meridin East as a vibrant 

With the eastern zone of Iskandar 
Malaysia being labeled as the growth 
area by industry experts, Mah Sing 
Group is capitalizing on the vast 
real estate opportunities in the area. 
Zeroing in on Iskandar’s much-touted 
oil and gas hub of Pasir Gudang, the 
developer is set to build an integrated 
master planned community called 
Meridin East. 
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components that have been or will be 
incorporated into the master planned 
community?

Staying true to Mah Sing’s eco-friendly 
values, each residential, commercial, 
and industrial development under 
Meridin East will feature sustainable 
components which will also help 
improve efficiency and reduce 
operating costs. Some of our efforts 
include water-efficient installations 
and appliances; energy-efficient light 
fixtures; and recycling areas for sorting 
organic waste, non-organic waste, and 
recyclables.

In addition to the beautifully designed 
landscapes, we will carry out an 
intensive planting scheme to create a 
tropical environment within Meridin 
East, all which  will purify the air, abate 
the heat, and lessen the dependence on 
air-conditioning. The master planned 
community is also slated to be the hub 
for innovations and ground-breaking 
eco-conscious technology. 

On top of this, Meridin East will provide 
it residents with a wide selection of 
activities to encourage exercise and 
healthy living. To help preserve and 
enhance the natural flora and fauna, 
we plan to plant several thousand 
native trees around the Mulberry Lake, 
which is located in the heart of Meridin 
East. An area encompassing 184 acres 
will be allocated to develop various 
activities for families and individuals - 
complementing this will be the 2.5km 
jogging path around the lake.

How has the response been so far for 
existing projects and what are your 
plans in regards to Meridin East’s 
future?

We have recently launched the first 
phase of our residential development, 
namely The Greenway and The Eden 
homes.

Greenway comprises 492 units of 
double-storey link homes with built-ups 
from 1,595 square (sq) feet (ft) to 1,648 
sq ft, with 4 bedrooms. The homes are 
priced from RM357,000. Meanwhile, The 
Eden consists of 116 units of double-
storey link homes with built-ups from 
2,033 sq ft. 

The homes were well-received, with 
thousands attending the launch in 
Pasir Gudang - The Greenway homes 
achieved an impressive 85% take-up 
rate. 

Future launches include the Meridin East 
commercial shops. Comprising 56 units 
with built-ups from 3,422 sq ft, they will 
be launched tentatively in Q12017.

Why did Mah Sing choose to develop 
Meridin East near the industrial zone 
of Iskandar Malaysia? How will the 
master planned community’s location 
add value to both its residents and 
investors?

Meridin East is a sought-after address 
due to its strategic location – It is located 
between Pasir Gudang and Tanjung 
Langsat, two of the largest industrial 
basins in Flagship D - the Eastern Gate 
of Iskandar Malaysia. 

The development will play an important 
role by providing much-needed homes 
for workers, professionals and their 
families. 

The master planned master planned 
community is only 1.5km away from 
the Senai-Desaru Highway (SDH), 
one Johor’s major expressways which 
seamlessly connects to other major 
road arteries in the state. 

By 2020, traveling to Tanjung Langsat 
and Pasir Gudang will be a seamless 
experience with the proposed direct 
link from the SDH at the Cahaya Baru 
Toll. 

Mah Sing consistently strives to provide 
the best for its purchasers and we are 
currently widening Jalan Kong Kong to 
a 40-meter, four-lane thoroughfare. The 
proposed direct link from the SDH is set 
to improve Meridin East’s accessibility.

The Federal and Johor government’s 
initiatives will also spur growth in the 
region. The proposed Johor-Singapore 
Rapid Transit System is scheduled to 
be completed in 2018 while concrete 
deliberations are underway for a 
proposed third link bridge from Desaru/
Pengerang to Singapore. 

The Johor government also recently 
announced a proposed ferry and water 
taxi services from Kong Kong, Pasir 
Gudang to Singapore’s Changi Ferry 
Terminal.  All these will see Meridin 
East become an in-demand location 
for those who work in both Johor and 
Singapore. 

Besides that, Meridin East is easily 
accessible to popular localities such as 
the Senai International Airport, major 
hospitals and to the coastal resort area 
of  Desaru. 

The master planned community’s 
strategic placement coupled with its 
long-term master plan allows value 
enhancement over its lifespan, making 
the property an excellent investment.

Today’s homebuyers are more 
discerning and demand a higher quality 
of life. What are some of the ‘green’ 

master planned community capable 
of supporting personal growth, and a 
place to work, live and play. Combining 
contemporary aesthetics and 
ergonomic design which complements 
a verdant lakeside landscape, the master 
planned community is set to provide its 
residents with resort living right at their 
doorstep.

Picturesque and lush landscaping will 
be at the master planned community’s 
core - Residents will be able to immerse 
in the tranquility of nature where 
they can relax and rejuvenate amidst 
breathtaking views.

Meridin East has a host of facilities 
which will be progressively introduced 
during its 12-15 year development cycle. 
These include police and fire stations, 
schools and a public hall, which are 
all strategically situated in the master 
planned community.

In delivering exceptional facilities for its 
residents, the RM30 million Meridin East 
Sales Gallery and Show Village will be 
converted into a community lakeside 
clubhouse in the next three to five years.

Part of the massive 16,000 sq ft Sales 
Gallery cum Clubhouse will provide 
recreational facilities including a 
gym, swimming pool, yoga room, 
entertainment room, and a child care 
centre fronting a scenic view of the 
iconic Mulberry Lake.

Mah Sing’s Meridin East also bears 
the distinction of being the largest 
auditorium room in a sales gallery by a 
property developer in Johor Bahru. The 
landscape is brought to life with state-
of-the-art Interactive 3D Visualization, 
Virtual Reality, and Computer Gaming 
Techniques, vibrantly showcased by an 
on-stage presenter.
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S P Setia: 
The Sky’s 
The Limit

REENA KAUR BHATT speaks to Paul Soh, Divisional General Manager of S P Setia Berhad about its latest 
iconic “Villa in the Sky” that will give the tranquil Seputeh neighbourhood a breath of fresh air.

Serene, spacious, exclusive and secure-
these are all the qualities that are often 
associated with one of Kuala Lumpur’s 
most sought after neighbourhoods, 
Seputeh. And now, the launch of the 
S P Setia’s latest addition to their Sky 
series, Setia Sky Seputeh has made it 
possible to own a piece of the affluent 
neighbourhood with a refreshing new 
twist. 

Setia Sky Seputeh is a two-tower luxury 
condominium development built on 
a prime land in Taman Seputeh. The 
freehold, low-density resort-themed 
residence comprises 290 spacious units 
that are available in six different layout 
choices; while each floor consists of 
only four to six units, each one of these 
units  has its own designated private 
lift lobby so that residents can enjoy 
complete privacy and exclusivity. 

“Each resident card will allow access 
to a specific unit — so your lift will take 
you directly to your very own lobby 
and unit. This also means that the 
corridor will not be shared, so security 

1
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the magnificent city and allows natural 
light to flood into the entire area. 

This colossal haven’s most iconic 
feature is the unique 1.5 acre resort-
themed podium on the 7th floor that 
hosts the longest man-made sandy 
beach in a high-rise development. 
Spread across this resort-like landscape 
is a wide variety of excellent leisure 
and recreation facilities such as sky 
and heated aqua gym; swimming pool 
and reflection pool; jacuzzi; sauna and 
yoga room; hot and cold spa; gourmet 
kitchen and a tea lounge; game and 
music room, and much more. Each 
tower has its own facility level that is 
accessible to all residents. 

On top of that in their bid to create 
a great community living and to 
give back to the larger Seputeh 
neighbourhood the existing link bridge 
that connects the residents and other 
Seputeh dwellers straight to Mid 
Valley will be improved. S P Setia has 
also allocated 30,000 sqm of land to 
build multipurpose halls which will be 
surrendered to DBKL upon completion. 

Fantastic Offering  
Setia Sky Seputeh has received a 
tremendous response so far within just 
a few days of its launch. With excellent 
financial incentives offered, the full 
facility luxury condominium has won 
the heart of many since it was launched 
in October 2016. “We are offering the 
10:90 build-then-sell scheme which 

is definitely  top-notch, ” explains Paul 
Soh, Divisional General Manager of S P 
Setia Berhad.  

A Winning Location
Taman Seputeh is an established and 
affluent area surrounded by other 
matured areas such as Bangsar, Pantai, 
Damansara and Damansara Heights. 
Its proximity to the city centre (KLCC), 
Petaling Jaya and Mid Valley City has 
made the address highly accessible and 
well connected to other commercial 
districts via major highways such as the 
Federal Highway, East-West Link, Old 
Klang Road and Jalan Syed Putra.

Despite being situated within the city, 
it doesn’t come as a surprise that 
you can easily unplug and achieve 
complete relaxation here in Setia Sky 
Seputeh. Sitting on an elevated ground 
and cradled by lush greeneries, Setia 
Sky Seputeh provides the escape and 
tranquillity needed amid the busy city 
life. “Taman Seputeh is a gem of a 
location except it lacks identity. So what 
we would like to do here is to give it an 
identity by creating a new architectural 
presence,” says Soh. 

“Take Bangsar for instance, it has 
all the commercial activities which 
people can easily associate with. In 
tradition, Seputeh is not a commercial 
neighbourhood, so we want create a 
memorable identity without making it 
too vibrant,” he added.

Ingenious Designs
To fulfil this vision, the team decided to 
create an iconic landmark for Seputeh 
while maintaining its calm and quaint 
settings. As explained by Ar Jasper Mah 
Chan Nam, the project’s lead architect, 
“Instead of using harsh lines and rigid 
designs, we created a gentler facade 
by covering the orthogonal grid of 
the concrete skeleton structure with 
asymmetrically curved ribbons. This 
makes the whole development appear 
more feminine instead of masculine.” 

“We wanted the design to be very 
gentle and distinctive against the KL 
skyline and yet able to blend well with 
the serenity of Seputeh. A lot of thought 
was put into fine-tuning the external 
design, we went back to the drawing 
board countless times to obtain the 
perfect balance,” added Jasper.

The spacious units’ built-up ranges 
between 2,300 sqft and to 3,000 sqft, 
and priced at RM1,300 per square foot 
gross. Unlike the standard condo units 
which are usually deep and narrow, 
Setia Sky Seputeh’s units are built 
spacious lengthwise which results in 
balconies that span just as expansive 
as the living room and curves around 
it. The expansive balcony allows its 
residents to enjoy a sweeping view of 

has become the main attraction for 
this project, where purchasers will only 
need to pay 10% down payment and 
the balance 90% is to be settled only 
upon vacant possession,” added Soh.

Among the other schemes introduced 
to lure buyers are the Triple A Gold 
promotion that offers repeat buyers 
4-5% rebate while new buyers will 
receive 2% rebate. Under the Citizen 
Setia program, members are entitled 
to enjoy some privileges with the 
purchase of any S P Setia property. 
Those who purchase now with SPA 
execution before 31st December 2016 
will stand a chance to win a Battersea 
Power station apartment worth RM2.6 
million.

1 (L-R) Paul Soh, Divisional GM of S P Setia Berhad and Ar Jasper Mah Chan Nam
2 Show Unit Lounge Area
3 Show Unit Dining Area
4 Show Unit Bedroom at Setia Sky Seputeh
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MANAGING 
PROPERTIES 
IN THE 21ST 
CENTURY
JULIAN CHENG GM of Sunway Group’s 
Property Management Division walks 
through some of the must-dos in 
modern day property management. 

“Property management is such a frustrating job 
because many of us are not trained engineers,” 
declared Julian Cheng, General Manager of Sunway 
Group’s Property Management Division. In a talk to 
peers and industry professionals titled ‘Towards 1st 

Class Management: Effective Management of Service 
Contracts and Providers’, Cheng explained that a large 
percentage of property management work involved 
some aspect of engineering and property managers 
sometimes struggle to properly elucidate to tenants 
and stakeholders. 

IT’S A PEOPLE BUSINESS
Cheng was quick to say that property managers should 
not be disheartened by the sheer volume of complaints 
that they face but rather focus on the fact that they 
actually control and manage a large portion of the 
economy’s resources.

This includes the land, buildings, assets and machinery 
as well as the human capital. “I totally agree when 
property managers say we are in the people business 
because you always need to get the right people in, 
otherwise it can get messed up,” he said. “But be 
motivated that property managers are responsible for 
a large chunk of the economy.”

The next point that Cheng highlights had to do with 
putting in place what he terms “a first class property 
management system”. This, he says, is not the standards 
set by property managers or even the tribunals but 
rather what the customer wants.

It is in his experience that from years of dealing with 
complaints, many property managers develop a 
sense of detachment. Cheng’s first piece of advice 
to the assembled professionals was to get over this 
psychological barrier, otherwise, they will not be able 
to service the needs of the clients or put in place an 
effective management system. 

COMPETITIVE EDGE
Cheng points out that despite current economic 
challenges, the market remains vibrant as Malaysia has 
retained its position as a preferred location for global 
enterprises, manufacturing plants and shared service 
centers.
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Property managers will have to 
deal with highly qualified and 
established professionals thus 
property managers must uplift 
themselves to the required 
standards. That means having 
the requisite knowledge and 
systems to be able to service 
these clients’ needs. One 
example he highlights is being 
able to effectively offer the 
‘Internet of Things’ which 
includes free wi-fi and other 
relevant systems. 

“Don’t be blinkered by just 
maintenance,” he said. “Always think of refurbishment 
and asset enhancement initiatives.”

THE OUTSOURCING OPTION
Cheng concedes there is no right or wrong answer 
when it comes to deciding whether to outsource 
management services or to build an in-house team. 
Both have pros and cons. He says that in the realm of 
the property manager, response time is a key factor 
and, in most cases, having an in-house team will ensure 
that the issues are tended to immediately. Another plus 
point for having an in-house property management 
team is ensuring the retention of knowledge as well as 
having a skilled task force on hand. Also, an in-house 
team allows for greater management control and for 
closer data analysis. 

The flip side is that the cost of having an in-house team 
can be extremely high and such a team can become 
ineffective over time. An outsourced contractor will 
provide greater specialist knowledge and can also 
be more cost effective. It could also be argued that 
outsourced contractors are more accountable. Cheng 
says the right option is very much tied to the size of the 
organisation and its in-house capabilities. 

MEASURABLE DATA
Cheng counsels that in order for property managers to 
become world class is to always back up all services with 
measurements and/or data. He cites the example of an 

air-conditioning system where 
he pushes his staff to include 
substantive data of the air-
condition unit’s performance. 

He implored all property 
managers to make use of readily 
available data and knowledge, 
for instance citing the 
manufacturer’s performance 
claims. If an organisation is 
going to invest millions of 
Ringgit in equipment, it makes 
sense to hold the manufacturer 
to its performance claims, such 
as energy efficiency. “Always 

have these details outlined in a contract,” he advised. 
“This will prevent us from being cheated.” 

He was also very keen to stress four important factors 
at the ‘building works’ stage:
1) time
2) base cost
3) variation orders
4) quality

Cheng pointed to ‘variation orders’ as a common trap 
which property managers fall into, where contractors 
will bid the lowest but later on make many variation 
orders. He asked property managers to be mindful and 
alert to this factor to avoid spiraling costs. 

‘Measured performances’ and ‘customer satisfaction’ 
are two ways which can push property management 
forward in Malaysia. 

A CLEAN HOUSE
“I always tell my property managers that their job is like 
a housewife’s. The house will never be completely clean 
because there are so many things happening at once. 
Don’t be dejected by the complaints. Learn to look at 
the big picture. You cannot do it alone and you cannot 
completely rely on others. You must have systems, 
knowledge and you must embrace technology,” said 
Cheng in conclusion.
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The quality of property management in Malaysia, 
however, is still sadly below par, as highlighted by 
several industry experts during a forum at the inaugural 
Malaysian Institute of Professional Property Managers 
(MIPPM) conference.

Ambiguity in Standards and Professionalism

Adzman Shah, Chief Consultant at Exastrata Solutions 
Sdn Bhd shared that property management in Malaysia 
is governed by the Valuers, Appraisers and Estate 
Agents Act 1981 (VAEA) (Act 242) and Strata Title Act 
(STA)1985 and covers the management and control of 
any land, building and any interest therein. 

However, there has never been a standard guideline 
to ensure that high-rise residential properties are 
managed in a professional manner. Thus, some property 

SHIFTING OF MINDSET 
IS KEY IN PROPERTY 
MANAGEMENT

SHIFTING OF MINDSET 
IS KEY IN PROPERTY 
MANAGEMENT

We pay a lot of attention in finding the right location and property. However, we 
often neglect to select the right property manager, which is probably the most 
crucial aspect in ensuring that our real estate investment is protected. 
- REENA KAUR BHATT

managers can be careless in handling properties under 
their care. 

Additionally, as registered property managers under 
the Board of Valuers, Appraisers and Estate Agents 
Malaysia (BOVAEA) command high professional fees, 
the management of medium and lower-cost buildings 
usually resort to hiring unlicensed ‘managers’. 

Further compounding the matter is - for many years, 
developers who are just looking to fulfil their legal 
responsibility (to manage the building before the 
issuance of strata titles to unit owners) will tender 
contracts to property management companies, who 
in turn will outsource ‘managers’ who do not have 
valuable hands-on experience and the necessary 
technical knowledge related to facility management.



Shifting of mindset is key in property management

35

As Sarkunan explained, developers who usually 
manage the building for the first year are now required 
to list down service charges item by item, in the sales 
and purchase agreement for the primary properties. 

Besides that, 0.5% of the project’s construction cost 
must be deposited with the Commissioner of Buildings 
(COB); to be used for the common area defects upon 
a handover. Any issues that arise can be brought to the 
COB. 

Also under the Act, parties not registered with the 
board (BOVAEA), will have to pay a bond to the Joint 
Management Body (JMB) or Management Committee 
(MC). This will serve as a professional liability and public 
protection. Compared to their registered counterparts, 
these managers are not covered by the professional 
indemnity insurance. 

Shifting from Corrective to Preventative 
Maintenance

Property management is almost always not taken 
into consideration during the planning stages of 
development for most projects in Malaysia. Instead, the 
emphasis is on cutting costs as well as location and 
aesthetics of the building that can attract buyers. 

Julian Cheng, GM of Sunway Group’s Property 
Management Division stressed that right product 
planning is vital in keeping (future) residents satisfied. 
A qualified property manager himself, he shared that 
numerous complaints have been filed by residents over 
high service charges and defects and disrepair after 
the Defects Liability Period.

A high number of buildings call for unwarranted 
expenses due to high consumption of energy and 
water as well as major defects in common areas as the 
building ages.

As highlighted in the research paper, Managing High-
Rise Residential Building in Malaysia: Where Are 
We?(2009), carried out by Dr Tiun LT, the STA 1985 
and the Housing Developers (Control and Licensing) 
Act 1966 have many loopholes and tend to be biased 
towards developers especially before the issuance of 
the strata titles. 

Some developers have even established their own 
subsidiaries to manage the building - where the 
staff, often sourced from family members or close 
acquaintances lack the proper training and experience 
to carry out property management efficiently and 
ethically.

There have been many instances of unscrupulous 
parties trying to make profits by cutting corners and 
providing low-quality management services in return 
for high service fees. 

Admittedly, the poor industry standards have been 
exacerbated due to ignorance from buyers and a third 
world mentality when it comes to maintenance.

Many do not understand the basic concept of high-rise/
strata living - as clearly shown by the high percentage 
of maintenance fee defaulters among strata owners. 
This, in turn, derails the monthly budget for operating 
and upkeep expenses, leading to disrepair. 

New Act to Address Problems

Sarkunan Subramaniam, MIPPM’s president says 
that there is an urgent need for quality property 
management services. It is with some relief that the 
industry will see some of its loopholes addressed, with 
the introduction of the Strata Management Act 2013 
(SMA 2013) last year. The Act was drafted to address 
the problems of unregulated property management, 
i.e, the many cases of mismanaged funds and poor 
services rendered.

Unfortunately, the 
emphasis is on 

cutting costs as well 
as location and 
aesthetics of the 
building that can 
attract buyers.

Poor industry 
standards have 

been exacerbated 
due to ignorance 
from buyers and 

a third world 
mentality when 

it comes to 
maintenance.
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There is no 
apparent effort at 
regular intervals or 
contingency plans 
to identify problems 
before they actually 

occur.

Besides that, management methods currently 
being applied in most strata developments across 
Malaysia only involve routine management, i.e - daily 
maintenance activities such as security, garbage 
disposal and cleaning of common areas.

Necessary actions will only be taken as and when 
problems arise or when facilities break down. There is 
no apparent effort at regular intervals or contingency 
plans to identify problems before they actually occur - a 
prime example being regularly broken down elevators. 

Preventive maintenance, a series of time-based 
maintenance executions such as adjusting, lubricating, 
cleaning and replacing components - if carried out 
properly will result in minimal equipment breakdowns 
and disrepair. Not only that, but pecuniary benefits 
include an extension of equipment life and life cycle 
cost savings. 

Stepping Up To the Plate

Adzman Shah agrees that there is a need for an uplift 
in industry standards - sands of time are 

shifting and a growing number of owners 
are now getting more knowledgeable 

and are aware of their rights as unit 
owners, hence demanding proper 

management services. 

Owners might be satisfied with 
basic cleaning and security 
services in the past, but with 
the SMA 2013 coming into play, 
more owners are realising their 

rights, and will exercise them 
accordingly. According to Datuk 

Pretam Singh, a partner at Pretam 
Singh & Co, over 1,200 cases have 

been filed with the Strata Management 
Tribunal (SMT) this year itself.

Hence, the time to improve industry quality is now, 
before the gap in property management capacity and 
market expectation gets too far apart.

Dr Lim Lan Yuan, President of Singapore Association 
of Property and Facility Managers believes that shifting 
of mindset is key towards steering the industry in the 
right direction. He stressed that property management 
is all about human management. Providing proper and 
prompt response to residents’ complaints and taking 
into consideration owners’ feedback and suggestions 
go a long way in keeping tenants happy and satisfied 
tenants will not dither to pay their service charges. 

One way to facilitate engagement with tenants is to 
leverage on information technology, shared Julian 
Cheng. Some developers have taken the step to 
introduce phone apps and utilizing online platforms to 
assist in communication.

Communicating with tenants via Facebook or Twitter 
could help strengthen relationships - property 
managers could even use their Twitter accounts to 
communicate directly with tenants about repairs and 
other concerns.

Developers should consult property managers 
during the project planning stage - 
consideration on issues relating to 
building management which can 
reduce future management 
workload must be taken care of 
from the design and construction 
stages.

These include the adoption of 
good quality building materials, 
provision of access to parts of 
the building that requires regular 
maintenance and high quality 
of workmanship. As Sunway 
has committed to this procedure, 
Julian Cheng shared that most of the 
developers manage to achieve an average 
of 93% in maintenance fee collections for most 
of their projects.
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Current and Future Challenges

The new Act (SMA 2013) may have provided more 
protection for strata owners, but its clause which states 
that only those admitted as registered valuers under 
Section 21(1) of VAEA (Act 242) has sparked a debate 
among industry players.

The main concern being will existing non-registered 
albeit experienced property managers lose their jobs 
and will there be enough registered property managers 
to cater to the demand?

In supporting a level playing field and to support 
non-valuers who have the means and capabilities 
to be a professional property manager, Sarkunan 
Subramaniam shared that MIPPM has proposed to the 
Board that registration should be opened to managers 
with suitable qualifications and industrial training under 
a new Register of Property Managers.

The proposal is currently under discussion and a decision 
on the aforementioned Section 21(1) amendment is to 
made in 2017. 

On standardising the country’s property management 
industry and improving regulations, Dr Lim Lan Yuan 
said that there is no need to reinvent the wheel and 
suggested that Malaysia should review and adopt the 
strata management acts of neighbouring countries. 

Even Singapore studied and adopted Australia’s 
New South Wales’ Act according to suitability and 
requirement of the local industry. 

Reinvention is Key

The level of professionalism and the management 
approach practiced by more than half of the property 
managers in the country is questionable, as noted by 
Datuk Pretam Singh. He said that many do not have 
knowledge of relevant Acts related to management 
and facilities maintenance and fully depend on service 
contractors and their supervisor instead. 

On boosting the industry standards, Kamarulzaman 
Mat Salleh, Head of COB at DBKL lauds MIPPM’s 
efforts in providing training and creating awareness 
on the importance of professionalism in property 
management.

He stressed that property managers should reinvent 
themselves and to enhance their capacity to meet 
market expectations. Equipping themselves with the 
proper practices and keeping updated with current 
laws is a must.

Sharing this sentiment is Adzman Shah, who explained 
that new expectations by owners mean that property 
managers have to partake in lifelong learning -  
attending training sessions and keeping abreast with 
the market are vital steps. 

After all, real estate investors would opt for managers 
with the necessary knowledge and experience to 
ensure that their investments are protected and will 
grow in value.

Property managers 
should reinvent 
themselves and 

enhance their capacity 
to meet market 
expectations.



Before we say goodbye to 2016, here is the 
low-down on the momentous events that 

captured our attention this year.

Highlights
of
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The RM337 million Bayan Lepas Expressway 
comprising an elevated structure of 3.2 kilometres 
and a street-level route of 4.2 kilometres linked 
to Sultan Abdul Halim Muadzam Shah Bridge (2nd 
Penang Bridge), was opened to traffic in early April. 

Phase 1 of the MRT Sungai Buloh-Kajang is 
expected to be operational from 16th December 
2016, covering 12 stations between Sungai Buloh 
and Semantan. It is part of the ongoing Klang 
Valley Mass Rapid Transit (KVMRT) project, which 
is expected to benefit decentralised office locations 
along its route.

The governments of Malaysia and Singapore signed 
an MoU on 19thJuly 2016 setting out how the High-
Speed Rail (HSR) project is to be developed for 
opening by 2026. The 350km line is expected to 
reduce travel time between Singapore and KL to 
90 minutes.

TRANSPORTATION INFRASTRUCTURE

FOREST CITY JOINS DUTY-FREE CLUB

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 PMt 
on 6th March 2016. An entire city designed from 
scratch, Forest City is set to include extensive 
green landscaping and to utilize clever design to 
create a green ‘smart’ city. At the launch, the PM 
announced that Forest City will be accorded duty-
free status, joining Labuan, Langkawi and Tioman. 
In addition to that, further tax incentives for green 
developers, tourism, health and education sectors 
were bestowed upon Forest City.
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BREXIT SMEXIT

HELP FOR HOMEBUYERS SOHO SQUEEZE

Many were surprised by the outcome of the June 
2016 ‘Brexit’ referendum, whereby British citizens 
voted to exit the European Union. The referendum 
roiled global markets, including currencies, causing 
the British Pound to fall to its lowest level in 
decades. 

How are UK properties performing post-Brexit? 
According to global real estate services provider, 
Savills UK, the July to September 2016 period saw a 
rise in foreign investments. The uncertainty created 
post announcement, affected property prices, 
with buyers getting a 5-6% discount on pre-Brexit 
asking prices. Besides discounts from developers, 
the significant drop in the value of the Pound has 
led to an uptick of interest by Asian investors - with 
the majority coming from China, Hong Kong and 
Singapore.

The Budget 2017 saw the announcement 
of several incentives, aimed at boosting 
home ownership. These include a stamp 
duty exemption for first-time home buyers 
who purchase homes costing not more than 
RM300,000. 

Besides that, the government will provide 
vacant lands at strategic locations to 
government-linked companies and affordable 
housing scheme PR1MA to build more than 
30,000 homes with the selling price between 
RM150,000 and RM300,000.

Property developers will have to allocate up 
to 30% of affordable units for their serviced 
apartment and boutique office projects, 
depending on type and location, according 
to the Selangor Housing and Property Board 
(LPHS). 

Under the new guidelines, effective 1st 
September 2016, selling prices for affordable 
serviced apartments and small office home 
offices (SOHOs), small office versatile offices 
(SOVOs), or small office flexible offices (SOFOs) 
are capped at RM270,000 and RM230,0000, 
respectively. 

Applications for these affordable units have 
to be made through LPHS. Developers will be 
fined 10% of the selling price if they do not sell 
affordable commercial apartments/boutique 
offices to buyers approved by LPHS and an 
additional 5% will be imposed if the Bumiputera 
quota is not adhered to.
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u Steel prices jumped an alarming 70% early this 
year due to major output cuts by China, the 
maker of half of the world’s steel.

v To help the rakyat cope with the rising cost 
of living, the Government agreed to reduce 
employees’ contribution to Employee’s 
Provident Fund (EPF) by 3% from March 2016 
to December 2017.

w Bank Negara Malaysia unexpectedly reduced 
the Overnight Policy Rate (OPR) by 25 basis 
points to 3% at its Monetary Policy Committee 
(MPC) meeting on 13thJuly 2016. 

x An income/affordability study by the central 
bank (BNM) focusing on a few income group 
categories indicated that the average RM6,000 
monthly income earner could afford a property 
valued at RM360,000, while those with a net 
monthly salary of RM4,800 could only afford 
an RM265,000 house.

y As of mid-September 2016, over 1,200 cases 
have been filed with the Strata Management 
Tribunal (SMT).

DEVELOPERS CRY FOR HELP

BY THE NUMBERS

At the REHDA first half year review held in 
September, REHDA president Datuk Seri FD 
Iskandar Mohamed Mansor voiced out that if the 
Government wants developers to build more 
affordable housing, they should be given cheaper 
premiums, if not charged at all. 

Datuk Seri FD Iskandar is seeking government 
cooperation to reduce or waive development 
charges and other charges, collectively known as 
compliance costs, in order to bring down prices as 
this is too challenging for private developers to go 
it alone, considering today’s high land prices.

RM4,800

RM265,000
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HIGH INCOME NATION
BY 2020 A PIPE DREAM, 

SAYS GEN-Y
Like it or not, Gen-Y is the most important lot that will decide a country’s future – 
they are poised to account for half of the local workforce by 2020.  A few Gen-Ys 

shared their views with REENA KAUR BHATT on what they thought about the Budget 2017.

LEITHIGA, 27
Lawyer  

(Q1) Was the budget 2017 satisfactory in addressing the rising cost of  
 living and current housing issues?

(Q2) In your opinion, what more should have been done?

rented out to youths. I am sure that the ones who do 
get to enjoy the benefit will notice that their financial 
burden has been lessened. Although I do feel that 
it is a good start and I applaud the government for 
this initiative, 10,000 homes may not be entirely 
adequate, given a large number of youths entering 
the employment market.

I noticed that previously we were given tax relief of 
RM3,000 for the purchase of a laptop or computer. 
However, with the new budget, it will now be a 
combined tax relief for books, computers and sports 
equipment for a total maximum of RM2,500 when we 
could initially claim for a larger amount separately.

(Q2) We certainly need to look into our diminishing 
levels of education in our country. We should be 
moving forward in an upwards curve to be on par 
with other developing countries. Unfortunately, this 
has not been the case for the past 2 decades. I hope 
that the Budget for education is utilised wisely and 
we will see an improvement in this area. 
 
I am glad that the government is encouraging the 
youth to participate in ride-sharing, as this will 
reduce road congestion and we will be able to move 
towards being more environmentally friendly.

(Q1) It was fairly reasonable but there are areas 
which do not benefit my generation. Firstly, although 
100% stamp duty exemption will be given for the 
purchase of first homes costing not more than 
RM300,000.00, realistically, where are these homes 
located? Will they be accessible via public transport? 
Would it be convenient for us to commute to and 
from work? These are pressing questions that need 
to be answered.

Food has become so expensive, regardless of 
where you shop. Our salaries are not increasing 
proportionately to the cost of living. I agree that 
subsidies should be removed eventually as we 
should learn to be more independent and not rely on 
the government. I am looking forward to the 10,000 
houses to be located in urban areas which will be 
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ROHIT SINGH, 29
Realtor

CHRIS & ANDY 
GAN, 29
Business Owners & 
Property Investors 

when they struggle to even put aside some money 
for savings? Budget 2017 only saw financial aid being 
given to selected groups- a higher allocation of the 
1Malaysia People’s Aid (BR1M) for the B40 as well 
as direct and indirect assistance for civil servants 
through greater access to various types of loans and 
special payments.

Help for the low-income earners is commendable 
as it helps raise household income levels. However, 
besides the issue of BR1M being easily misused 
as they are unconditional, there is the underlying 
concern that these handouts might create a culture 
of government dependency. I personally feel that the 
one-time handout is a short term measure.

The government should switch strategies and put the 
money to better use by utilising it for jobs creation 
efforts instead. The bloated civil force does not help 
matters – according to the Asian Development Bank, 
Malaysia’s civil service relative to its population, at 
11% is huge and is more than double the average 
in the Asia-Pacific region by some measures. 
Consequently, the cost of maintaining it at a time 
where government revenues are falling is a drain on 
resources. 

(Q1) The stamp duty exemption for homes priced 
below RM300,000 is creditable but it does not do 
much to address the homeownership issue among 
young working adults. Those living in urbanised 
areas such as Selangor, Johor Bahru, Penang, 
Kuching and Kota Kinabalu will not benefit from this 
measure as homes they are likely to have surpassed 
the RM300,000 mark.

(Q2) Income growth has failed to catch up with the 
cost of living. Most youths, especially those living in 
urban areas are living paycheck to paycheck. The 
middle-income earners (RM3,000 – RM5,000) range 
are sadly neglected - they are considered as earning 
too much to qualify for government ‘handouts’ and 
too little to cope with the cost of living in urban 
areas. How can they afford to purchase a home 

The stamp duty waiver for first-time homebuyers 
is a laudable effort – However, the exemption is 
only limited to houses valued up to RM300,000 
for the period of 1st January 2017 – 31st December 
2018. Thus, I believe that it is not very effective in 
addressing the home ownership issue – at the end of 
the day, the core issue is still the high loan rejection 
rate.

(Q2) While the initiatives outlined in the Budget 
are of good intention, educating the buyers on 
the risks and benefits of owning a property is also 
important. This is especially true in the case of first-
time homebuyers. Without proper knowledge and 
understanding of how the system works, we are 
welcoming financially and mentally unprepared 
purchasers into the property market. 

On that note, an alarming number of the younger 
generation are lacking in personal finance knowledge 
and budgeting skills, as showcased by the rising 
percentage of household debt in the country. A 
subject on personal finance must be incorporated 
into our education system syllabus, from the primary 
level onwards. The lack of financial savvy among 
millennials and the Gen-Z would have a trickle-
down effect with detrimental consequences for the 
economy and society.

(Q1) The rakyat has been lamenting over the rising 
costs of living, but the Budget did not address this 
fundamental issue. Rather, the removal of subsidies 
for cooking oil and the healthcare sector drive 
another nail into the coffin. Consequently, property 
prices will continue to further increase due to cost-
push inflation and other macroeconomic factors. 

There was one measure which we found interesting 
- incentives were given to encourage borrowers 
to repay the National Higher Education Fund 
Corporation (PTPTN) loan. 

For full settlement of outstanding debt, a 15% 
discount would be given; a 10% discount on (single) 
payments of at least 50% of the outstanding debt; 
and borrowers repaying through salary deduction 
or direct debit would receive a 10% discount. Youths 
who take advantage of these dangling ‘carrots’ will 
increase their chances of getting their home loans 
approved.
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(Q1) Given the government’s current financial 
standing, I wasn’t expecting much from the 
Budget, to begin with.

Firstly, I thought the measures to address 
housing affordability were sub-par. I am 
struggling to find a non-low-cost house 
costing below RM300,000 in Kuala Lumpur, 
hence the stamp duty exemption doesn’t 
make sense. 

As a millennial, I would not mind renting until 
I’m 30 years old. However, I feel the property 
market in Malaysia is not very renter-friendly 
unlike Germany’s. 

Secondly, I welcome the lifestyle tax relief. 
Nevertheless, I feel more can be done - for 
example exemptions for medical check-ups 
and health screenings for those who are 25 
years old and above.

(Q2) I hope the government comes up 
with measures to encourage the younger 
Malaysians to upskill themselves.

More tax exemptions should be given to 
those who further their studies or pursue 
professional papers both at public and private 
higher education institutions.

(Q1) I feel that the incentives for millennials are 
not inclusive at all. Only those being employed 
under the civil service stand to reap benefits. 
They will get the chance to claim full-paid study 
leave with scholarship, though currently limited 
to management and professional groups. Also, 
this group would enjoy the following: an increase 
in loan eligibility RM120,000-RM600,000 to 
RM200,000-RM750,000; purchase of smart 
phone up to RM5,000 every three years; and 
motorcycle loan up to RM10,000. 

The incentive for BR1M recipients, where their 
handouts can be used for the down payment of 
a Proton Iriz and receive a rebate of RM4,000 if 
the vehicle is used for ride-sharing purposes such 
as Uber or GrabCar is a good move. However, a 
few other car options should have been included 
as well. 

With the building of 10,000 houses in urban 
areas for rental to eligible youth, it will somewhat 
ease the housing conundrum among young 
working adults. Nevertheless, implementation 
and oversight will be of import – the government 
must put in place monitoring mechanisms to 
ensure that the task of building and delivering 
the houses by appointed agencies are on track 
and according to industry guidelines.

(Q2) I would prefer it if the lifestyle tax relief was 
made to include more purchase options such as 
electronic gadgets, computer add-ons, comic 
books and sports footwear.

SHARMALA, 28
Junior Researcher

AMOS, 26
Lawyer
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(Q1) Encouraging youths to buy cars so 
they can drive for ride-sharing services 
like Grab and Uber is short-sighted, to 
say the least. It encourages unemployed 
people to take on debt when it is unclear 
if they can then service that debt. 

Moreover, working as a ride-sharing 
driver does not provide similar benefits 
or a predictable salary compared to full-
time employment.

(Q2) Millenials need well-paying jobs 
and these require a certain set of skills. 
Identifying the skills that employers 
require and providing training to 
unemployed youths will address the core 
issue.

(Q1) As much as the 2017 Federal Budget has 
allocated incentives such as ride-sharing incentives 
and PTPTN repayment discounts, I still worry for the 
future. These goodies may alleviate the rising cost of 
living at the moment living (although by how much 
I do not know), but without tackling fundamental 
economic issues including stagnating wages, they are 
short-termed. 

The same goes for Malaysia’s current housing crisis; 
giving out stamp duty exemptions and the like is not 
going to solve the problem if the government does 
not address major factors causing the crisis such as 
the mismatch between ever-growing demand and 
sluggish supply of housing.

It also does not sit well with me that the money 
needed for these incentives have been siphoned from 
other areas – such as higher education and health – 
where investing more funds may have been more 
pragmatic. Yes, lifestyle tax reliefs on computers 
sound great, but it would be much nicer for my family 
to be able to send my younger sister to a good, local 
university without being saddled with higher tuition 
fees.

(Q2) It would have helped if the Budget took a more 
long-termed, practical approach, focusing on areas 
that could actually help the economy grow, like 
education (Robert Riche’s Virtuous Cycle concept is a 
great reference point) instead of a populist one. Most 
Gen-Ys have a good 40 years (and perhaps longer!) 
ahead of us in this country; I am not particularly 
convinced that these goodies are going to truly help 
us in long run.

NURUL, 24
Public Relations Executive

NEHEMIAH, 26
Social Media Strategist

IN A NUTSHELL

It is safe to say that most Malaysian youths 
share worry over the ‘triple threat’ - stagnant 
salary growth, middle-income trap and the 
rising costs of living.

With 2020 a mere four years away, it begs the 
question – what high-income nation? It is high 
time that long-term policies are established, 
starting with improving the standards of public 
education in the country.
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OFFICE MARKET PREDICTIONS
The outlook for the property market may not be bullish but its not all gloom 
and doom, says SIVA SHANKER. He identifies some trends and how they can be 

leveraged for greater returns.

“The economic market goes in cycles. It has been doing 
so for decades and there is no reason for it to change 
now. It will continue to be cyclical and things will move 
on,” says Siva Shanker, Head of Investment, Axis 
REIT Managers Bhd and Immediate Past President of 
Malaysian Institute of Estate Agents (MIEA). With over 
three decades of experience in the property industry, 
Siva is well-placed to give a talk on the market trends 
affecting the office sector and to review and forecast 
the outlook for the coming year. 

EFFECTIVE BAROMETER
According to Siva, it was easy to gauge when things 
are not all rosy in the commercial property sector. “The 
first sign is when they start offering agents bigger 
commissions,” he points out. “Next is when they start 
to slash rentals.” He says that while some have resorted 
to these measures, the fact that neither has happened 
on a large scale is indicative that the market has not 
panicked yet. 

However, the move by some banks to shrink operations 
by closing branches and reducing staff is not a good 
sign, believing that this move will have a trickle down 
effect on other industries. Siva pointed out a number 
of other significant negative indicators. For starter, the 
government lowered the GDP forecast for 2016 to 4 – 
4.5% and the actual figure for 1Q2016 was the lowest 
since 3Q2011 at 4.2%. The unemployment rate rose to 
3.4% (up by .03%) and household debt stood at 89.1%. 

Directly related to the property segment, residential 
loan applications were recorded to be 10% lower while 
the amount of loans approved dropped by 14.6%, with 
the ratio of approval to applications standing at 50.2%. 

NEW FLOOR SPACE
It was pointed out that by the second half of this year, 
a further 5.8 million sq ft of office space will come onto 
the market.

Some of the significant projects include: 
• Public Mutual Tower 
• JKG Tower, KL City 
• Menara Ken, TTDI 
• Menara Hong Leong, Damansara Height 
• Iconic Tower, Signature Tower - Empire City

Siva noted a worrying trend in that occupancy rate fell 
to 83% from nearly 90% in 2H2015. He noted that in his 
experience, this figure usually hovered above the mid to 
high 80s and believes that the slump will drop further a 
few more percentage points the following year. 

TRENDING NOW
One of the key observations is that many organisations 
no longer feel compelled to seek an address within the 
Central Business District (CBD). Siva notes that Kuala 
Lumpur’s CBD has shifted over the decades, where it 
comprised the area near the Daya Bumi Complex in the 
past, it is now squarely located in and around KLCC 
complex and the iconic Twin Towers. 

While these locations will always command the highest 
rents, many organisations now surmise that their needs 
can be met with fringe or suburban business addresses. 
The traffic situation and the completion of the new 
Light Rail Transit lines have had a pronounced effect 
on this mind shift of needing CBD premises. Siva firmly 
believes this shift will continue in the intervening years. 
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This is because lower rents will leave a smaller sum 
available for maintenance and other useful services. 
It will also affect a lower quality of tenant, which will 
make it difficult to attract the desired tenants later on. 

Siva also said that many tenants these days prefer 
‘all under one roof’ buildings, where every possible 
amenity is provided. He urged proprietors to include 
modern amenities such as gymnasiums, food courts, 
convenience stores and secure parking. These will 
help boost the property’s profile and having additional 
quality fittings, instead of just empty floor space, will 
help attract more tenants. 

PARTING ADVICE
With additional office space entering the market at the 
end of 2016, it will continue to be a tenant’s market for 
the foreseeable future. Siva belives that the market will 
begin to level out in 2018/19 and will begin to climb 
upward in 2020/21. 

His parting advice was for all potential investors 
to always seek advice from qualified real estate 
professionals and to continuously study the market to 
understand the way it ebbs and flows. And of course, 
to not to look for quick riches as property is a long-
term play.

DISCLAIMER: The opinion stated in the article is solely of Siva Shanker 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.

TENANT-FRIENDLY SPACES
“I always say I am in the ‘people business’, not ‘property 
business’,” says Siva. “We need to cultivate the right 
mentality with regards to maintenance. We must learn 
to take care of tenants.” This, he believes will be key in 
arresting the decline in uptake of office spaces, pointing 
to the oft-repeated phrase that ‘Malaysia is first-world 
when it comes to building new structures, but have a 
third world mentality maintaining it’. 

Siva says it is imperative that property industry 
professionals fully understand the potential tenants’ 
needs and to cultivate a world-class mentality with 
regards to maintenance. 

He called for them to apply the ‘Three Rs’ – Refit, 
Repair and Renovate. Of immediate importance was 
to ensure the upkeep of the common areas such as 
lifts, escalators, public amenities and common areas 
as these will directly affect a potential client’s first 
impressions of the property. 

He also said that having rent-free periods was an 
important promotional tool that will entice tenants. He 
advised against going down the slashing rents route as 
it will be very difficult to raise it again when economic 
conditions improve. 
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that can be easily wiped clean. Pendant lighting and 
a feature wall with a piece of art can further help to 
define the dining zone.
 
SQUARE PEGS AND ROUND HOLES
The shape of your table is an important consideration. 
Square tables can be space wasters and round tables 
often look best in a square room. Narrow rectangle 
tables with length can fit the most people into a limited 
space and are great for food sharing and intimate 
conversations.

WHITEWASH
Chunky timber tables make a statement if you have 
enough room but they can be visually dominating in a 
small space. A white chair-and-table combo not only 
looks fresh but can blend into the background, creating 
a minimalist vibe.
 
CHOOSE COMPACT CHAIRS
Upholstered chairs with high backs are by far the most 
comfortable option but they occupy a lot of space - 
both visually and literally. If space is a factor, consider 
compact chairs with low backs to create more room. 
Stools are another tidy option as they can disappear 
out of view.

The dining area can become a versatile part of a home, 
doubling as extra bench space, somewhere for the kids 
to do their homework and, most importantly, a place 
for family and friends to bond while sharing a meal. 
Choosing a table that’s right for your home will serve 
you well for many years to come.

This article was sourced from www.realestate.com.au

Here are some ideas to maximise your meal zone when 
space is scarce:

CATER TO YOUR LIFESTYLE
If entertaining isn’t a big priority there’s no point trying 
to squeeze in a dining setting for 10. If you’re more likely 
to meet friends at a restaurant, a compact setting at 
home for family members is enough to suit your needs. 
Storing some extra chairs elsewhere keeps you flexible 
for when guests pop by.

CHOOSE THE RIGHT SIZE TABLE FOR YOUR 
SPACE
If your table is too big it will draw attention to the lack 
of space. Ensure there’s enough room around the table 
to give the illusion of spaciousness - one meter in each 
direction is ideal.

6 WAYS TO MAXIMIZE YOUR DINING SPACE

In many modern homes, formal dining rooms have been traded for open-plan living. 
If you enjoy entertaining and value the ritual of family mealtime, you might find 
yourself searching for innovative ways to create a dining area.

CREATE A VIRTUAL ROOM
In the absence of walls, a floor rug can help to visually 
create a dining zone. Make sure the rug has space to 
allow for chairs to be pushed out and choose furniture 
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It has established itself as a regional multi-cultural 
information hub where technology entrepreneurs 
and global multinationals enjoy attractive tax breaks, 
access to world-class human capital and infrastructure, 
at a developing nation’s costs. It has realised with 
much success the vision of its conception which was to 
attract world-class companies to capitalise on its multi- 
media super corridor status. 

From a mere 21 pioneering companies, Cyberjaya is 
today home to more than 800 companies, of which 
40 are global and regional multinationals. From a hub 
designed to attract research and development (R&D) 
initiatives, Cyberjaya is today one of the primary 
locations for the global shared services and outsourcing 
(SSO) sector, ranked third only behind India and China.

AN ARCHETYPE OF SMART LIVING

The growth of Cyberjaya, particularly in the last decade, 
has been phenomenal. From a zone designated for ICT 
companies, it has evolved into a global tech city with 
relevance to various segments of a smart community. 

Beyond being a space for tech giants to provide 
innovative world class services globally, it has become 

CYBERJAYA MAKES ITS MARK 
AS A GLOBAL TECH CITY
Cyberjaya is gaining global recognition as a self-sustaining tech hub.

a place for small business to find their niches and grow, 
for students to be inspired to dream of discovering 
the next technological breakthrough and for start-ups 
to be trailblazers of revolutionary digital services. It 
is also in this dynamic well-structured township that 
well-qualified professionals have chosen to take up 
residence and entrepreneurs leverage on its robust 
retail environment.

Additionally, 
Cyberjaya has also 
positioned itself as 

an education hub by 
housing six universities 
and colleges, as well 

as five schools.
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Construction of the global tech city that Cyberjaya is 
today began in the mid-90s as a green field of about 
7,000 acres of mostly undeveloped land. Cyberjaya’s 
potential however only began to draw the attention of 
investors around 2010.

The completion of the Maju Expressway (MEX) in 2007 
propelled Cyberjaya’s growth. Setia Haruman Sdn Bhd 
(SHSB), which is jointly owned by established property 
developers Emkay Group and UEM Sunrise Berhad, 
is the master developer of Cyberjaya. Other key 
developers include SP Setia Bhd, OSK Property, MCT 
Bhd, Paramount Properties Sdn Bhd and Mah Sing Bhd.

Its natural green environment gave developers the 
opportunity to develop a well-planned smart city that 
has become a landmark development of sustainable 
living.  Additionally, Cyberjaya has also positioned itself 
as an education hub by housing six universities and 
colleges, as well as five schools.

It has a large foreign student as well as professional 
population, which has created an international 
environment that has fuelled growth and opportunities 
for investors.

PHYSICAL AND DIGITAL CONNECTIVITY A PLUS 
FOR INVESTORS

Cyberjaya is surrounded by highly populated areas 
such as Puchong, Putrajaya, Kajang, Bangi and the 
whole southern corridor of Klang Valley. It is the green 
oasis of a sustainable city living in contrast to the 
hustle and bustle of its neighbours notorious for their 
overcrowded townships and unproductive traffic jams. 

The easy and convenient links it provides in terms of 
physical accessibility as well as digital connectivity 
are also key factors that have contributed to its 
attractiveness to investors. Cyberjaya serves as the 
ideal for people looking to set up homes or businesses 
in the Southern Corridor of Greater Kuala Lumpur.

Today Cyberjaya’s emergence as a global tech city 
has placed it on the international map as the preferred 
location for digital businesses of tomorrow. It has also 
carved a name for itself in the education sector as a 
world class education hub with universities such as Lim 
Kok Wing University and the Multimedia University. 

Its comprehensive infrastructure consisting of 
expressways, well-connected roads, public amenities 
is set to become even more sophisticated with the 
completion of a RM500 million government hospital in 
the Autoville area.

Cyberjaya serves as 
the ideal for people 

looking to set up 
homes or businesses 

in the Southern 
Corridor of Greater 

Kuala Lumpur.
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The top residential project in Cyberjaya for non-landed 
residential properties was Cyberia Smart Homes at 51 
transactions. It is no wonder that this project tops the 
list - at an average price per sq ft of RM310, it is very 
affordable to the mass market. 

More so, the development is located right next to 
Multimedia University and within a few kilometres to 
Limkokwing University - making it a top option for 
student renters. 

Hence, Cyberia Smart Homes continue to generate 
interest among investors, especially, even though the 
project is already more than 15 years old. 

CYBERJAYA: STRIVING
TOWARDS SMART CITY STATUS

REENA KAUR BHATT studies the latest transaction activities for non-landed residential 
properties in Cyberjaya and analyses why one would invest in the aspiring global 

tech hub.

Shaftsbury Square Residence which was completed in 
October 2013, commands reasonable interest even with 
its slightly higher average price per sq ft at RM690. 

Located in the heart of Cyberjaya, Shaftsbury Square 
Residence is a modern integrated residential and 
commercial development comprising of SoHo, serviced 
apartments, offices and retail shops. 

With its units ranging from 463 - 1,373 sq ft, there is an 
option for a wide range of buyers - from single working 
adults to young families. The development also features 
luxurious components such as fine furnishings, solar 
powered hot water as well as fibre optic infrastructure 
and broadband connectivity.

TOP 5 PROJECTS (APRIL 2015 - MARCH 2016)

NO. PROJECTS TOTAL TRANSACTIONS
AVERAGE PRICE 
PER SQ FT (RM)

1. Cyberia Smart Homes 51 310

2. Shaftsbury Square Residence 24 690

3. Serin Residency 23 413

4. The Domain @ Neocyber 16 486

5. D'Pulze Cyberjaya 15 621

   * Source: iPropertyiQ
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MONTH
CONDOMINIUMS SERVICED RESIDENCES APARTMENTS

Number Median PSF Number Median PSF Number Median PSF 

April’15 10 RM 346 3 RM 500 -

May’15 10 RM 422 8 RM 590 3 RM 460

June’15 17 RM 375 4 RM 557 -

July’15 13 RM 457 5 RM 507 -

August’15 13 RM 377 - 3 RM 431

September’15 13 RM 343 2 RM 604 1 RM 449

October’15 10 RM 410 - 1 RM 642

November’15 6 RM 432 2 RM 574 -

December’15 10 RM 397 2 RM 625 4 RM 726

January’16 2 RM 511 1 RM 600 3 RM 540

February’16 4 RM 325 4 RM 463 2 RM 732

March’16 5 RM 392 - 2 RM 333

Monthly Average 9 RM399 3 RM558 2 RM539

   * Source: iPropertyiQ

NON - LANDED MEDIAN PRICE PER SQ FT (APRIL 2015 – MARCH 2016)

* Source: iPropertyiQ

Among the non-landed residential variety, 
condominiums appeared to be the most affordable at 
an average median price per sq ft of RM399. Next in 
line are apartments at RM539 per sq ft, followed closely 
by serviced residences at RM588 per sq ft. 

WHY IS CYBERJAYA A RESIDENTIAL OPTION?

Charles Tan, property investor and blogger believes 
that Cyberjaya is a good place to call home. Firstly, 
the city enjoys great connectivity. Now part of 
Greater Klang Valley, Cyberjaya is served by numerous 

expressways; namely the Lebuhraya Damansara- 
Puchong (LDP), North - South Central Link (ELITE 
Highway), South Klang Valley Expressway (SKVE) and 
the KL - Seremban Highway (SILK). The Kuala Lumpur 
International Airport and LCCT is also a mere 30 
minutes away. 

The MEX Highway (KL - Putrajaya Dedicated Highway), 
which opened in 2007 has made the commute to the 
KL city centre all the easier - it takes but 20 minutes to 
get to KLCC. 
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Existing public transportation includes the Express Rail 
Line (ERL) which connects Cyberjaya to KL Sentral and 
Putrajaya. The upcoming MRT Sungai Buloh-Serdang-
Putrajaya line which will see the city receiving two 
stations, namely Cyberjaya North and Cyberjaya City 
Centre, will further enhance commuters’ convenience.

The next point to consider is the quality of life factor. 
Admittedly, Cyberjaya is comparatively quieter than 
popular suburbs such as Bangsar, Petaling Jaya and 
Kota Damansara. It is, however, well equipped with the 
necessary commercial elements – there is the D’Pulze 
Mall within Cyberjaya as well as Alamanda, Putrajaya 
and IOI City Mall, both located 15 minutes away.

With considerably less hustle and bustle, Cyberjaya is 
perfect for families with young children. 48% of the 
city is reserved for public amenities and  greenery, such 
as community clubs and sports arenas as well as public 
parks and lakes. Also, there are sufficient schools, 
government centres as well as no traffic jams to worry 
about! 

Job opportunities are aplenty with the many MNCs 
and global support centres in the area - there are an 
estimated 800 companies with 35,000 knowledge 
workers in Cyberjaya and this has helped the daytime 
population to reach 80,000.

Cyberjaya is also not lagging behind in terms of 
security. The city has its very own fully integrated 

Malaysian Emergency Response System (MERS) 
999 CCTV system, launched in 2009. The system is 
designed to be able to operate round the clock, in all 
types of weather conditions and capture quality day-
time and night-time images, utilising Cyberjaya’s fibre-
optic backbone system

Being located next to Putrajaya is another plus point – 
as it is the government administrative centre and the 
location for the planned High-Speed Rail (HSR) project, 
Cyberjaya will stand to gain from the spill-over effects. 

Besides Cyberjaya’s master developer, Setia Haruman; 
big property players have already staked a claim in the 
township and are working to transform Cyberjaya into 
a complete future city to live, study, work and play. 
These include UEM Sunrise Bhd, SP Setia Bhd, Emkay 
Group, Glomac Bhd, Paramount Property Sdn Bhd, 
Areca Properties Sdn Bhd and MCT Consortium Bhd. 

Cyberjaya’s residential landscape now boasts landed 
properties including terrace houses, semi-detached 
units, bungalows, SoHos (Small office Home offices) as 
well as serviced apartments and condominiums besides 
commercial properties and offices and shop offices. 
The city is also set to receive an additional five new 
malls in the near future – namely Radius @ Cyberjaya, 
Vita Cyberjaya, Galleria Cyberjaya, Skypark Cyberjaya, 
Tamarind Square and Gem in Mall.

A GROWING EXPAT COMMUNITY

Cyberjaya is home to 6 colleges and universities – the 
two main ones, Lim Kok Wing University and Multimedia 
University (MMU) have a considerable foreign student 
population. Many of the graduates stay on to work in 
SME tech companies and tech start-ups in the area. So 
much so, Cyberjaya’s population have been growing 
steadily and is estimated to top 100,000 by end of 
2016. 

According to Charles, Cyberjaya can be a good  
retirement hotspot for foreigners, especially MM2H 
applicants. With its warm climate, affordable medical 
services, culture diversity and good food, Malaysia is 



Cyberjaya: Striving towards smart city status

55

an attractive option for foreign retirees. Cyberjaya has 
the distinct advantage of being a low-carbon city and 
one where huge plots of land are reserved for greenery 
- all which are major selling points for expatriates and 
retirees who prefer a quieter and greener environment 
instead of the usual hustle and bustle of their home 
cities.

There are developments being built to cater to 
the potential demand. One of them is Roppongi@
Cyberjaya, named after the Roppongi district in Tokyo. 
The development integrates work, dining, shopping, 
entertainment and education all within a high-density, 
high-intensity yet green urban environment. The 
project will be the first ‘micro-climate township’ in 
Malaysia and is slated for completion in 2019.

SMART AND LIVABLE CITY IN THE MAKING 

Cyberview Sdn Bhd, the government-owned company 
mandated to spearhead Cyberjaya’s development 
is shaping the perfect ecosystem to woo in big tech 
players and in turn generate high-value job creation.

While its original aspirations were focused on ICT, 
Cyberjaya is now upping the ante by positioning itself 
as a more encompassing global tech hub.

To date; 71% of Cyberjaya’s land has been developed, 
is under construction, or in planning stages. The tech 
hub is today home to more than 800 companies, of 
which 40 are global and regional multinationals. Some 
of these tech giants include Dell, IBM, HP and Motorola. 
Residents stand to benefit from these foreign direct 
investments - the need for a smart and liveable city 
is more crucial than ever in order to sustain a global 
entrepreneurship hub.

Potential homebuyers will be glad to know that 
Cyberjaya will have its very own government hospital 
by 2018. Costing RM500 million, the hospital will be 
built in the vicinity of Autoville within the next 2 years.
In a bid to make the city more attractive, improvements 

in physical and digitaI connectivity are underway. 
Some of the efforts undertaken to improve the city’s 
‘soft’ infrastructure include Smart Environment 
features, which are used to improve energy and 
resource efficiency. There are also technologies in 
place to elevate the economy - including solutions like 
interactive hyper-local advertising to offer products 
and services to the right people at the right time.

In addition, residents, businesses and visitors now 
have internet access with broadband speeds of up to 
1Gbps. On top of that, in July 2016, Cyberjaya became 
the first township where network operators can offer 
high-speed internet and 4G LTE connectivity courtesy 
of the 22 High-Speed Mobility Solution.

Steps are also being taken to encourage cycling and 
to reduce the city’s carbon footprint. A comprehensive 
network of cycling paths in Cyberjaya is currently being 
planned. Once completed, cyclists will be able to ride 
safely from their homes to key public transportation 
hubs such as bus stations, where they can continue 
their journey onwards via public transportation.

To support the city’s growth plans, Cyberjaya will see 
the development of a city centre that will create a 
focal point for the city and its surroundings within a 
30–50 km radius. Called Cyberjaya City Centre (CCC), 
the project will be developed in two phases on 53 
acres of land located between Putrajaya Sentral and 
Limkokwing University over a period of 15 years.

CCC will be consolidated into three zones, namely 
Vibrant, Tech & Enterprise and Gateway - where each 
zone will have the right infrastructure and facilities 
that will cultivate and support the stimulation of new 
ideas and inspiration, establishments of creative and 
commercial opportunities as well social networking 
platforms.

The mega development will be built to integrate with 
the MRT Line 2 (Sungai Buloh-Putrajaya) as well as 
provide seamless pedestrian connectivity via a walkway 
from the Putrajaya Sentral ERL Station.

CONCLUSION 

With all these projects coming into place, we can only 
expect more robust growth for Cyberjaya in the next 
5-10 years.
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“It is becoming harder and harder to get a mall right,” 
says Allan Soo, Managing Director of Savills (Malaysia) 
Sdn Bhd, pointing to the Klang Valley mall landscape 
as the best example. There are 155 malls providing 
approximately 56 million sq ft of retail space for a 
populace of 7.3 million. Soo believes that this ratio of 
7 sq ft per capita is way too high and both retailers 
and mall operators must be sensitive to various factors 
in order to handle what is essentially an oversupply of 
mall space. 

WHAT LIES AHEAD
FOR MALLS IN MALAYSIA

ALLAN SOO outlines some consumer trends and what lies in wait for malls in Malaysia.

MEGA TRENDS

Soo says that there are a number of mega-trends that 
investors must be aware of. The first is the all-important 
‘consumer trends’, to which Soo quickly highlights that 
it is the millennials who have taken center stage as the 
next generation of consumers. He tells mall operators 
and retailers to be mindful of millennials’ consumer 
traits. He says they are highly tech savvy and not at all 
influenced by mainstream media. 
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THE ONLINE BEHEMOTH

A key factor that must be tackled is the availability of 
online shopping platforms that have proven to be so 
successful in recent years. Soo says these platforms 
inevitably will affect the success of brick and mortar 
malls. He uses the success of Ali Baba and Zalora as 
key examples, pointing to the fact that the former is 
the world’s largest retailer today. Ali Baba recorded 
its highest single-day receipts on 11th November 2015 
when US$14.3 billion sales were achieved. Soo points 
out that it would take Kuala Lumpur’s most successful 
retail mall, KLCC, over a quarter of a century to match 
that amount of sales.  

Soo makes the prediction that social media site 
WeChat will soon have a similar impact and may even 
overtake Alibaba as the world’s number one shopping 
portal. He also asks that mall operators and retailers 
be mindful of changing consumer trends in this regard. 
He uses a personal anecdote to highlight this saying he 
receives an average of a couple of parcels per annum, 
but his friend in Tokyo receives up to five parcels daily! 
Online shopping is here to stay and will affect mall 
performances. 

FASHION TRENDS

Soo also counsels that mall operators must look closely 
at fashion trends and how quickly trends can change. 
Fashion is turning younger, cheaper, faster and trendier. 
Classic luxury brands are reinventing themselves as 
social media continues to play a huge role in impacting 
tastes and trends.

Hence, Soo says mall operators must do in-depth 
research to ensure they have the right data to ensure 
they identify the right tenants. Get this wrong and mall 

The next step is to calculate retail turnover as that 
will determine rental rates. Soo says that the average 
turnover for city centre mall is between RM100 to 
RM180 per sq ft / month, while a mall in the suburbs 
records an average of RM45 to RM85 per sq ft / month. 

The next phase is to have customer exit surveys which 
are very important in establishing various crucial factors 
such as median household and individual incomes, 
alongside crucial data on spending habits, preferred 
brands and expectation levels. 

CONCLUSION

Soo believes that with rentals reaching a plateau and 
the oversupply of mall space in the Klang Valley, the 
need for mall planning becomes even more important. 
Developers must take into account positioning, sizing, 
layout, configuration and the trade and tenant mix.

He also says that mall operators must be aware of 
retailer strategy and plans as well as global direction 
to ensure continuity and profitability. Accommodating 
affordability, as well as market requirements, will 
require constant monitoring and adjustments to ensure 
that the mall has the right mix and balance to continue 
attracting the right consumers.

Millennials are not brand loyal and rely heavily on 
social media to guide their purchasing decisions. 
“They also like to share their experiences on social 
media,” underlines Soo, “so malls these days must 
provide internet connection.” The availability of Wi-Fi 
and attendant services such as Apps will determine if 
millennials will be drawn to the mall.  

operators could end up with second-class tenants, 
thus impacting the overall feel and perception of the 
mall. This will have a pronounced effect on the type of 
customers the mall will attract, their spending power, 
and ultimately, turnover and rental rates. 

RESEARCH IS KEY

Soo points to several determining factors when deciding 
on the building of a new mall and the first is the density 
of population. He believes that generally speaking, 
there should be a population of about 80,000 within a 
five minute’s drive from the mall’s location. For the mall 
to have a good chance of succeeding, the surrounding 
population should also have an average combined 
household income over RM6,500 per month. Total 
household income for the area should exceed RM600 
million per annum for sufficient support of the mall. 

DISCLAIMER: The opinion stated in the article is solely of Allan Soo’s 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.

Soo points to several determining 
factors when deciding on the 
building of a new mall and the 
first is the density of population.

Millennials are not brand 
loyal and rely heavily on 
social media to guide their 
purchasing decisions.
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AREAS YOU SHOULD TARGET

KHALIL ADIS shares some important tips on 
where to find affordable properties in 
the Klang Valley.

BOOK

EXCER
PT

PROPERTY BUYING FOR GEN Y

KUALA LUMPUR
Some of you may be feeling down about not being 
able to afford a property within Kuala Lumpur. But 
there are parts of KL where you can still find affordable 
properties. Now, let’s go through the projects, using 
one as a case study. You should look for projects in the 
central area marked “Open for Registration”.

Case Study: PR1MA @ Bukit Jalil, Kuala Lumpur (Bukit 
Jalil-Seputeh)
This project is an apartment complex comprising 320 
units with sizes ranging from 654 square feet (two-
bedroom units) to 957 square feet (three-bedroom 
units). Prices start from RM267,000. Expressways 
nearby are the South Klang Valley Expressway (SKVE), 
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Maju Expressway (MEX), KL-Seremban Highway and 
Lebuhraya Bukit Jalil. The proposed facilities include a 
clinic, retail outlets, surau, swimming pool, multipurpose 
hall and a rooftop garden.

ANALYSIS
What I like about the project is that it is located next 
to a park (a big plus as KL lacks green lungs), has 
a low barrier to entry and it is served by four major 
expressways. In addition, the RM10 billion Ampang LRT 
extension from Sri Petaling to Puchong and all the way 
to Putra Heights will add 11 new stations along an 18.1km 
line. In my opinion, all these transport masterplans will 
enhance connectivity, reduce traffic congestion and 
enhance the value of properties within the area. Bukit 
Jalil is a fairly mature neighbourhood whose main 
economic activity is the sporting arena - you have the 
Bukit Jalil Stadium and golf course.

Then there are major institutions nearby such as the 
Asia-Pacific University of Technology & Innovation, 
Asia Pacific-Institute of Information Technology, 
Technology Park Malaysia (TPM) and the International 
Medical University (IMU).

What I have done here is refer to the following checklist:
• Check the masterplan - by going to the PR1MA 

website.
• Check if there is a transport masterplan in place - I 

googled for information on the Ampang Line LRT 
Extension.

• Check the budget allocation from the government - I 
had established in my research that RM10 billion had 
been allocated for the LRT extension.

• Check the economic drivers - the main activity here 
is the sports complex and education institutions.

• Check for job creation - I have established the 
stadium and education institutions as the main job 
creators here.

Then, use the monthly mortgage calculator and 
income-to-mortgage ratio to check if you can afford a 
property here. Some of you may qualify.

What I want you to do is to do the same exercise for 
all the projects list on PR1MA and the federal-initiated 
project called the Rumah Mampu Milik Wilayah 
Persekutuan. Go to rumawip.kwp.gov.my. Follow the 
checklist above and apply the monthly mortgage 
calculator and income-to-mortgage ratio.

MORE ECONOMIC DRIVERS PLANNED
Kuala Lumpur has been developing at breakneck speed 
from the Mahathir era in the 1980s to the current Najib 
administration. Some of the iconic developments that 
will soon tower over the city will include the Tun Razak 
Exchange (TRX), KL 70 Metropolis, Warisan Merdeka, 
Bandar Malaysia and the Pudu Jail Redevelopment 
near the Hang Tuah monorail station. You should do 
extensive reading and research where the projects are 
taking place and, if possible, try to look for properties 
nearby.

Let’s take a look at some of the major economic drivers 
currently taking place in the city.
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that will house the Malaysia International Trade and 
Exhibition Centre (Mitec). With a GDV of RM15 billion, 
it will be served by the upcoming KVMRT line. KL 
Metropolis will comprise a shopping centre, luxurious 
condominium projects, art complexes, museums, 
exhibition spaces and a health and wellness precinct.

To mitigate your risks and to ensure your unit gets sold 
or rented out quickly, check the following:

1. Is your property affordable?
 Most Malaysians have a budget of less than 

RM500,000. If you property is below this price, you 
stand a higher chance of selling your property.

2. Is your property close to train stations?
 A property that is within a kilometre from a train 

station is highly desired. For example, properties 
close to transport hubs can generally command a 
five to 10 per cent premium in asking price.

3. Is your property in good condition?
 Properties can either be an eyesore or a “love-at-first-

sight” encounter. A property that is well-maintained 
and in good working condition will be snapped up 
quickly. 

4. Is your property close to industries?
 Generally, people want to be close to their workplace, 

especially in Kuala Lumpur where traffic jams mean 
having to wake up early just to get to work. Properties 
that are located close to industries will be highly 
desired and translates to higher chances of selling or 
renting them out.

5. Is your property close to basic amenities?
 The availability of amenities such as banks, 

restaurants, shopping centres and supermarkets in 
your neighbourhood is an important consideration 
for potential buyers and tenants. They want all these 
to be within walking distance from where they live.

KVMRT
The Klang Valley Mass Rapid Transit Line 1 (KVMRT) is a 
major transportation project by the federal government 
to alleviate the notorious traffic jams plaguing Kuala 
Lumpur. When I attended DBKL’s press conference in 
2008, I learnt that around a million cars will enter and 
leave the Klang Valley daily, causing the massive jams 
you see right now.

Announced as part of the 10th Malaysia Plan under 
the Economic Transformation Programme (ETP), 
this project is undertaken by the Mass Rapid Transit 
Corporation Sdn Bhd (MRT Corp) and its project 
delivery partner, MMC-Gamuda KVMRT (PDP) Sdn Bhd. 
The line will span some 60km from Sungei Buloh to 
Kajang and will comprise 35 stations. Seven stations 
will be underground while the rest will be elevated. The 
MRT project is slated for completion in 2016.

Sungei Buloh-Serdang-Putrajaya Line
Also known as SSP MRT Line 2, this line is meant to 
serve Putrajaya (which is currently only accessible by 
car), passing through the inaccessible area of Kepong 
Sentral and all the way to Sungei Buloh. Line 2 will 
comprise 36 stations along a 52.5km track. Eleven 
stations will be built underground while the rest will be 
elevated. Full service is expected to commence in the 
second quarter of 2022. The Bandar South MRT station 
will serve as the interchange station to the High Speed 
Rail station in Bandar Malaysia.

Circle Line
Also known as MRT Line 3, this is the final line that is 
a “wheel and spoke” system to connect to the MRT 
Lines 1 and 2. Line 3 is expected to be completed in 
2025. Collectively, all three lines will be integrated with 
the current train systems forming the Klang Valley 
Integrated Train System.

KL Metropolis
An ambitious mixed-use development called KL 
Metropolis is currently being built along Jalan Duta 
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AREA ANALYSIS: SELANGOR
Buyer’s Profile and Income Level
Selangor is primarily driven by the local market. 
The average income here ranges from RM2,000 to 
RM8,000 per month. For locals, buying a property 
near the upcoming MRT stations will increase the 
overall desirability, rental attractiveness and the capital 
values, as the properties will have higher demand once 
the MRT line is completed in 2017. I would urge you 
to study the affordable homes that are being offered 
by both the state and federal governments. There are 
plenty of good deals, even below RM100,000.

Case Study 1
I particularly like the Sungei Buloh area as the 
upcoming Sungei Buloh MRT station will serve as an 
interchange station with the KTM and MRT Circle Line. 
For this case study, I will not use PR1MA homes. Rather, 
I will use examples of condominiums and apartments 
in the area. This is because some of you may want to 
buy direct from a developer. Also, I want to show you 
how versatile my checklists and mortgage calculator 
are, such that you can apply them across any housing 
projects. Ready?

I did a survey and found out that properties around 
Sungei Buloh are priced around RM186 to RM246 per 
square foot. Now, let us assume you would like to buy 
a three-bedroom unit in Bangsar, priced at RM200 per 
square foot with a size of 800 square feet.

The quantum price will be RM200 x 800 = RM160,000.

Let us assume an interest rate of 4.45 per cent with 10 
per cent down payment and 90 per cent loan over 30 
years.

You will need to put down a down payment of 
RM160,000 x 10/100 = RM16,000.

Now, let’s work out your monthly mortgage payment 
using the mortgage calculator here: www.calculator.
com.my/home-loan-calculator#.VnJPphx0ziA

Your monthly mortgage would work out to RM725.36.

If we work backwards using the income-to-mortgage 
ratio: to afford such a unit, your gross income must be:

Gross income x 30/100 = RM725.36

Gross income = RM725.36 x 100/30 = RM2,417.87

For a fresh graduate who earns, say, RM3,000 a month, 
this property is affordable.

Khalil Adis
iProperty.com‘s brand ambassador 
(Iskandar Malaysia) property speaker 
and author

Note: This is an excerpt from the book “Property Buying For Gen Y” (Chapter 7) by property expert, Khalil Adis.
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Trump’s platform is based on protectionism 
for the benefits of the US – possible moves 
include raising interest rates and abolishing 

trade pacts which do not favour the US, 
such as the TPPA. Of course, all these will 
require congress clearance first. If passed, 
the direct impact will be the strengthening 

of the US$, thus causing our import prices to 
go up. Inflation and the cost of construction 
will likely increase as well and this may result 
in property prices moving slightly upwards.

However, due to the current stagnant 
market condition, I foresee that this will 
not be the case, as affordability will be 
hit hardest if inflation increases. Export-

orientated industries may gain in terms of 
higher demand. Nevertheless, all this does 

not detract from the key issues accosting the 
Malaysian property market, i.e the property 
oversupply and uncertain socio-economic 

conditions, both which will take some time to 
be solved.

“

” 
James Tan

Associate Director 
Raine & Horne International

Trump knows he is a President to all 
Americans. Engaging non-supporters 
ensures the country remains united for 

economic progress. Imagine a productive 
America versus one which is fighting every 

day and you get the idea. A growing 
America is better for the world economy 
too. He may be against the TPPA but he 
would still need to engage this part of 

the world economically, somehow. 

As investors, we need to be more 
objective amidst these uncertainties. The 
right property at the right price matters 

more for long-term investments. Stay 
focused at all times, not just now. As I 

have said countless times - I hope that 
the majority of investors are investing 

instead of speculating. This will ensure all 
our hard-earned money is safe instead of 
being jeopardized by the actions of a 

few crazy speculators.

“

” 
Charles Tan

Property investor and 
blogger@kopiandproperty.com

Industry experts share with REENA KAUR BHATT their thoughts on how the real estate 
tycoon’s election as the next US President could affect the local property market.

PRESIDENT 
TRUMP: WHAT 
DOES IT SPELL 
FOR MALAYSIA’S 
PROPERTY 
MARKET?
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Even though the US is traditionally one of our  
main trading partners, its direct investment in 

Malaysian real estate is generally insignificant. It is 
too early to ascertain what a Trump administration 
would be like, though his campaign is centered on 

anti-globalisation and protectionism.

In the short term, the uncertainty will affect inflow of 
capital into the ASEAN region including Malaysia. 

But once the dust settles, reality will prevail.  
Overall, I feel that the impact of Trump’s election to 
the Oval Office on Malaysia’s real estate market 

will be less severe as compared to the Brexit.

“

” 
Foo Gee Jen

Managing Director
CBRE-WTW Malaysia

Trump’s victory did throw world markets into an 
unimaginable spin as he professed policies that 

yearned to “MAKE AMERICA GREAT AGAIN” from 
a perspective of exclusivity. The idea is to draw 
capital back into America - through tax rebates, 
raising interest rates, tariffs, currency war against 

China and renegotiating trade policies that 
encourages globalisation partnership. 

Property cycles normally work in seven-year 
cycles - taking off in 2011, we are already facing 

pressures due to the absence of a national 
housing policy and a total mismatch of housing 
needs. Developers should be policed to build 

what is necessary rather than be driven by profit. 

In many ways, a slowdown vis-a-vis the property 
cycle was already on the cards and the Trump 
victory interspersed with his policies appears 
to be the final nail in the coffin for Malaysian 

property values. Keeping in tandem with property 
market cycles, I believe an upswing will be seen in 
2022/2023 as banks merge and capitalisation is 

made available to fuel growth again.

Donald Trump’s election as president has 
brought uncertainties into the ASEAN 

region, especially Malaysia. Our currency 
may further weaken which may push up 

the cost of doing business especially for 
wages and raw materials.  Developers 
may hold back launches due to the 

weak sentiment while waiting for a clearer 
direction. 

With the Ringgit depreciating against 
the US$ and it being the worst performer 
in the region, BNM may increase interest 
rates to stem the further weakening of the 
Ringgit. This will certainly affect consumers’ 

buying interest and many home buyers 
will adopt a ‘wait and see’ stance.

“ “

” 

” 

Warrick Singh
Director of Business Development/Training

Asian Realty SB, Asian Land Auctioneers SB 
& Starfish Training SB

Datuk Anthony Adam Cho, JP
Branch Chairman
REHDA Malacca

In the short to medium term, Trump’s 
election will most likely cause capital 

outflow from the Asian market. In general, 
this will cause the property rental market 

to dip a little as many businesses 
may choose to move back to the US. 

Malaysian real estate, however, remains 
one of the cheapest in the region. 

Our property market should not 
be affected too much as it is still 

attractive to many foreign investors and 
businesses. The market will ultimately 
correct itself once it cools down, 

although there may be a negative 
impact in next few months.

“

” 

Chris & Andy Gan
Property Investors
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COST MANAGEMENT - PART 1
DR JAMES TEE explains why managing costs and maximising 
value for the clients are crucial to the success of any 
construction project. There are 2 parts to this Chapter.

EXCLUSIVE

BOOK EXCERPT

INTRODUCTION
Strategic and operational cost management is a critical 
aspect of property development to create value. 
Given the same revenue, developers with a lower 
cost structure will achieve a higher profit margin. This 
chapter covers the control of gross development costs, 
construction costs, mechanical and electrical costs, 
architectural costs, civil and structural costs, capital 
contributions and compliance costs.

Cost management is not just about savings or 
reducing costs. It is also about avoiding expenditure 
on unproductive deals or projects that you may 
end up aborting. Likewise, avoid unnecessary and 
redundant work — such as re-strategising, re-planning 
and re- executing existing projects — to ensure timely 
completion of your project.

Having less diversification is preferred for cost 
management purposes as this allows you to manage 
your scope of work better. By focusing on similar types 
of products in the same locality or customer segment, 
you tend to build up stronger expertise to achieve 
superior performance. 

GROSS DEVELOPMENT COST
While gross development value (GDV) is the 
aggregate market value of the proposed development, 
gross development cost (GDC) is the total cost of 
undertaking a development. The top two biggest 
property development expenses are construction and 
land costs, which comprise roughly 60% to 65% of GDV 
for both high-rise and low-rise developments in the 
Klang Valley. Controlling the biggest cost components 
will result in the most substantial savings. Stringent 
cost control is essential in order to achieve the targeted 
profit margin. Good cash flow management is also vital 
in property development. You need to set realistic 
targets and sell enough properties to see your project 
through to completion.

Though specific expenses may differ from project to 
project, it is important to benchmark the cost structure 
against relevant projects to enable the marketing 
team to set a proper budget and to price the products 
appropriately. For example, sales and marketing 
expenses may add up to 3% to 5% of GDV, especially 
if you build a sales gallery with show units when you 
expect sales to be slow.
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While construction and land costs are the biggest 
expenses, this does not mean that other cost 
components are unimportant. On the contrary, 
controlling costs on all fronts is of vital importance. 
However, focused effort on the biggest cost 
components will yield larger results, as you apply the 
80/20 rule to utilise scarce management time and the 
resources available to achieve the best results.

Most senior management personnel are very busy with 
daily operational matters. The best approach is to draw 
up a priority list for the other cost components — apart 
from construction and land costs — after a careful study 
and feedback from various departments. Focus on the 
low hanging fruits which are the easiest to implement 
quickly and have the biggest financial impact.

While some branded developers may spend up to 5% 
of GDV on marketing cost, you can spend 1.5% less if 
there is no need to have a sales gallery and show units. 
One option is to put your showroom in your office. 
Developers with small projects typically spend less 
on marketing costs. Outsourcing project marketing to 
external real estate agencies is also becoming more 
popular now. 

CONSTRUCTION COST
Construction cost is the single largest cost incurred 
in delivering completed properties to purchasers, and 

it can amount to 45% to 50% of GDV. For the latest 
cost estimates for projects, refer to JUBM and Langdon 
Seah Construction Cost Handbook for Malaysia which 
is published annually. The recent movement in foreign 
exchange rates has resulted in a cost increase of up to 
20% for some imported items.

The construction cost per square foot of residential 
developments in Kuala Lumpur is also one of the 
lowest in this region. For example, it can be 3 times and 
4.5 times more costly to construct premium high-rise 
residential apartments in Singapore and Hong Kong 
respectively than it is in Kuala Lumpur.

The major construction costs include civil and structural 
(C&S) works, mechanical and electrical (M&E) works, 
architectural works and piling works. For mid-level 
high-rise residential projects, C&S cost can be the 
highest at 30% of construction cost. For luxury high-
rise, residential projects, architectural cost can be the 
highest at 28% of construction cost. For high-end office 
developments, M&E cost can be the highest at 32% of 
construction cost. These figures are rough estimates 
for value engineering purposes, as each project is 
unique and different from one another. You can manage 
construction costs by simplifying the design, using 
reasonably priced quality materials, and choosing the 
right equipment and construction methods. These will 
be discussed in details later in this chapter.
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Factors Affecting Construction Works
The key performance metrics for property developers 
include quality, time, cost and safety. The selection of 
reliable contractors and a capable project management 
team are crucial to delivering quality products within 
the planned timeline and budget. Upholding safety is 
paramount for construction and property development 
projects. There are many factors affecting construction 
works. Some of them are highlighted below.

Consultants
Ensure completeness of construction drawings. For 
instance, use Building Information Modelling (BIM) along 
the construction value chain to promote collaborative 
interaction among the various stakeholders. Enable 
the ease of construction and efficient use of resources. 
For example, improve buildability during the design 
development stage to facilitate construction through a 
visualisation of the building designs. 

Contractors
Use suitable construction methods, technology, 
equipment and tools to do the work right — the first 
time. Adopt a “no rework” mindset — take a preventive 
approach instead of having to resort to corrective 
works. It is also important to have a safe work method 
statement. Utilise project management tools to handle 
the organising, collaborating, communicating and 
monitoring of work progress, issues and quality control. 
Employ skillful, motivated and disciplined workers

Administrator
Undertake strategic planning of site works. For example, 
optimise the number of tower cranes and operators’ 
schedules to reduce idling time or overtime claims.

Coordinate the various contractors’ works. Coordination 
of the development project and the quick resolution 
of any issues that may arise amongst the developer, 
consultants and/or contractors. The handling, 
transportation and storage of materials. For instance, 
protect materials upon delivery and installation, e.g. 
countertops, bath tubs, sanitary ware. Carry out a post 
mortem session at the end of every project to establish 
lessons learnt and to develop best practices for future 
projects.

Good Project Management
Good project management during the construction 
stage is crucial in order to deliver the properties 
according to the specified product quality in a timely 
manner and within the approved budget. Successful 
project management requires the developer, project 
team, consultants and contractors to share the same 
goals for the project.

The relevant approvals, permits and requirements by 
the authorities must be complied with. A clear plan 
with the agreed responsibilities, scope of work and 

timeline should be utilised to monitor the progress of 
the project. Regular coordination meetings, effective 
communication among the people involved (including 
contractors and suppliers) and the use of project 
management tools are important for tracking progress 
and resolving any issues that may arise.

The project director and senior management team also 
need to support the project team to settle conflicts 
or disputes, reduce potential risks, maintain strong 
teamwork and make timely decisions to move the 
project forward. In short, various stakeholders must 
work together seamlessly to deliver the completed 
properties to the satisfaction of the purchasers. 

MECHANICAL AND ELECTRICAL COST
M&E cost is a major expense for developers, especially 
for high-rise projects. Conduct a life cycle cost analysis 
on systems in your buildings that consume a lot of 
electricity and water, or that require significant cost to 
operate or maintain even in a good working condition. 
Take into consideration the downtime, loss of 
productivity, reputation of the building and complaints 
from building occupants.

Essentially, design the M&E systems for minimal and 
easy maintenance. Bear in mind that energy cost 
comprises the bulk of a building’s operating expenses 
over a 25 to 30-year period. Excellent technical 
expertise and experience in value engineering are 
required to carry out design enhancement initiatives to 
reduce redundant costs.

For a premium high-rise office development, the air 
conditioning and ventilation system can be the highest 
cost, amounting to 32% of M&E cost. However, for mid-
range and luxurious high-rise residential projects, the 
electrical costs can be the highest, amounting to 28% 
and 30% of M&E cost respectively. These figures are 
rough estimates for value engineering purposes.

Optimising M&E Cost
Building services and facilities are the systems installed 
in buildings in order to provide a comfortable, functional, 
efficient and safe environment. Such systems include 
air conditioning and mechanical ventilation (ACMV), 
escalators and lifts, fire detection and protection, 
water supply, drainage and plumbing, communications, 
telephones and ICT networks as well as security and 
alarm systems.

Design the building services to suit your building’s 
grade, type of occupants and their requirements. 
For instance, an office building should have certain 
facilities for it to operate efficiently and safely for the 
comfort and convenience of its occupants. Negotiate 
a preferential rate during the tender stage for a 5 to 
10-year optional maintenance package after the defect 
liability period expires, especially for lifts.



Cost Management 

67

Consider providing more sophisticated building 
systems to meet the requirements of the target market 
segment. A higher initial investment in quality systems 
will give you the potential to attain lower operating 
costs in the long run. Moreover, your upfront capital 
investment in building services will eventually reflect 
on the expected selling price of your building. 

Passive Building Design
Always start with the passive building design, which 
is an approach to influence the building architecture 
to minimise energy consumption. This helps to reduce 
dependency on mechanical systems (or active systems 
such as ACMV systems) in order to maintain occupants’ 
comfort at all times. Passive building designs include 
daylighting, natural ventilation, and solar energy.

Passive design strategies have to be applied at the 
early stages of a development. The building orientation 
and façade materials are some of the earliest features 
to be determined. The building should be designed to 
face the north and/or the south; more windows can 
be placed on these sides. Many developers in Malaysia 
prefer their buildings to face south. Reduce heat gain 
from the sun by reducing the number of glass windows 
at the east and west-facing façades. The light colour 
external wall will absorb less heat than a dark colour 
wall. You also need to select the glass material for 
better thermal conductivity (preferably U-value < 4 
and SC < 0.35).

Natural ventilation can be one of the best strategies 
to reduce the cooling load, which consumes the bulk 
of electricity in a building. Minimise the need for air-
conditioning and consider using natural ventilation in 
areas like car parks, toilets, staircases or lift lobbies, 
depending on the grade and requirements of the 
building.

Active Building Design
Active energy-efficient building design encompasses 
the measurement, monitoring and control of electricity 
consumption through the use of energy-saving devices, 
equipment and control systems. Focus on the system in 
the following section that consumes the largest amount 
of energy in order to achieve more savings.

Air Conditioning And Chiller System
Choosing the right type of air-conditioning system for 
your building is crucial. Cooling load contributes to 
the lion’s share of a building’s energy consumption (at 
least 50%). There are several types of air-conditioning 
systems that you can select from. Refer to Table 3.1 for 
an overview. 
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You need to consider the trade-off between higher 
initial capital investment against lower operational 
costs and vice versa. Longer operating hours such as 
in a hotel or shopping mall environment can result in a 
faster payback period. On a budgetary cost basis - RM 
per refrigerant tonne (RT) - a variable refrigerant flow 
(VRF) system can cost double that of split units while 
a water-cooled chiller system can cost 30% more than 
a VRF system. Refer to suppliers for the latest pricing 
due to recent foreign exchange rate fluctuations.

In addition, review chiller plant design to right-size 
the air conditioning system. For buildings with a high 
cooling load and long operating hours, consider the 
use of high-efficiency chillers and pumps, and variable 
speed drive (VSD) for chilled water pumps, condenser 
water pumps, and cooling tower fans. Allow zoning for 
temperature control because temperature requirements 
may vary in different areas of the building. You can 
increase the temperature (1 to 2˚C higher) during lunch 
time. Additionally, small details like the placement of 
the thermostat can affect the consumption of cooling 
energy. Place the thermostat in the right area, away 
from light fittings and any heat source.

ACMV Piping And Ducting
Design AHU/FCU to have an even distribution of cool 
air. This allows the system to use less energy if the air 
diffuser is working well. There are some interesting 
strategies that can be applied to optimise the design 
of piping and ducting in the air conditioning system to 
make it more energy-efficient. The material commonly 
used in piping for water distribution is pre-insulated 

black steel, while the use of galvanised iron (GI) with 
rock wool is common in the supply air duct. Seek to 
design your piping and ducting by balancing the initial 
capital investment (CAPEX) and operational cost 
(OPEX).

Essentially, you want to achieve the ideal range for 
water flow, which is between 1.8 m/s to 2.5 m/s for a 
500mm pipe, for example. The basic principle is that a 
bigger pipe size will offer a better flow and therefore 
contribute to higher system efficiency. However, bigger 
pipes also mean higher costs.

As for air distribution, you want to achieve the ideal flow 
range of between 0.07 m/s and 0.1m/s (water gauge 
per 100 ft run). You would normally use 0.07 m/s if 
noise pollution can be an issue in your building. Prevent 
bends by having straight piping. When necessary, 
bending sprinklers pipe is better than bending your 
ducting, which operates at least 10 hours/day.

Mechanical Ventilation
Good indoor air quality is of the utmost importance 
for the comfort and health of occupants. Use CO2 
sensor to determine the fresh air requirements. Reduce 
unnecessary fresh air intake because it needs to be 
treated. Monitor your CO2 indoors to be at the optimal 
level of below 1,000ppm.

Furthermore, you should install CO sensors in the car 
park (to keep the CO at below 90ppm) and switch on 
ventilation fans when necessary. Explore the use of a 
semi ducted design to minimise ducting length.
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A good approach to avoid oversizing the mechanical 
ventilation system is to follow the usage-based fire size 
method. Calculate the potential smoke to be generated 
to determine the size of the smoke management 
system. Ideally, you would use 1.5 mw for car park and 
2.5 mw of fire size for offices. An alternative and less 
accurate approach is the dilution method, whereby you 
multiply the entire car park area with 10 air change. The 
fire size method could potentially help you save up to 
50% of capital cost by sizing your system right.

Seek to reduce the humidity in your building for the 
comfort of the occupants. Colder air reduces humidity, 
as it is dryer. However, this can come at a cost of reduced 
fresh air intake and higher energy consumption.

Lifts
Through lift traffic analysis, fine-tune the design of 
your vertical transportation system to adhere to 
CIBSE guidelines. Determine the suitable average 
waiting time and handling capacity requirements for 
the intended class and use of your building. Seek to 
increase the number of lifts in your building compared 
to increasing the speed of your lifts. For example, it can 
be more cost-effective to install 3 lifts with a speed 
of 4m/s than 1 lift with a speed of 8m/s. Factors such 
as lift car size and number of floors served are vital in 
deciding the type and speed of lift to use. Nonetheless, 
in many instances, having more lifts will decrease the 
net lettable area of a commercial building. Thus, you 
need to balance between the number of lifts and the 
target building efficiency.

It is good to utilise the sleeping mode function (that 
comes with your lift) to save energy consumption 
during idle time. Always remember not to use heavy 
stone finishes in your lift car to reduce its weight. In a 
mixed-use integrated development, having separate lift 
lobbies for each component of your building would be 
a necessity.

Escalators
Escalators are mostly used in retail and convention 
centre developments where crowd dispersibility 
and smooth traffic flow are crucial. The speed of the 
escalator is vital to ensure the comfort and convenience 
of customers. Use escalators with an eco-mode or 
energy-saving feature, especially when passenger 
traffic is low or zero. This can help to reduce energy 
cost.

It is common to use super escalators in retail 
developments and convention centres as the floor-to-
ceiling height is usually more than 6m. Super escalators 
are more expensive than the normal escalators. 
Additionally, a 30˚ gradient is a preferred inclination 
for these escalators. Choose an electric motor with a 
high efficiency of IE2 class at a marginal cost increase 
from IE1 class, which provides a standard efficiency (IE 
is defined as International Efficiency).

Fire-Fighting System
A fire-fighting system and sprinklers are required in all 
commercial buildings, including serviced residences, 
in order to meet MS1910 standards. Sprinklers are 
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by Dr. James Tee, CEO of Setia Awan Group. His book is available in major bookstores in Malaysia and 
Singapore. For further enquiries, please contact Dr. James Tee at drjamestee@gmail.com

not compulsory in residential buildings. Generally, the 
design and requirements of the fire-fighting systems 
have to follow the Uniform Building By-Law (UBBL) 
set by the Fire & Rescue Department of Malaysia. An 
advantage of promoting natural ventilation in your 
buildings is that you can reduce the installation of 
sprinklers. Strive for a ceiling space of not more than 
800mm so that you do not have to install 2 layers of 
sprinklers.

Plumbing
Similarly, you can select high-efficiency pumps, such 
as the IE2 class, for plumbing services. The 3 common 
pipes found in buildings are cold and hot water 
domestic water pump, sump pump and ejector pump. In 
hot water distribution, use PPR instead of pre-insulated 
copper pipe, whereas in cold water distribution, use 
high-density polyethylene (HDPE). 

Electrical
Use actual equipment selected to calculate the power 
requirement rather than the conventional method 
based on area. Choose the transformer based on total 
load.

200kVA is a common size with a competitive price. 
Many developers prefer to use cast resin transformers 
because it is the dry type. Oil type transformers are 
cheaper but are less efficient, the maintenance cost is 
higher and more dangerous if an oil spill occurs. Cast 
resin, on the other hand, is safe and smaller, and results 
in 3% to 4% higher efficiency. It does not cause the 
room temperature to be as hot as when using the oil 
type of transformer.

Bus duct is commonly used in retail malls and office 
buildings for power distribution. It is 20% more 
expensive than using sub-mains and it is suitable for 
fluctuating power usage (tenant-oriented building). 
Sub-mains are usually used in residential buildings, 
hotels, convention centres and landed houses.

Genset is crucial as it provides backup to MSC-status 
developments, hotels and convention centres. The 
most economical range for a genset is 500kVA and 
750kVA. You can synchronise 2 gensets’ frequency that 
can fit to one sub-main, using an auto- synchroniser.

The choice of lighting is dependent on your return 
expectations. The use of T8 lights (compared to T5 
lights) offers 40% savings and has a shorter payback 
period. On the other hand, LED lights save more 
energy, but at a higher cost, therefore requiring a 
longer payback period.

Car Park System
In a retail mall, it is recommended that you invest in 
a car park guidance system to assist drivers to locate 
available parking bays. Efficient traffic flow in your car 
park will reflect positively on the management of the 
retail mall. Car park system readers can be a short range 
in commercial buildings as it is less costly compared to 
long-range readers. However, you can choose to install 
long-range readers in your residential development car 
park.

Turnstiles
Turnstiles are used as part of the building security 
control system. Bi-direction turnstiles are more cost-
effective and reduce the number of lanes. Similarly, 
swing doors are more efficient compared to flip doors. 
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According to the Guardian, a UK newspaper, London 
mayor Sadiq Khan plans to launch an inquiry to 
investigate foreign-owned properties in London. The 
inquiry is meant to analyse the scale and impact of 
different types of overseas investments in the city, 
and how other cities handle the impact of real estate 
investments by foreigners. Foreign ownership of 
residential property in London has resulted in higher 
housing costs. Through the inquiry, the authorities 
also want to assess how they can support Londoners 
looking for homes. Official data reveals that London 
property prices increased more than 12% in the 12 
months leading to July 2016. In mid-2014, annual price 
growth reached 20%.

London Mayor plans to conduct 
an inquiry to understand role of 
overseas funds on city’s property 
market

According to property consultant CoreLogic, prices 
of Australian homes increased 7.1% in September 
following a 7% rise in August as a result of bank 
borrowing costs being cut to a record low of 1.5% by 
the Reserve Bank of Australia (RBA). However, these 
figures remain lower than the 11% peak recorded in 
2015. 

Demand for residential property in Melbourne and 
Sydney remained strong in Q3 2016 due to the record-
low mortgage rates, with home values up by 5% and 
3.5% respectively. While Canberra and Adelaide both 
had positive third quarters, Brisbane, Perth, and 
Darwin saw a fall in residential property prices. 

Record low interest rates boost 
overall prices of residential 
properties in Australia

Data from real estate research firm Reis Inc. reveals 
that quarter-on-quarter apartment vacancy rates in 
the US remained stagnant at 4.4% in Q3 2016. Growth 
in rent also slowed in Q3, despite this period typically 
recording the highest increase. For the third straight 
quarter, year-on-year rent experienced slower 
growth, with asking and effective rents both growing 
0.9% in Q3 compared to 1.1% in Q2.

According to Barbara Denham at an Economist at 
Reis, developers benefitted from healthy growth in 
rental prices and pre-leasing a couple of years back, 
but have since been overbuilding in certain markets 
where demand has softened. Reis Inc. data shows 
that effective rents in New York continue to be the 
highest at US$3,441 per unit per month, with San 
Francisco behind at US$2,481 per unit per month.

Q3 2016 sees US apartment vacancy 
rate stagnate and slower growth in 
rental prices

While federal cooling measures such as tighter 
mortgage eligibility have been introduced to stabilise 
the heated housing markets in Toronto and Vancouver, 
Ontario has said it has no plans to introduce additional 
measures. Officials in Vancouver believe that the 
city’s proximity to Asia has in part led to an increase 
in foreigners investing in residential properties, which 
has, in turn, resulted in growth in the market. However, 
Ontario wants to conduct more analysis to determine 
if foreign buyers are the cause of growth in Toronto’s 
housing market as well. Charles Sousa, Canada’s 
Finance Minister, said that Canada is proud to be a top 
destination for foreign direct investment and that he 
believes increased interest in investing in Ontario is 
beneficial to job creation as well as economic growth 
and development.

Ontario remains open to foreign 
property investments



73

Chinese authorities impose restrictions to control housing market bubble

Real estate investment in China sees a record growth; investors concerned 
about property bubble

Chinese property shares experienced their biggest slide 
in five weeks after restrictions were implemented in 
approximately 20 Chinese cities to curb further property 
price inflation. Home prices in China started increasing 
after the government eased restrictions on property 
purchases in 2015. 

In a bid to mitigate a price bubble, authorities in China’s 
tier one and two cities, such as Nanjing, Shenzhen, and 
Fuzhou have introduced measures including mortgage 
restrictions and down-payment policies. 

According to Reuters’ calculations based on data 
issued by the National Bureau of Statistics of China, 
September growth in real estate investment in China 
was the strongest since May, rising 7.8% year-on-year 
and 6.2% month-on-month. This growth has fuelled 
investors’ concern about a real estate bubble in the 

country, causing them to turn against Chinese real 
estate companies. Chinese regulators have introduced 
various measures to mitigate a real estate bubble in 
more than 20 cities. These measures include higher 
mortgage down payments and an immediate ban on 
second-home purchases.

According to Shanghai Uwin Real Estate Information 
Services Co, the month-on-month sale of new homes in 
Shanghai slid 44.5% in September even though home 
prices climbed 5.1% during the same time period. Jingyi 
Pan, strategist at IG Asia Pte Ltd, suggested that the 
objective of Chinese authorities is to control price 
surges, and not to cause prices to plunge. As such, 
property prices might still increase, but at a slower rate.

US investors, mostly from more expensive coastal 
cities, are increasingly investing in out-of-state 
residential properties in suburban areas. The 
increase in rental prices coupled with lower cost of 
purchasing suburban residential properties in states 
such as Georgia, Tennessee, and Ohio make them 
an attractive source of income for investors. Out-of-
state properties are far more affordable to purchase 
compared to housing in the home cities of investors. 

Opportunities for US property investors 

Anne Callahan, a property agent in Cleveland, Ohio, 
said that in the last 12 months she saw more cash 
buyers from California targeting non-coastal cities 
than in her 25-year career. According to data provider 
CoreLogic, the average landlord collecting rent from 
a single-family home in suburban Atlanta recovers 
25.8% of the home price annually as compared to 
3.4% in the San Francisco Bay Area where the median 
home price was US$675,000 in August 2016.
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IPD real estate index, compiled by MSCI, showed 
that UK commercial property values fell 0.21% in 
September 2016, compared to 0.65% and 2.8% fall in 
August and July respectively. Britain’s S$1.53 trillion 
commercial property market was deeply affected 
by the Brexit decision, with the market uncertainty 
causing investors to withdraw their commercial 
property funds. However, commercial property 
auctions conducted after Brexit reflect improved 
sentiments from both domestic and overseas 
investors. Britain’s biggest auctioneers Allsop and 
Acuitus collected S$196.2 million and S$120.5 million 
in their respective auctions in October 2016. George 
Walker, auctioneer at Allsop, said that foreign buyers 
from Hong Kong, China, and South Africa have been 
attracted by the weakened Pound. Richard Auterac, 
auctioneer at Acuitus, noted that majority of buyers 
continue to be locals due to increased borrowing 
support by banks for UK investors. 

Investors return to post-Brexit UK 
commercial property market

Landlords in Manhattan are being forced to lower 
rental prices and offer more incentives due to an 
increased supply of apartments from newly completed 
constructions. 

According to appraiser Miller Samuel Inc and brokerage 
Douglas Elliman Real Estate, there were 7,392 rental 
listings as of the end of September 2016; an increase 
of 35% from last year, offered at a median rent of 
US$3,396, 1.2% less than in September 2015. Due to the 
increased rental options in September 2016, landlords 
offered an average of 2.8% discount in rents and 15% of 
all new leases included sweeteners such as one month’s 
rent for free. 

Increased supply of rental property 
in Manhattan; landlords forced to 
lower rents

The construction of a third runway at London’s 
Heathrow Airport could lead to prices of homes in 
the vicinity sliding by 20% or more. According to 
Russell Quirk, Chief Executive Officer and founder 
of eMoov, a leading online property agency, the 
resulting noise and air pollution from the third runway 
will deter buyers from considering properties in close 
proximity. Home buyers are expected to be put off 
by the sound of jets rumbling round the clock, as well 
as the smell of jet fuel. As a result, home prices in 
the area can be expected to fall drastically without 
seeing a pickup in demand.

Heathrow Airport’s third runway 
expected to cause prices of 
surrounding homes to slide

Australian property market boom past its peak; calls for regulatory changes 
to address issue of affordability
According to Morgan Stanley, the Australian housing 
boom has passed its peak, and an impending glut in 
supply of residential apartments is expected to cause 
housing prices to slide in the future. Morgan Stanley 
asserted that Australia’s housing market, especially in 
Sydney and Melbourne, will have an excess of 100,000 
residential units by 2018. In the mean time, Australian 
Treasurer Scott Morrison wants planning regulations, 
that have contributed to high housing prices to be 

removed or simplified. He believes these regulations 
obstruct the injection of supply of residential units into 
the housing market, causing homes to be increasingly 
unaffordable in the largest states of the country. House 
prices in Sydney have almost doubled since the end 
of 2008. According to CoreLogic, year-to-September 
2016 residential property prices in Sydney have risen 
14% compared to the 9% price hike for other major 
Australian cities.
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Payment
When taking up a HDB loan, applicants have several 
payments to make. Here are some of them:

1. Monthly loan instalment
The monthly instalment of the loan is due on the 1st 
day of each month until the loan is fully redeemed. 
This applies to payment methods not made via CPF 
or GIRO, such as via cash, NETS, cheque, eNETS Debit, 
ATM/phone/internet banking, or through any AXS 
payment channel.

2. Arrears payment
Arrears payment can be paid through CPF, cash, 
cheque, or through electronic payment methods.

HDB VS BANK LOAN: 
WHICH ONE TO OPT FOR?

When it comes to purchasing a Housing & Development Board (HDB) flat, you have 
the choice of applying for a home loan either from HDB or a bank. There is no hard 

and fast rule that places one above the other and it is up to each individual to make a 
decision, depending on factors such as their finances. LUCAS LEOW analyses both options.

HDB LOAN
Financing Quantum
Most Singaporeans who own or are looking to purchase 
a HDB flat would usually choose to take up a loan 
from HDB as their first option. Why is that so? Taking 
up a HDB loan allows you to finance up to 90% of the 
purchase price or current market value of the flat, 
whichever is lower.

While many people also think that the HDB loan interest 
rate is fixed at 2.6% per annum, that is actually not true. 
The HDB loan interest is pegged to the prevailing CPF 
ordinary account (OA) interest rate, plus a margin of 
0.1%.  So this means that it is still possible for HDB to 
change their interest rate based on the market situation.
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2. Income Ceiling
Total household income must not be more than $12,000 
for families or $18,000 for extended families.

For singles under the Single Singapore Citizen (SSC) 
scheme, the average gross monthly income cannot 
be more than $6,000 for those buying a 5-room (or 
smaller) resale flat or a 2-room new flat in a non-mature 
estate. 

3. Household Status
Applicant(s) must not have taken 2 or more HDB 
housing loans. If he/she has taken 1 HDB loan, the 
last property owned must not be a private residential 
property. 

4. Ownership/Interest in Property
Have not disposed of any private residential properties 
within 30 months before the loan application. Private 
residential properties include, but are not limited to 
Housing and Urban Development Company (HUDC) 
flats, properties obtained by gifts, inherited as a 
beneficiary, private properties or properties owned or 
obtained through nominees.

The applicant must not own more than 1 market/
hawker stall or commercial or industrial property. If the 
applicant owns 1 of the aforementioned properties, he/
she must be operating the business without additional 
sources of income. 

5. Must Not Own Any Private Properties In 
Singapore Or Overseas

6. The Remaining Lease Of The Property Must 
Not Be Less Than 60 Years. Otherwise, The 
Loan Application May Be Rejected Or The Loan 
Amount May Be Reduced.

BANK LOAN
A bank loan is more straightforward and less restrictive. 
It gives you more flexibility when applying for a loan, as 
no income ceiling applies.

There are two types of loan packages offered by banks: 
floating and fixed rate packages.

Currently, bank rates are offered at between 1% -1.38% 
(for floating rates packages) and between 1.68%-2% 
(for fixed rates packages).

Fixed rates mean your interest rate will not change for 
a period of 1 to 5 years and usually a penalty will be 
imposed for early redemption during the same period 
at which the rates are fixed. 

Floating rates, also known as variable rates, are usually 
more volatile. Most floating rates do not come with a 
lock-in period.

3. Late Payment Charge
For every monthly instalment not paid within the 
month, a late payment charge will be imposed at the 
end of the month.

4. Capital Repayment
Capital repayments can be made either in parts or in 
full and applicants are to give HDB 1 month’s advance 
notice in writing.

Partial capital repayments can either be made to shorten 
the loan tenure with no changes made to the monthly 
instalment amount, or with revised monthly instalments 
after partial capital repayment has been made. For 
partial capital repayment, the minimum amount for 
each repayment is $500 if the loan commencement 
date was before 1 April 2012, or $5,000 with increments 
in multiples of $1,000 if loan commencement date was 
on or after 1 April 2012.

For a full capital repayment, payment can be made via 
cash, cheque, GIRO and CPF. There is also an additional 
conveyance fee that will be imposed on the total 
discharge of mortgage (TDM), which can be paid by 
cash, cheque, GIRO or CPF.

TDM Fees (inclusive of 7% GST) are as follows:

REGISTRATION FEE (FOR LEASE-ISSUE CASES)

$38.30

CONVEYANCING FEE

1-ROOM $23.50

2-ROOM $35.30

3-ROOM $47.05

4-ROOM $58.85

5-ROOM $70.60

EXECUTIVE $82.35

Refinance
HDB homeowners are allowed to refinance their housing 
loan from a HDB loan to a bank loan. However, once 
this has been done, the process cannot be reversed 
(i.e., cannot refinance back to a HDB loan).

A Singaporean permanent resident is required to take 
a bank loan when purchasing a property. In the event 
that he/she subsequently obtains citizenship, they are 
not allowed to refinance to a HDB housing loan. 

Conditions
Here are some conditions that applicants need to meet 
in order to qualify for a HDB loan:

1. Citizenship
At least 1 of the applicant(s) must be a Singapore 
citizen. 
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Lucas Leow
Associate Director
Redbrick Mortgage Advisory

Before joining Redbrick, Lucas was working in one of the largest property development companies in 
Singapore, focusing on industrial and landed properties. Interacting with the SME towkays and seasoned 
property investors intrigued him and made him want to learn more about the financial aspects of real estate. 
He then progressed on as a mortgage specialist in a large offshore bank in Singapore, and subsequently 
brought along the knowledge and experience he’s gained to Redbrick.

Most people favour fixed rates over floating rates, as it 
is more stable and gives you a sense of security.

DIFFERENCES BETWEEN BANK LOANS AND 
HDB LOANS
There are many reasons why people can prefer one over 
the other, and vice versa. It is up to the applicant(s) 
and how they choose to manage their finances that 
will ultimately determine the type of loan package that 
they will take up. 

1. Interest Rate Differences 
Currently, the HDB lending rate is applied at around 
2.6%, pegged to the CPF ordinary account (OA) interest 
rate with a 0.1% margin. Conversely, bank lending rates 
are applied between 1% - 1.68%.

2. Financing Quantum
Taking up a HDB loan offers a larger financing quantum 
of up to 90%, as compared to taking up a bank loan. 
Bank loans are usually only able to finance up to 80% 

of the purchase price, or current market value of the 
property, whichever is lower.

3. Early Repayment 
When taking up a HDB loan, applicants/homeowners 
are not subjected to early repayment penalties. On the 
other hand, if applicants were to redeem their housing 
loan early, they would be subjected to early repayment 
penalties between 1.5% - 1.75%.

4. Late Payment
HDB charges any late loan payment fees at an interest 
rate of 7.5% per annum. On the other hand, banks 
impose a late payment fee of about 24% per annum, 
subject to a minimum amount of $50.

5. Cash Down Payment
HDB loans do not require any form of cash down 
payment; the 10% down payment can be paid with your 
CPF. When taking up a bank loan, there is a minimum of 
5% cash down payment required. 
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Luxury property in Singapore dropped about 25% in 
2016 compared to last year, making it more affordable 
compared to similar properties in London, Hong Kong, 
and New York. Luxury properties in these cities are up 
to 165% higher than in Singapore. According to global 
Swiss private bank Julius Baer, sales volumes for luxury 
property in Singapore rose in H1 2016 as a result of 
incentives and discounts offered by developers, as well 
as due to the country’s top reputation in healthcare 
and as a livable business city. 

However, the Additional Buyer’s Stamp Duty (ABSD), 
which levies an additional 15% tax on the purchase price 
for foreign buyers, might be a push factor. Brandon Lee, 
a property analyst at JP Morgan Singapore, noted that 
Americans were the second highest foreign property 
buyers in Q2 2016. He observed that this is unusual as 
foreign luxury property buyers in Singapore are usually 
Malaysians, Indonesians, and Chinese.

Overseas buyers find Singapore 
luxury properties attractive

Private homes prices in Q3 2016 fell 1.5% quarter-on-
quarter, the steepest quarterly fall since Q2 2009. 
Prices of private property have been declining since 
Q3 2013, and have dipped 10.8% since then. Prices in 
the CCR, RCR, and OCR fell by 1.8%, 1.3%, and 1.2% 
respectively. Private home prices are expected to fall 
by 2-4% in 2016. 

Christine Li, Director of Research at Cushman & 
Wakefield, believes the fall in prices is a result of a 
slowdown in the economy and surplus of property in 
2015-2017, and noted that homeowners with weaker 
holding power could agree to lower selling prices. The 
price fluctuation could also be a result of a change in the 
way private property price indices are calculated by the 
Urban Redevelopment Authority (URA). Following the 
change, the URA uses net prices of delicensed projects 
instead of just overall transacted prices. Previously, 
developers of delicensed projects were not required to 
submit information about incentives such as discounts 
and vouchers.

Q3 saw biggest quarterly drop in 
private home prices since 2009

Transaction volume for the residential property hit 
2,100 units in Q2 2016, a 50% spike from Q1 2016. 
New residential launches, such as Sturdee Residences, 
Gem Residences, Stars of Kovan, Botanique at 
Bartley, Kingsford Hillview Peak, Kingsford Waterbay, 
Sims Urban Oasis, The Glades, and Poiz Residences, 
contributed to the increase in the second quarter.  

A total of 3,500-3,600 units were sold in H1 2016, with 
newly-launched projects accounting for 70% of the 
units. Similarly, luxury apartments performed well in H1 
2016 with the sale of 131 units valued at S$5 million or 

Stronger interest for new projects and high-end property
more, compared to a total of 166 units sold in the whole 
of 2015. CBRE noted that attractive payment packages 
influenced buyers to scoop up value-for-money deals. 
Ardmore Three accounted for the sale of 34 units in the 
first half of the year. 

A seventh floor unit in Le Nouvel Ardmore sold for 
S$21M (S$4,006 psf) was the most expensive luxury 
apartment sold during the period. As of end-June, the 
overall average price of luxury apartments stood at 
S$2,950 psf, up from S$2,700 psf at end-2015.

A 1,291 sq ft five-room Design, Build and Sell Scheme 
(DBSS) resale flat was sold for a record sum of 
S$980,000 in September 2016. This flat is located at 
Ang Mo Kio Street 52, just 500m from Ang Mo Kio 
MRT. Two other DBSS units at Ang Mo Kio were sold 
in September; a 1,302 sqft apartment at Ang Mo Kio 
Avenue 1 sold at S$910,000 and another 1,205 sq ft 
apartment at Ang Mo Kio Street 52 sold at S$905,000. 
Previously the costliest DBSS resale flat was sold at 
S$910,000 in September 2015, and was a 1,302 sq ft, 
five-room flat at 310B Ang Mo Kio Avenue 1.  

DBSS resale flats in Ang Mo Kio sold 
for record sum of S$980,000
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Guoco Tower, the main feature of the Tanjong Pagar 
Centre, has received the temporary occupation permit 
(TOP) for its office and retail components. Wallich 
Residence, Sofitel hotel, and Urban Park are also part 
of the Tanjong Pagar Centre development. Guoco 
Tower, an 890,000 sq ft Grade A office building, 
has achieved 80% tenant commitment, with tenants 
including Agoda, Danone, and Straits Trading. 

Cheng Hsing Yao, Managing Director of GuocoLand 
Singapore, stated that this development focuses 
on being a “liveable, vertical city” where lifestyle 
amenities are integrated into the workplace. It is also 
the tallest building in Singapore that is well-connected 
to an MRT station. Construction of the Tanjong Pagar 
centre is expected to be completed by 2017. 

Commercial development and retail woes in central region 

Paya Lebar Quarter, a S$3.2 billion mixed-development 
project, will consist of three Grade A-office towers, 
three residential towers comprising of 429 units, and 
a retail mall. 

The 39,000 sqm, 99-year leasehold project, by Australia-
listed Lendlease, will be built beside Paya Lebar MRT. The 
project is part of Singapore government’s efforts to diversify 

office locations beyond the Central Business District (CBD). 

Christine Li, Director of Research at Cushman and 
Wakefield, said the project is set to transform the entire 
precinct at Paya Lebar area into a regional centre. 
Lendlease announced that the commercial and retail 
components of Paya Lebar Quarter will be completed in 
H2 2018, and the residential component in H1 2019.  

S$3.2 billion mixed development set to rejuvenate Paya Lebar

Amid a sluggish retail market, average prime rents in 
Orchard Road dipped 0.5% quarter-on-quarter and 
0.1% year-on-year, according to Knight Frank. The 
residential and commercial property consultancy said 

Average prime rents in Orchard Road dip as more retailers reduce physical outlets

more retailers were reducing their physical outlets to 
cut costs, and this weakened demand for retail space 
has led to falling rents. Throughout Singapore, prime 
retail rents fell 2.2% from Q2-Q3 2016.
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10,700 industrial units and 540 industrial land lease 
currently managed by the Housing & Development 
Board (HDB) will be transferred to JTC Corporation 
(JTC) by Q1 2018. HDB and JTC believe the consolidation 
of industrial land and properties under JTC will better 
support land needs of small and medium enterprises as 
their businesses grow. 

With JTC managing the industrial units and industrial 
land leases, tenants can enjoy a “one-stop access” to 
the entire range of industrial facilities offered by the 
public sector. The consolidation allows JTC to have 
economies of scale in management and operations of 
industrial properties, with the HDB being able to focus 
on public housing. 

HDB to transfer industrial land and leases to JTC by Q1 2018

Businesses, affected by the transfer of industrial 
land and properties from Housing Development 
Board (HDB) to JTC Corp, can look forward to JTC 
developing facilities catered to various industrial 
needs and requirements. JTC is also considering 
extending the maximum lease term from three years 
to five years or longer. 

Minister for National Development Dr Koh Poh 
Koon said the extension of the maximum lease will 
benefit businesses that are involved in high capital 
investments. Dr Koh also reassured that tenants 
need not worry about increased rents since JTC 
and HDB have aligned rental policies over the years. 
Approximately 10,700 units and 540 land leases 
owned by HDB will be transferred to JTC Corp (JTC) 
in Q1 2018.

JTC to offer improved facilities and 
extended lease term for businesses 
transferred from HDB

According to Colliers International, the supply 
of Premium and Grade A-office spaces in the 
Central Business District (CBD) will increase 5.6% 
in 2016, followed by a further 12.1% growth in 2017. 
Approximately 1.9 million sq ft of office spaces will be 
available to tenants in 2016, with the majority located 
in the CBD, and this will increase to 2.9 million sq ft in 
2017. By 2018, there will be 2.7 million sq ft of office 
spaces available for rent, mostly located outside of the 
CBD. 

Capital values of Premium and Grade A office spaces 
are expected to fall into H2 2017. The oversupply of 
office spaces has led to the fifth straight quarter-on-
quarter decline in office rentals in Q3 2016. Capital 
values of Premium and Grade A offices have slid 2.1% 
since Q1 2016, and the full year decline is expected to 
range from 7% to 12%.

Oversupply of office rental spaces 
expected to continue into 2018

Jurong Point Shopping Centre, with 658,000 sq ft 
of commercial net lettable area, has been put up for 
sale at more than S$2 billion in an equal joint venture 
between Guthrie GTS and Lee Kim Tah Holdings. The 
two companies are looking to divest approximately 
702,000 sq ft of total net lettable area. This includes 
44,000 sq ft currently used by NTUC First Campus 
Co-Operative’s My First Skool and voluntary welfare 
organisations under the government’s Community/
Sports Facilities Scheme (CSFS). 

Some experts believe that the price tag of more than 
S$3,000 psf is too hefty for the 21-year-old mall, 
especially in the current weak economic and retail 
climate. Conversely, Alan Cheong, research head at 
Savills Singapore, believes that the asking price is fair 
due to the rarity of a prime mall being put on sale.

Jurong Point Shopping Centre up for 
sale at more than S$2 billion
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If you are going to live in harmony with a small kitchen 
there are a few commandments you need to commit to.

THOU SHALT NOT BUY SINGLE USE APPLIANCES
Single use appliances constitute those gadgety kitchen 
items that can only perform one set task. For example 
popcorn makers, cupcake makers, rice cookers, waffle 
irons and ice cream makers. Unless you’re committed 
to using a single use appliance daily, they shouldn’t be 
taking up valuable space in your small kitchen. Things 
like slow cookers, blenders, and food processors are 
acceptable because they can be used to make multiple 
dishes. If you’re looking to cut down on kitchen space 
you need to ditch the cake/popcorn maker and novelty 
hot dog creation kit.

THOU SHALT NOT KEEP ITEMS ONE DOES NOT 
USE
This commandment follows on from the first. If you have 
items in your kitchen like an enormous novelty punch 
bowl from a Mexican party you threw four years ago 
and haven’t used since you need to ditch it. Anything 
you use regularly can stay but things that never get 
used like corporate branded mugs and unattractive 
plate sets that no one remembers buying should be 
donated to charity as soon as possible.

* Source: homebnc.com

THOU SHALT BE CREATIVE WITH STORAGE 
SOLUTIONS
Small kitchens are usually lacking in cupboard space 
so you need to get creative if you want a functional 
kitchen. Storage shops have excellent damage-free 
solutions for renters like cupboard shelving and suction 
cup container storage that you can stick to the insides 
of cupboards. Drawer dividers and open boxes are 
excellent for keeping your kitchen implements sorted 
and you can even use drawers dividers in your pantry 
to keep your boxed food neat and tidy.

HONOUR THY WALLS AND THY VERTICAL 
SPACE
Never underestimate the power of going vertical. For 
renters, you can use stand-alone shelving and drawers 
to add extra space. Homeowners can use any of the 
fantastic wall mounted options available. There’s no 
reason why you can’t have floor to ceiling shelving in 
your kitchen, with everyday items stored at convenient 
heights and lesser used items stored on the higher 
shelves. Tip: If you simply must have your mini-pancake 
maker, store it up high and out of the way of everyday 
items.

THOU SHALT CONSIDER A KITCHEN ISLAND
One of the major drawbacks of a small kitchen is a lack 
of bench space. It seems counterintuitive to purchase 
a kitchen island for an already small space but if your 
kitchen island is on wheels you can move it around to 
several different locations and push it out of the way 
when you’re not using it. Kitchen islands are great 
for extra storage too as most of them have shelving 
underneath the bench top.

* Source: hgtv.com

This article was sourced from www.realestate.com.au

THE 10 COMMANDMENTS FOR 
COPING WITH A SMALL KITCHEN
Small kitchens can often be seen as a drawback for potential buyers and renters 
but they can actually be a blessing in disguise.
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According to professional renovator Cherie Barber, 
Founder of Renovating for Profit, DIY projects can be a 
great way to keep costs down on a renovation.
But she does believe you have to be selective about 
what projects you DIY and which ones you outsource.

Here are 5 of best ways to spruce up your property.

CLEAN
It isn’t glamorous but the first job of any home 
refurbishment should always be vigorous cleaning. 
Don’t forget walls, skirting boards, ceilings and lights. 
Don’t forget window dressings, including removing any 
redundant hooks and brackets left over from former 
curtain installations, says Natasha Dickins, Furniture 
Builder, DIY Expert and Founder of Little Red Industries.

“Get outside with a gurney and high-pressure hose 
your front driveway, any concrete, pavers, the front 
facade, the fence and then move inside to give every 
surface a really good once over. It’s so important to 
do this – anyone can do it – because you can then see 
what is broken, what needs fixing, to help you draft a 
‘to do’ list of jobs.

WHICH DIY JOBS SHOULD YOU 
DO YOURSELF?

If you own property there is a good chance you’ll try your hand at improving it.
But what jobs should you attempt to do yourself?

 

PREPARATION WORKS
Save big bucks on labour costs by doing some of the 
prep work before any qualified tradespeople show up. 
Perhaps you have solid timber floorboards under your 
current daggy carpet, which you’ll engage a specialist 
to sand and polish? Save time and money by pulling up 
and removing the old carpet and sweeping the area, 
Morrissey suggests.

PAINT
It’s one of the first things you learn in kindergarten, so 
there’s nothing to stop renovators from brightening 
their homes with paint. Dickins says a range of paint 
products have made it easy to freshen up properties 
for low cost. “Anyone can paint, be it concrete paving 
and driveway paint, garage door paint or metal fence 
paint, and it makes a huge difference.”

OUTDOOR WORKING BEE
Create a more welcoming space by refreshing your 
front yard, Barber suggests. The same applies to any 
backyard area. “Transform old paths or the concrete 
driveway with some simple additions of surrounding 
garden beds using old sleepers or rolled out turf.” 
Dickens agrees that tidying up your garden is one of 
the simplest ways to DIY - If you can afford a pair of 
scissors, just cut it (bushes) back and it will instantly 
look better. 

MINOR KITCHEN/BATHROOM TWEAKS
“Budget friendly cosmetic changes are great options 
that will instantly improve the look of your home,” 
Barber says. The kitchen and bathroom are great 
areas to focus on.  For the kitchen, brighten up space 
with some laminate paint to refresh the bench tops 
or resurface them to revamp the space.” Other ideas 
include buying a “grout pen” to apply fresh bathroom 
grout in bathrooms and replacing the covers on light 
switches, Dickins says.
“Light switches can tend to look manky and dirty after 
a while but are really easy to freshen up by just adding 
new plates – it doesn’t impact the wiring.”

This article was sourced from www.realestate.com.au
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racks for almost any item. Take advantage of what’s 
on offer at your local storage solution store to vastly 
improve the functionality of your storage area.

AVOID LAYERING YOUR BELONGINGS
When we overfill cupboards or stack too many items on 
top of each other, this is where clutter starts to become 
a problem. Use storage solutions like drawer separators 
and cupboard inserts to keep your items separate and 
easy to find.

Also, try to avoid the temptation to overstuff a 
cupboard or drawer. It is best to have three functional 
sets of drawers rather than one set that causes you 
frustration whenever you search through it.

KEEP IT FUNCTIONAL
A giant cupboard brimming with junk is not a functional 
storage solution. Make sure you keep items you use 
more frequently in areas that are easily accessible with 
items you use less frequently in the harder to reach 
places.

ONLY STORE ESSENTIAL ITEMS
Many items that are kept in storage areas will never 
be used again. Make sure you regularly clean out your 
storage area to make sure you are not holding on to 
useless clutter you’ll never use, like prams if your 
children are all grown up or skis that aren’t suitable for 
use anymore.

USE THE WALLS
Wall mounted storage solutions are the best way to get 
organised. If you’re a homeowner or have permission 
from your landlord, mount lots of baskets to the walls 
to store the bulk of your items. Rollerblades, cleaning 
equipment and seldom used electronics can all be 
stored safely and cleanly in wall mounted baskets.

This article was sourced from www.realestate.com.au

THINK BIG
Mentally catalogue the items that are kept in your 
storage area. Board games, bedding, sports equipment, 
furniture you aren’t using, etc. 

All of these items are quite large so it is important to 
make sure your storage solutions reflect the size of the 
items they’re storing. Big shelves, high capacity plastic 
storage tubs, and large cupboards are essential to a 
functional storage area.

DESIGNATE SPECIFIC AREAS FOR SPECIFIC 
OBJECTS
Storage rooms can become cluttered very quickly if you 
don’t have a proper place for every item. Have an area 
where you keep winter coats, another area for sporting 
equipment and another area again for things like bulk 
toilet paper purchases or car cleaning equipment.

INSTALL TAILORED STORAGE SOLUTIONS
If you have items like skis, kayaks, tennis equipment or a 
large collection of tools, you should consider installing 
tailored storage solutions. Peg boards are very useful 
for keeping tools in order and you can purchase custom 

HOW TO
KEEP YOUR 
STORAGE
AREA ORGANISED

There tend to be areas that get overlooked and are often messy and overcrowded 
with unused items. We’ve put together a few tips to help keep your forgotten storage 
area organised and practical.
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Leaving behind his decade-long corporate sales career 
to pursue his interest in real estate, Darren Khor went 
on to set up City Crest Realtors in November 2013 and 
he has never looked back since. 

He shares with REENA KAUR BHATT his agency’s approach 
to meeting clients’ needs and strategies in dealing with 

the slowdown in the property market.  

Can you tell us more about City Crest Realtors?
City Crest is a dynamic real estate agency based in 
Kuala Lumpur – currently, our team consists of 26 real 
estate negotiators and agents. Our agents commit to 
delivering the most professional real estate services, 
focusing principally on our customers and their specific 
needs. 

Whether you are renting, buying or selling, our agents 
will provide you with the latest updates and market 
analysis to help you decide on what is best for you. 

The real estate agency shows no sign of slowing down and remains optimistic despite 
the challenging year ahead.

CITY CREST REALTORS: 
RISING ABOVE ADVERSITY

Darren Khor
Founder

City Crest Realtors
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We also carry out project marketing for developers. 
Some of our deals include Expressionz Professional 
Suite by Exsim Group; KL Ecocity condo and offices by 
SP Setia and ContiNew@Jalan Tun Razak.

What challenges have you faced this year and 
how did you overcome them? 
The sub-sale market saw a huge hit – transactions have 
dropped by almost 30%. We are taking this all in our 
stride, though - at City Crest, we constantly strive to 
make improvements and adapt to the current needs 
of the economy. The agency will continue to grow 
by hiring more negotiators and my team and I will be 
switching our focus to project marketing and industrial 
properties.

What is your outlook on the 2017 property 
market? Do you think people would rather buy 
or rent properties?
The secondary property market might see a slight 
recovery but it will still be somewhat soft due to the 
oversupply, sluggish rental market, and low home loan 
approval rates.  

Sentiments and stringent bank lending measures aside, 
I would think that most people prefer to buy instead of 
renting.

        Our agents commit to delivering 
the most professional real estate 
services, focusing principally on 
our customers and their specific 
needs.

How will you address any future challenges and 
what do you think should be the current focus 
to take your agency to the next level of success? 
It is easy to blame the poor market sentiment and a 
depreciating Ringgit. However, we have always focused 
on problem-solving at City Crest.

I choose not to dwell on circumstances I cannot control 
and will continually lead my team to do our very best 
for our clients in any market climate.

A company’s most valuable assets are its employees 
– hence more effort will be placed on sourcing and 
retaining talent, personal and professional development 
of agents.

  I choose not to dwell on 
circumstances I cannot control 
and will continually lead my team 
to do our very best for our clients 
in any market climate.

In addition, I am looking to build a focused project 
marketing team - with ‘homegrown’ leaders at the 
helm of said team, it would definitely raise my agency 
to greater heights.

My team and I are also working on opening another 
agency in KL Eco City, which is right across from Mid 
Valley -  this area will continue to be a hotspot and 
generate high demand for properties.
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• Single applicant gross income not exceeding 
RM5,000/month and joint applicants gross income 
not exceeding RM10,000/month (based on gross 
maximum income of RM5,000/month per applicant)

• Repayment of total financing obligation must not 
be more than 60% of the net monthly income or 
maximum financing limit of the participating bank, 
whichever is lower.

• For purchase of properties costing RM100,000-
RM500,000.

Other conditions to take note of include:
• Financing tenure not exceeding 35 years, subject to 

applicant’s age not exceeding 65 years at the end of 
financing tenure. 

• Amortising facility only (no re-drawable features)
• Instalments payable via monthly salary deduction 

or standing instruction
• Compulsory Fire insurance / takaful.

How do I apply for an affordable home scheme? What 
are some of the documents to be submitted?
All the major banks in Malaysia offer this scheme - 
Interested applicants can just walk into most banks to 
enquire. You will need to get ready the following:

1) IC copy
2) Latest 3 months salary slip
3) Latest 3 months bank in slip
4) Latest EPF statement
5) Last Year BE form (Income Tax Return) with receipt
6) Copy of Title / Copy of SPA
7) Copy of property booking form 
8) Letter of Offer (Employment Letter)
9) Savings statement, ie: Unit Trust, Fixed Deposit, etc

Detailed information can be found here:  
http://www.srp.com.my/en/index.html

HOW TO PURCHASE AN AFFORDABLE 
HOME IN KLANG VALLEY?
JACK HEH provides some guidance for first-time home buyers looking for a home in 
the Klang Valley area.

Which are some of the best area / projects for first-
time homebuyers in the Klang Valley area?
Most home buyers have a general set of criteria in 
place - the one that tops the list, however, would 
be transportation infrastructure. Most of my clients 
named ease of commute as their main consideration in 
purchasing a property. 

One of them is looking to buy a condominium in Ara 
Damansara, as there is an LRT station nearby with the 
newly extended Kelana Jaya line. Thus, she will be able 
to avoid driving into the city and save considerable 
time and petrol. 

There are also buyers who assess their target residential 
development based on road connectivity, especially 
new expressway links that provide alternative routes. 
A client of mine, who works in KL city centre, recently 
moved from Mont Kiara to Denai Alam. This is because 
he will be able to use the Guthrie Corridor Expressway 
(GCE) to access NKVE via the Jelutong toll without the 
hassle of going through the old trunk road every day.

Hence, any development in Klang Valley located nearby 
public transportation and connecting highways would 
add value to buyers. For further reference, potential 
purchasers can refer to the Prasarana website for 
location details of the existing and upcoming MRT /  
LRT stations as well as the highway toll exit areas.

What are the affordable housing scheme available for 
first-time homebuyers / young couples and what are 
the eligibility requirements?
Not many Malaysians, especially the Gen-Ys are aware 
of the housing schemes made available. The main one 
would be the My First Home Programme (Skim Rumah 
PertamaKu).

This scheme offers up to 100% financing on residential 
property with conventional or Islamic loan options. 
To qualify for the scheme, applicants must fulfil the 
following requirements:
• Malaysian citizen and first-time homebuyer
• Not exceeding 40 years of age
• Employees in private sectors, including statutory 

bodies that do not offer government staff housing 
loan/financing facility

Jack Heh
Team Leader
Vivahomes Realty Sdn Bhd (KD)
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I have been active in the real estate industry for 
about 2 years. I  believe in professional integrity and 
committed in serving my clients’ well. New projects 
and sub-sales are the areas that I focus on. My clients 
are important to me and I do my best to ensure that 
they are advised accordingly to their needs.

Areas : Perak, Ipoh and kl
Email : swee9686@gmail.com
Contact No. : (016) 513 1206

I have been the top producer at Vivahomes Realty 
in 2013, 2014 and 2015.  If you are looking for an 
experienced realtor, I am the one! I am friendly and 
personable and loves building relationships with my 
clients and rewarding their trust with results that 
exceed their expectations.

Area : Setapak,Taman Melawati, Ampang, 
Selayang, Jalan Ipoh, Batu Caves,  
Kepong

Email : Kiahyeow@hotmail.com 
Contact No. : (6016) 639 6002

I have been in Real Estate Industry for over 7 years 
and I have been dealing with sub sales, auctions 
and developers in Ipoh. I am enthusiastic, warm and 
possess a wealth of experience and my dedication 
and commitment to my clients is testimony to my 
continuing success in achieving my property goals. I 
work with a great team too.

Areas : Ipoh, Perak 
Email : ckyuenck6628@gmail.com
Contact No. : (6012) 596 9996

RINA PROPERTIES SDN BHD VIVAHOMES REALTY

SINOUIS REALTY SDN BHD

Kobe Chang Swee Fai
Team leader

I have been in the real estate industry as a negotiator 
for 8 years and have 4 years’ experience as an 
auctioneer. I deal with sub sales and have also 
handled bank auctions too. I have an outstanding 
record for consistently achieving top results for my 
clients.

Areas : Ipoh, Perak
Email : christinefoh@sinouis.com
Contact No. : (6012) 502 1617

SINOUIS REALTY SDN BHD

Christine Foh 
Auctioneer

Bernard Khoo
Team Leader

CK Yuen
Ipoh Branch Manager
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MAKING OR BREAKING
THE DEAL:

PUTTING VALUERS
ON THE SPOT

SR VICKY HOW explains about the steps that need to be taken to increase
the chances of property owners and prospective buyers to seal

the deal and complete the transaction.

In the current market conditions, banks are even more 
cautious and less inclined to take any more risk than 
neccesary due to the slump in the Ringgit and the 
volatility in global markets after Donald Trump’s victory 
in the US presidential election. I believe that these 
conditions will continue to affect retail housing and 
commercial loan applications until 2018.

Even if prospective buyers and commercial loan/finance 
applicants overcome the hurdle of creditworthiness 
set by the banks, they may not get the full amount of 
loan/financing they expected to cover the purchase 
of the property. The role of valuers has become even 
more important as they can make or break the loan/
financingapplications. 

Banks are entitled to grant loans up to 90% of the 
property value based on the valuation report issued by 
the valuer. Valuers are put under tremendous pressure 
by their employers (in this scenario, banks and property 
owners) to issue a favorable valuation of the property. 
However, some valuers are put on the spot based on 
the reasons below:-

1. Professional indemnity
The role of a valuer is to take instructions from his/her 
employer and provide a written value as to the capital 
or rental value on any given basis in respect of an 
interest in property, with or without any assumptions 
or qualification.

Valuers are professionals that are bound by standards 
set by the Malaysian Board of Valuers, Appraisers 
and Estate Agents and they are required to conduct 
valuations based on best practices and to act in a 
manner consonant with the dignity of the profession.

However, each time a valuer issues a valuation report, 
they are subject to the risk that the valuation of the 
property given may be MORE than the value of the 

property in accordance to the Board’s Standard (for the 
purpose of this article, market value basis of valuation 
and valuation for financing purposes). 

In other words, the employers are entitled to bring 
the valuer to court for professional negligence in the 
event that the valuer has overvalued the property and 
the bank is unable to recover the same upon default 
by the borrower /finance customer.  This may result in 
the valuer providing a less favorable valuation of the 
property.

     In the absence of estimate on 
market evidence, comparable 
market data and the nature of the 
property, the valuer’s judgment is 
the deciding factor.

2. Variation 
Normally, most banks have their own panel of valuers. 
All valuations require the exercise of the valuer’s 
judgment and the valuer has to conduct adequate and 
relevant research, and perform competent analyses 
before drawing informed and supportable judgments 
on the valuation of the property.

In the absence of estimate on market evidence, 
comparable market data and the nature of the property, 
the valuer’s judgment is the deciding factor.

The issue arises whereby a different valuer which is 
appointed by the property owner (or prospective 
purchaser) valuing the same property may come 
up with a different and higher valuation even after 
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The prospective purchaser may decide not to proceed 
with the deal or be put off completely due to the 
requirement to come up with an additional 10-20% of 
the purchase price which they might not be prepared 
to do so initially when they made the deal.

OVERCOMING THE ABOVE
In order to overcome the challenging factors, 
prospective buyers and property owners must 
cooperate with each other and with the bank in order 
to get the maximum value of the loan/financing by 
taking the following methods:-

i. REQUESTING A SECOND AND EVEN A THIRD 
OPINION FROM A DIFFERENT VALUER FROM THE 
BANK’S PANEL.

Most banks have more than a 
few valuers in their own panel 
and the prospective buyers and 
property owners may request 
for a second or third opinion 
from a different valuer from the 
bank’s panel (with undertaking 
to pay the valuation fees).

If the bank allows for the use of an external valuer, 
the prospective buyers and property owners should 
cooperate to share the cost in order to get a more 
favorable valuation. The second or third opinion may 
make or break the deal and the bank should also inform 
of the aforesaid option to loan/finance applicants.   

ii. REVALUATION OF THE PROPERTY BY PROPERTY 
OWNERS 

Property owners should do their homework first and 
appoint their own valuer or rely on the latest valuation 
report (if any) from the bank if the property is still 
under finance by the bank. With the valuation report, 
the property owner can then price the property 
attractively, but not too far below the market rate to 
get the best deal for prospective purchasers.

The property owner can then request the prospective 
purchaser to approach the same bankers who would 
most likely accept the valuation report and be agreeable 
to finance the purchase based on more favorable 
conditions to the prospective purchasers.

following the Board’s standard for the same property. 
If there is a variation of less than 10%, this would be 
acceptable.

However, the variation in the valuation may differ up 
to 20-30% and the banks may exercise its discretion 
to grant loans based on their own panel of valuers and 
not based on the valuation given by the external valuer. 
This may result in prospective purchasers getting a 
lower than expected loan/financing from the bank 
notwithstanding the creditworthiness. 

3. Sales data not up to date
Valuers obtain the most recent transacted sales priced 
from Jabatan Penilaian Dan Perkhidmatan Harta (JPPH) 
and make the neccesary adjustments based on the 
condition of the property and 
value added from renovation 
(if any).

JPPH only updates its sale 
transactions data every three 
to six months. The valuers 
have to rely on the sale 
transaction data which is not 
up to date with the latest market value. This would also 
play a factor in a less favorable valuation by the valuer.     

4. Change in market conditions 
The changes in the market condition may have an 
impact on the property sector considering the decrease 
in buyers, economic slowdown and oversupply with the 
reluctance of the bank to issue loan/finance.

The aforesaid factors affect the current and expected 
future market condition. This gives rise to erratic market 
data and the valuers are required to provide realistic 
level of the market from available erratic data.

All these factors may lead to the breaking of the 
deal between the property owners and prospective 
purchasers. Imagine the scenario involving the 
purchase of a RM1,000,000 property, and the buyer is 
now required to pay up an additional 10% equivalent of 
RM100,000 because of an unfavorable valuation.

DISCLAIMER: The opinion stated in the article is solely of Sr Vicky How, director of Henry Wiltshire 

Malaysia 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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We are grateful that out PM did not heed the advice 
from business groups with a vested interest to relax 
some of the cooling measures announced previously to 
stem excessive speculation such as lowering the Real 
Property Gains Tax or re-introducing the Developer 
Interest Bearing Scheme (DIBS) for first-time house 
buyers. We are indeed glad that a ‘status quo’ (an 
existing state of affairs) was retained through the 
wisdom of our PM.

The positive take from Budget 2017 in relation to 
property, in particular, Affordable Home are as follows:

(a) The government will build more PR1MA homes, 
SPNB, PPA1M houses and also PPR homes 
(“Affordable Homes by the Government”)

(b) Exemption of stamping fees on Transfer instruments 
and Loan facilities for first-time buyers of houses 
not exceeding RM300,000

(c) Levy of stamping duties of 4% on properties in 
excess of RM1 million;

(d) Maximum special loan scheme of between 90% - 
100% from participating banks for first-time house 
buyers

(e) Building 10,000 housing units in the town / city 
for rental to eligible youths with permanent job 
including young graduates entering labour market, 
which duration should not exceed 5 years

HBA’S PERSPECTIVE ON BUDGET 
2017 VIS-A-VIS HOUSING ASPECTS

The National House Buyers Association acknowledge the challenges faced by our 
Prime Minister in tabling Budget 2017 in view of the slowdown in the global and 
regional economies and also the steep drop of the Ringgit.

DEVELOPERS’ INTEREST BEARING SCHEME 
(DIBS) 
HBA is glad that the Government has continued to heed 
our call to ban the concept of DIBS or any permutation 
that entails interest capitalisation.

Developers being entrepreneurs have to be responsible 
and bear the risks that come with their investment.  
They should not be allowed to enjoy profits at the 
expense of house-buyers bearing the risks on their 
behalf.  Thus, when developers claim that DIBS is good 
because they “assist new buyers”, they should be asked 
to use the Built Then sell (BTS) 10:90 concept instead if 
they are sincere in not wanting to shift the risks to the 
house-buyers.

We are glad that the developers’ trade organisation did 
not succeed to convince the Government to be their 
sales agent.

The DIBS prohibition announced in BUDGET 2014 has 
been effective in curbing the unbridled escalation of 
house prices. DIBS must continue to be prohibited and 
outlawed. Do not allow ‘First Time House Buyers’ to be 
sucked in.

BUDGET 2017
(a) Affordable Homes by the Government 
 HBA is grateful that the Government has taken the 

initiative to build more affordable housing. However, 
HBA cautions that the right implementation to 
ensure that said affordable housing reaches the 
right target market. 
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 Affordable housing must be built at the right place 
and priced reasonably, i.e between RM150,000 to 
RM300,000 and not more than RM300,000 for 
prime locations. Also, it must be only for FIRST 
TIME HOUSE BUYERS and not to be made available 
for second-time house buyers, which PR1MA is 
allowing with certain conditions.

 PR1MA must also ensure that all the allocated 
land is used to build affordable housing and not 
to partner with private developers whereby only 
40% of the lands (from what we understand from 
the market) is for affordable properties with the 
balance being used for lifestyle properties to build 
commercial and high-end properties.

(b) Exemption of stamping fees on transfer 
instruments and loan facilities for first-time buyers 
of houses not exceeding RM300,000

 This is an excellent formula to assist first-time 
house buyers in buying their first home. The first 
timers would not be burdened too much with the 
stamping fees from the onset. In a situation where 
the sales price is RM300,000 the savings would be 
as follows:

Weakness
Stamp duty is the same regardless of number or 
properties held.  As a result of low entry cost to 
acquire a property, speculators have taken advantage 
of low stamp duty regime and able to acquire multiple 
properties at the same time, this depriving genuine 
house buyers the opportunity to acquire those houses

HBA’s Recommendation
Current stamp duty regime can be maintained for 
the first two properties held, one being for own stay 
and one for long term investment. However, stamp 
duty must be increased for the third and subsequent 
property held. Our recommendation for stamp duty is 
as follows:

(a) First Two Properties, based on current scale rate
(b) Third Property - Flat 5% of Value of Property
(c) Fourth Property - Flat 7.5% of Value of Property
(d) Fifth Property - Flat 7.5% of Value of Property

We are glad that our PM has instead adopted another 
approach to our recommendation - the increase of 4% 
stamping fees levy for properties exceeding RM1 million 
and above. HBA supports these initiatives as we feel 
the rich should contribute more towards our country’s 
revenue.

(d) Maximum special loan scheme of between 90% - 
100% from participating Banks for first-time house 
buyers

 Although this proposal will assist first-time house 
buyers, HBA urges some caution that such a 
proposal cannot be implemented across the board. 
This is because some first-time house buyers may 
have existing loan obligations and if they were 
given a 90% to 100% loan, the combined loan 
repayments could be too burdensome leading to 
an imminent default in a matter of time.

 As such, HBA feels that the decision of how much 
financing to extend must rest with the respective 
Banks and this proposal should only be a general 
advisory and cannot be made mandatory.

(e) Building 10,000 housing units in the town / city 
for rental to eligible youths with permanent job 
including young graduates entering labour market, 
which duration should not exceed 5 years

 The building of such housing units to allow eligible 
youths with permanent jobs to rent is also a good 
move. These youths may not be eligible for housing 
loans and this move will allow them to have a 
stable roof over their head until their income levels 
improve.

(c) Levy of stamping duties of 4% on properties in 
excess of RM1 million;

 Current stamp duty on transfer of properties is 
considered to be low to encourage easy ownership 
of properties amongst the Rakyat and is based on 
a scale rate as follows:

Value of Property
Stamp Duty 

Payable

First RM100,000.00 1%

RM100,000.01 to RM500,000 2%

RM500,000.01 to RM1,000,000 3%

RM1,000,001 and thereafter 4%

They must build the right 
product at the right place 
with the right pricing and 
the right numbers.
- HBA

Stamping fees payable to LHDN
Transfer instrument : RM5,000

Loan facility : RM1,500
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Balancing the risk between ‘Buying” and ‘Renting’
“BUYING a home is typically the largest and most 
complicated financial commitment most people will 
ever make”. This is the phrase used whenever there 
is talk of homeownership and it applies to first time 
households, too. 

First-time buyers face many barriers, one of them 
being the burden of monthly payments, having enough 
savings to sustain the responsibilities of owning a 
house, and income stability to qualify for housing loans. 
The higher the loan: the larger the commitment and 
monthly instalments. HBA is not in favour of buyers 
taking a maximum loan. They will be slaving for the 
Banks for a long duration and will lose their standard of 
living and pleasure. If buyers don’t have the initial ‘seed 
money’, they are advised to rent instead.

Buying and owning a house is a riskier proposition 
for households compared with renting. Buyers take 
on enormous debts, sign multi-year loan agreements 
and become responsible for homeowners’ cost of their 
homes. Renting is a much simpler undertaking.

Foreclosures can devastate a family’s economic and 
social standing, leaving them poorer instead. Making 
sure that first-time house buyers have sufficient 
personal financial management skills is more than 
a supplementary issue. Financiers, local authorities 
and communities benefit from homeowners being 
better informed of their rights and responsibilities as 
homeowners and borrowers. Support for potential 
home buyers and owners is crucial.

Counselling programmes
Bank Negara has since April 2006 set up the Credit 
Counselling and Debt Management Agency (Agensi 
Kaunseling dan Pengurusan Kredit - AKPK) : http://
www.akpk.org.my/my/perkhidmatan/pengurusan-
kredit/pengenalan to provide counselling and debt 
management to individuals as well as financial 
education to help individuals take control of their 
financial situation. 

We recommend that a similar programme - 
Homeownership Education Programmes to be set up 
to raise overall financial literacy as a method to prepare 
first-timer households to take on the responsibilities 
of owning a home, so that the hard task of ensuring a 
“home for everyone” be maintained and house owners 
do not end up being “squatters” again. 

Homeownership education can be in the form of 
manuals to be handed out, advice and information 
given out by telephone, workshops or “face-to-face” 
counselling. 

These services should ideally be provided before a 
potential buyer signs a purchase contract. Counselling 
should be provided to help households maintain their 
homes or to manage their finances. 

It is not enough just to provide homes for affordable 
housing group who are also first-time buyers on the 
many aspects of homeownership. The success of any 
public housing programmes can be achieved by assisting 
the said group to acquire and remain homeowners. 
A Homeownership Education Programmes could 
probably include the following:

PRE-purchase education

²	Understanding the process of 

buying a house

²	Evaluating household needs

²	Understanding housing types

²	Understanding the loan process

²	Financial preparation

POST-purchase education

²	Budgeting monthly expenses

²	Making payments promptly

²	Avoiding loan defaults

²	Living within a community

²	Social responsibility

²	Property taxes, assessments

²	Insurance, service charges, 
sinking fund

²	Home maintenance

²	Handling problems with the 
property

This recommendation is intended to encourage 
all potential first-time homebuyers to attend a 
homeownership education programme before they 
search for a home or sign a sale and purchase contract. 

Educate yourself and learn from the mistakes of others 
to avoid being disappointed or worse, “house poor”. 
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BUILD THEN SELL 10:90 CONCEPT (BTS 
10:90) 
ABANDONED housing projects in the country 
continue to be a dampener to the hopes of many 
house buyers and their families from realising their 
dream of being owners of their own homes.

Its continued presence remains a thorn in the 
housing industry that does not bode well for the 
well-being of the affected house buyers - they need 
to continue with their monthly bank instalments for 
their housing loans, and in many cases, unless the 
projects are successfully revived, there will be no 
end in sight as to how long they have to bear their 
ordeal. 

There is no solution for abandoned housing 
projects except to seek out the intervention of the 
Government, using tax payers money and so-called 
‘white knights’ to rescue those abandoned projects.

The Government, through the then Minister of 
Housing, YB Dato Wira Chor Chee Hueng had in 
February 2012 reiterated that the BTS 10:90 system 
will be made mandatory by 2015.

This was also recorded in the Parliament Hansard 
in 2013 in the Dewan Rakyat. Under the BTS 10:90 
system, house buyers only need to fork out the initial 
down-payment of 10% when booking a house and 
do not need to make any further payment until the 
vacant possession of the property is delivered to 
them whereupon the balance 90% will be paid.

This is a more orderly concept to rein in errant housing 
developers. The BTS 10:90 is a far safer mode of the 
home delivery system and the Government should 
compel the housing industry to adopt the system as 
we believe it will drastically if not totally eliminate 
cases of housing projects being abandoned.

The Government had numerous deliberations, 
labs discussions, meetings with all Stakeholders 
and recommendations from academia and have 
approved the concept three years ago.

In 2014, the immediate past Housing Minister, YB 
Dato Abdul Rahman Dahlan, has made a ‘U-Turn’ 
to shun the mandatory imposition of the BTS 10:90 
system and that he will propose to the Government 
to allow BTS 10:90 system to co-exist with the 
‘Sell-Then-Build’ concept and that the developers 
were allowed to choose. This is akin to allowing the 
housing developers a free reign again.

This has drawn the flak and adverse criticism of the 
house buying public and Consumer Associations 
especially the victims of abandonment and victims 
of those unlicensed developers and whether the 
Government will hold true to their slogan: “Janji 
DiTepati” (Promises Fulfilled). 

The Government saw it fit and just and in February 
2012 announced the mandatory imposition of BTS 
10:90 concept come 2015. Is the Government 
taking a retrogressive step? There has been no 
announcement in BUDGET 2017 on the BTS 10:90 
concept.

We anxiously await the Govt to keep to their promise 
‘Janji Ditepati’ when Dato Wira Chor Chee Heung 
announced that BTS 10:90 will be mandatorily 
implemented by the year 2015. We hope the current 
Housing Minister YB Tan Sri Noh Omar will make the 
BTS 10:90 a reality at least through a gradual phase 
under the affordable housing category.

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

OTHER ISSUES
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When discussing the Water Element, it almost instantly 
brings to mind larger bodies of water such as lakes 
and ponds outside of our homes. It is only natural to 
swing that way as the basics of Feng Shui prioritizes 
external Water Elements, but internal forms are equally 
imperative. The reality about the Water Element at 
home is, if practiced erroneously, poor Feng Shui with 
negative effects may follow.

Therefore, to ensure we practice the delicate art 
accurately, it is important to get acquainted with some 
facts first. It is not uncommon to find houses with water 
features such as a small pond or an aquarium built 
into the interior of the property. Water substantially 
affects the flow of Qi in a property and is something 
that should always be given serious consideration. Let’s 
now take a look at some of the common water features 
within homes along with their red flags.

Pools and Ponds
Avoid properties with a pool cutting right into it. 
Meaning, a pool built almost ‘into’ the house, where 
part of it is indoors and the rest, outdoors. The kind of 
problems the occupants will experience will depend on 
the sector this pool is located. 

Steer clear of properties with a pond or body of water 
in the centre. The centre is the heart of the house and 
the central palace should always be Yin, where it is 
stable and quiet. Also avoid building a pond underneath 
the staircase, especially if the staircase is close to the 
centre of the property.

Also, avoid choosing properties with a pool above the 
Main Door or porch as it is an extremely detrimental 
formation that can cause significant loss of wealth.

EMBRACING THE WATER 
ELEMENT AT HOME

The correct Feng Shui flow and occurrence of water often spells extreme good 
fortune that manifests as wealth and prosperity. DATO’ JOEY YAP gives a rundown on the 

do and dont’s when placing water features in and around your home. 
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Waterfalls
Waterfall, either inside or outside the property, is a 
negative feature, depending on the sound it generates. 
However, if the waterfall creates a pleasant sound of 
gently ripples or gurgling noise, then it is fine. Even so, 
you still need to consider if it is located in a suitable 
sector for Water in the house.

Aquariums
Take this into consideration only when a substantial 
sized tank (anything more than five feet in length) is 
involved, as it will invariably assert some Feng Shui 
effects. 

The types and number of fish in the aquarium is not 
relevant in Feng Shui. Finding the right location to 
collect and stimulate Qi, which is the purpose of 
employing the aquarium solution, is more relevant.

Toilets
Toilets do not flush away wealth or emit negative Qi. 
But this is not to say that the location of toilets is not 
significant in Feng Shui. It is a consideration if the 
property has a toilet bowl or bathtub – not referring to 
the toilet room – squarely above the Main Door. 

It is advisable to either move the Main Door inwards, 
outwards or relocate the toilet bowl. Do note that if the 
ceiling at the Main Door area is tall, this would not be 
a problem. The same applies if you have a toilet bowl 
directly above the kitchen stove or the bed.

All in all, it is of utmost importance that proper 
consideration is given to bodies of water within the 
home. This is to administer positive Feng Shui effects 
to your life and help you steer in the right direction. 

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
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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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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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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

PRECINCT 12
Property Type: Semi-detached House
Land Title: Residential
Tenure: Freehold
Built Up: 3743 - 4190 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 0333a

Medini, Nusajaya, Johor Johor Bahru, Johor

NEUVO CENTRO
Property Type: Shop-Office
Land Title: Commercial 
Tenure: Freehold
Built Up: 1,650 - 4,950 sq ft
Total Units/Lots: 33
Developer: UDA Land (South) Sdn Bhd 
Phone: 1800 1800 89 or (607) 237 4944

Johor

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

Ipoh, Perak



CLASSIFIED

103

PROPERTY
BELOW RM500K

PROPERTY @ 
KLANG VALLEY

Rawang, Apartment Seri Teluki 
Bukit Sentosa 2, Apartment, 

SALE, RM 65,000, 3r2b, 
BU790sqf, Bryan Ng, 6012-202 

8685, E(1)1501, UP3264395

Setia Alam, Suria Rafflesia, 
Setia Alam/Alam Nusantara, 

Apartment, SALE, RM 275,000, 
3r2b, BU700sqf, Au Lee 

Fong, 019-931 5988, E(3)1381, 
UP4967939

Puchong, Desa Tanjung , Pusat 
Bandar Puchong, Apartment, 

SALE, RM 270,000, 3r2b, 
BU871sqf, Denise, 016-233 
6769, REN:16280, E(1)1307, 

UP4969186

Cheras, Taman Miharja 
Apartment Miharja, Apartment, 

SALE, RM 290,000, 3r2b, 
BU800sqf, Richard, 6012-305 
5745, REN:06094, E(3)0256, 

UP3280707

Cheras, Lestari Apartment, 
Cheras, Bandar Tun Razak, 
Taman Midah, Apartment, 
SALE, RM 329,000, 3r2b, 

BU820sqf, Vivian Tan, 016-295 
3686, E(1)0452/1, UP4908814

Rawang, Bandar Country 
Homes, Desa 13 , 2-sty Terrace/
Link House, SALE, RM 340,000, 

4r3b, LA18x65sqf, Bryan Ng, 
6012-202 8685, E(1)1501, 

UP4617004

Bandar Puncak Alam, Shah 
Alam 2, Semi-detached House, 

SALE, RM 360,000, 4r3b, 
BU1500sqf, LA1500sqf, Rohana 
Ishak, 012-447 7210, PEA:1267, 

VE(1)0241/1, UP5005944

Seri Kembangan, One South, 
Office, SALE, RM 370,000, 

BU900sqf, Mabel Mak, 6012-
971 7115 / 6016-217 6583, 
E(3)0050/3, UP2448829

Old Klang Road, OUG Parklane, 
Condominium, SALE, RM 

375,000, 3r2b, BU950sqf, Niki 
Chow, 010-808 2256/014-339 

9018, REN:11831, E(1)1478, 
UP4965224

Bukit Jalil, Jalil Damai 
Apartments, Condominium, 
SALE, RM 480,000, 3r2b, 

BU1092sqf, Calvin Yew, 012-969 
7882, PEA:1075, E(3)1631, 

UP4958943

Puchong, Zen Residence, 
Condominium, SALE, RM 

499,000, 3r2b, BU1294sqf, 
Hazlan, 6017-514 1600, 
REN:01619, E(1)0452/4, 

UP4826540

Semenyih, Condominium, SALE, RM 199,000, 1r1b, BU450sqf, Travic 
Ho, 014-624 0990, REN:08537, E(3)1559, UP4991602

Cyberjaya, Cyber 
Square Soho, Cyber 
Jaya, Condominium, 
SALE, RM 270,000, 

1r1b, BU450sqf, 
LA6.95sqf, Simon Lee, 
012-348 1331, E(3)1063, 

UP4631540

Subang Jaya, Subang Perdana Goodyear Court 1, Apartment, SALE, 
RM 400,000, 3r2b, BU862sqf, Gloria Wong, 012-329 0629, E30776, 

UP4867251

Cyberjaya, Cyber 
Square Soho, Cyber 
Jaya, Condominium, 
SALE, RM 439,000, 
1+1r2b, BU775sqf, 

LA6.95sqf, Simon Lee, 
012-348 1331, E(3)1063, 

UP4839458

Ampang, KL Ampang Natural Greenery Concept Condo, Serviced 
Residence, SALE, RM 498,000, 1r1b, BU560sqf, Gary Kee, 6012-206 

6654, E(1)1307, UP4947386

Jalan Kuching, 
Sri Putramas, 

Condominium, SALE, 
RM 485,000, 3r2b, 
LA1100sqf, Bernice 

Wong, 6012-321 1150, 
REN:09695, E(1)1670, 

UP2407948Puchong, The Wharf Residece @ Puchong, Condominium, SALE, 
RM 490,000, 3+1r2b, BU1173sqf, C.J. Goh, 019-914 3115, REN:03290, 

E(3)0224, UP3983514

Cyberjaya, Cyber Square Soho, Cyber Jaya, Condominium, RENT, 
RM 1,000, 1r1b, BU450sqf, LA6.95sqf, Simon Lee, 012-348 1331, 

E(3)1063, UP4632311

Cyberjaya, The Place @ 
Cyberjaya, cyberjaya, 

Duplex, RENT, RM 1,200, 1r1b, 
BU530sqf, Irene Ng, 016-317 

6161, REN:E30890, E(3)0890, 
UP4315404

Ampang, Ampang Boulevard, 
Ampang Utama, Condominium, 

RENT, RM 1,400, 3r2b, 
BU946sqf, Richard, 6012-305 
5745, REN:06094, E(3)0256, 

UP822415

Sentul, Viva Residency, Off Jalan Ipoh, Condominium, RENT, RM 
1,500, 2r2b, BU848sqf, LA848sqf, Gloria Wong, 012-329 0629, 

E30776, UP4986440

Tropicana, Casa Tropicana, 
Condominium, RENT, RM 1,500, 
2+1r3b, BU1217sqf, Calvin Seak, 

012-349 6133, E(3)0050/12, 
UP2468085

Ara Damansara, Medalla @ 
Oasis Corporate Park, Serviced 

Residence, RENT, RM 1,650, 
Studior1b, BU703sqf, Brandon 
Liew, 6012-203 1921, E(1)1197, 

UP4939127

Ampang, Ampang Boulevard, 
Ampang Utama, Condominium, 

RENT, RM 1,700, 3r2b, 
BU936sqf, Richard, 6012-305 
5745, REN:06094, E(3)0256, 

UP822419
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Tropicana, Casa Tropicana, 
Petaling Jaya, Condominium, 

RENT, RM 1,800, 2+1r3b, 
BU1006sqf, Calvin Seak, 

012-349 6133, E(3)0050/12, 
UP441545

Tropicana, Casa Tropicana, 
Condominium, RENT, RM 2,600, 
3+1r3b, BU1538sqf, Calvin Seak, 

012-349 6133, E(3)0050/12, 
UP2381891

Cheras, Windows On The 
Park, Batu 9Th Cheras, 

Condominium, RENT, RM 2,500, 
4+2r5b, BU2499sqf, Richard, 
6012-305 5745, REN:06094, 

E(3)0256, UP4932997

Petaling Jaya, Phileo 
Damansara, Section 16, PJ, 

Shop-Office, RENT, RM 3,000, 
2b, BU2167sqf, Grace Lee, 
012-379 1298, REN:03996, 
E(1)0452/9, UP4580573

Taman Tun Dr Ismail, Glomac 
Damansara, Condominium, 
RENT, RM 3,600, 3+1r2b, 

BU1313sqf, Grace Lee, 012-379 
1298, REN:03996, E(1)0452/9, 

UP4961708

Bangsar, 2-sty Terrace/Link 
House, RENT, RM 5,800, 4r3b, 

BU2400sqf, LA25X75sqf, 
Vera Hah, 016-226 6346, 
E(1)0228/12, UP4067499

Desa ParkCity, The Northshore 
Gardens, Condominium, RENT, 
RM 6,000, 3+1r3b, BU1948sqf, 
Angelia Wong, 016-260 5566, 

E30631, UP4989414

Bangsar, Bangsar Peak, 
Condominium, RENT, RM 

10,000, 3+1r5b, BU2950sqf, 
K Karen, 6012-229 9228, 

REN:09123, E(1)1197, 
UP2300436

Petaling Jaya, Park 51 Residency, Condominium, RENT, RM 1,700, 
3r2b, BU1134sqf, Jacky Lee, 012-646 6419, E(1)1584/2, E(1)1584/2, 

UP4994849

Sungai Besi, the dale, 3-sty Terrace/Link House, RENT, RM 
3,000, 5r4b, BU2600sqf, How Pui Yee, 6012-345 3003, E(1)1476, 

UP4960295

Sungai Besi, The Reed YTL , Kuala Lumpur, 3-sty Terrace/Link 
House, RENT, RM 3,000, 5r5b, BU3216sqf, LA1920sqf, How Pui Yee, 

6012-345 3003, E(1)1476, UP4960316

Sungai Besi, The Reed YTL , Kuala Lumpur, 3-sty Terrace/Link 
House, RENT, RM 2,800, 5r5b, BU3216sqf, LA1920sqf, How Pui Yee, 

6012-345 3003, E(1)1476, UP4960318

USJ, Regalia Business Center, USJ1, USJ 1, Subang Jaya, Shop-
Office, RENT, RM 3,000, BU1600sqf, Albert Kong, 017-854 0005, 

0, UP4750253

Sungai Besi, the dale, 3-sty Terrace/Link House, RENT, RM 
3,400, 5r4b, BU2600sqf, How Pui Yee, 6012-345 3003, E(1)1476, 

UP4960299

Desa ParkCity, The Breezeway, Condominium, RENT, RM 
3,500, 2+1r2b, BU1292sqf, Jacky Lee, 012-646 6419, E(1)1584/2, 

UP4994900

Sungai Besi, Dale@Sungai Besi, Lake Fields, 3-sty Terrace/Link 
House, RENT, RM 3,500, 5r4b, BU2600sqf, LA20x80sqf, How Pui 

Yee, 6012-345 3003, E(1)1476, UP4733846

Sungai Besi, the dale, 3-sty Terrace/Link House, RENT, RM 
3,500, 5r4b, BU2600sqf, How Pui Yee, 6012-345 3003, E(1)1476, 

UP4960303

Seri Kembangan, BluWater Estate, 3-sty Terrace/Link House, 
RENT, RM 4,000, 5+1r, BU2800sqf, Albert Kong, 017-854 0005, 0, 

UP4902334
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Mont Kiara, 10 Mont Kiara @ 
MK10, Condominium, RENT, 

RM 11,000, 4+1r5b, BU3700sqf, 
Calvin Yew, 012-969 7882, 

PEA:1075, E(3)1631, UP5007124

Sungai Besi, The Leafz 
@ Dedaun Sungai Besi, 

Condominium, SALE, RM 
510,000, Studior1b, BU750sqf, 

Franky Ng, 016-280 0660, 
E(1)1670/3, UP4839513

Klang, Klang Taman Bunga 
Ros/Sejati, 2.5-sty Terrace/

Link House, SALE, RM 515,000, 
4+1r3b, BU1400sqf, LA1100sqf, 

Vera Hah, 016-226 6346, 
E(1)0228/12, UP4890377

Serdang, Taman Universiti 
Indah, 2-sty Terrace/Link 

House, SALE, RM 540,000, 
3r2b, BU1200sqf, LA18’ x 65’sqf, 
Lawrence Chin, 6012-297 1128, 

E00000, UP1047170

Cheras, Imperial Residence, 
Batu 9, Condominium, SALE, 

RM 600,000, 4r3b, BU1470sqf, 
Isaac Lim, 011-2099 6060, 

E(3)1381/1, UP4759717

Seri Kembangan, The Park, 
Laman Serdang, Bukit Serdang, 
Bukit Jalil, Townhouse, SALE, 
RM 618,000, 3r2b, BU1225sqf, 

Mabel Mak, 6012-971 7115 / 
6016-217 6583, E(3)0050/3, 

UP4908565

Cheras, Taman Cheras 
Hartamas, Cheras 

Hartamas,Tmn Segar, Segar 
Perdana, 2-sty Terrace/Link 
House, SALE, RM 620,000, 

3+1r3b, LA1080sqf, Vivian Tan, 
016-295 3686, E(1)0452/1, 

UP4999381

Setapak, Platinum Lake PV 
13, Jalan Genting Klang, 

Condominium, SALE, RM 
630,000, 3r2b, BU1457sqf, 
Calvin Yew, 012-969 7882, 

PEA:1075, E(3)1631, UP4801082

Setia Alam, AYU LESTARI Alam 
Nusantra, 2-sty Terrace/Link 
House, SALE, RM 630,000, 

4r3b, BU1960sqf, LA20x70sqf, 
Au Lee Fong, 019-931 5988, 

E(3)1381, UP4962091

Sungai Besi, The Leafz 
@ Dedaun Sungai Besi, 

Condominium, SALE, RM 
650,000, 2+1r2b, BU1025sqf, 
Franky Ng, 016-280 0660, 

E(1)1670/3, UP4839492

Cheras, taman len seng, taman 
connought, cheras, 2-sty 

Terrace/Link House, SALE, 
RM 650,000, 3+1r2b, LA22 x 

75sqf, KM Choo, 014-913 9136, 
E(3)1210, UP5001358

Cheras, You Residences, 
Batu 9Th Cheras, Serviced 

Residence, SALE, RM 698,000, 
4r3b, BU1453sqf, Joyce, 

6016-220 0726, REN:10534, 
E(3)0050/15, UP4976366

Bukit Jelutong, 2-sty Terrace/
Link House, SALE, RM 

700,000, 4r3b, BU1800sqf, 
LA20x70sqf, Hazlan, 6017-514 
1600, REN:01619, E(1)0452/4, 

UP4900907

Bukit Bintang, Swiss Garden 
Residences, KL City, Bukit 

Bintang, Condominium, SALE, 
RM 800,000, 1r1b, BU1011sqf, 

Vivian Tan, 016-295 3686, 
E(1)0452/1, UP4972779

Bukit Jelutong, 2-sty Terrace/
Link House, SALE, RM 838,000, 

4r4b, LA24x83sqf, Hazlan, 
6017-514 1600, REN:01619, 

E(1)0452/4, UP4408137

Sungai Besi, The Leafz 
@ Dedaun Sungai Besi, 

Condominium, SALE, RM 
850,000, 3r2b, BU1430sqf, 
Franky Ng, 016-280 0660, 

E(1)1670/3, UP4839481

Rawang, Anggun 1 Kota 
Emerald Rawang, Semi-

detached House, SALE, RM 
850,000, 3+1r4b, BU2400sqf, 

LA35x75sqf, KCWong, 
017-871 8136 / 012-374 

3762, REN:13004, E(1)1501, 
UP1428364

Kajang, Nadayu 92 Kajang, 
3-sty Terrace/Link House, 

SALE, RM 860,000, 4+1r4b, 
BU3637sqf, LA25x75sqf, C.J. 

Goh, 019-914 3115, REN:03290, 
E(3)0224,UP3385771

KLCC, Hampshire Residency, KLCC, Condominium, RENT, RM 
8,000, 4r4b, BU2356sqf, Calvin Yew, 012-969 7882, PEA:1075, 

E(3)1631, UP4900673

Segambut, Taman Sri Sinar, Segambut, 3-sty Terrace/Link House, 
SALE, RM 580,000, 3r3b, LA16 x 70sqf, Lau Yoke Kok, 6019-213 

6663, REA:16536, E(1)1492, UP4943801

Petaling Jaya, Petaling 
Jaya Section 8, 1-sty 
Terrace/Link House, 
SALE, RM 600,000, 

3r2b, BU1560sqf, 
LA20X70sqf, 

Vera Hah, 016-226 
6346, E(1)0228/12, 

UP4928071

Kota Damansara, subang 2/u5/Sg buloh/ s.alam/ mahsing Id, 
Factory, SALE, RM 666,000, LA1600sqf, Raymond Chong CM, 012-

319 9666, REN:01186, E(3)1204, UP4669234

Petaling Jaya, Casa Indah 2, Damansara Indah, Condominium, 
SALE, RM 700,000, 2r2b, BU1160sqf, Kanson Ding, 013-288 6773, 

E(3)0486, UP2778471

Puchong, Taman Putra Impiana, 2-sty Terrace/Link House, SALE, RM 
700,000, 3r3b, BU3300sqf, LA1650sqf, Jackson Lim, 017-926 6658, 

E(3)0256, UP4908764

Kota Damansara, Cova Suites, Condominium, SALE, RM 720,000, 
3r2b, BU1254sqf, Kanson Ding, 013-288 6773, E(3)0486, UP2446016

Puchong, Taman 
Angkasa, 2-sty Terrace/

Link House, SALE, 
RM 850,000, 5r3b, 

LA22x65sqf, Amanda 
Goh, 016-263 2288, 

REA:E2202, E(3)1379, 
UP5005031

Puchong, Taman 
Angkasa, 2-sty Terrace/

Link House, SALE, 
RM 850,000, 5r3b, 

LA22x65sqf, Amanda 
Goh, 016-263 2288, 

REA:E2202, E(3)1379, 
UP5005041
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Sungai Buloh, BSC, Shop, 
SALE, RM 898,000, BU3579sqf, 
LA24*75sqf, Vinz Cheow, 012-

642 4869, E(1)1307, UP4840567

Puchong, 2-sty Terrace/Link 
House, SALE, RM 898,000, 

4r3b, LA40x70sqf, Jared Wong, 
012-297 1898, REN:07483, 

E(3)0256, UP4089804

Kajang, Nadayu 92, Tmn Nadayu 92, 3-sty Terrace/Link House, 
SALE, RM 875,000, 4+1r4b, BU3838sqf, LA25x75sqf, C.J. Goh, 019-

914 3115, REN:03290, E(3)0224, UP4307819

Bangsar, Casa Vista, 
Condominium, SALE, 
RM 900,000, 2r2b, 

BU1151sqf, Eddy 
Chen, 012-213 9072, 

REN:06543, VE10203, 
UP4727680

Rawang, Anggun 2 Rawang, 
Semi-detached House, SALE, 

RM 950,000, 5r4b, BU2600sqf, 
LA40x80sqf, KCWong, 

017-871 8136 / 012-374 3762, 
REN:13004, E(1)1501, UP1891931

Shah Alam, Tadisma Seksyen 
13, Shop-Office, SALE, RM 
988,000, 1b, LA22x70sqf, 

Hazlan, 6017-514 1600, 
REN:01619, E(1)0452/4, 

UP4352793

Rawang, Amberley Rawang, 
Semi-detached House, 

SALE, RM 990,000, 4+1r4b, 
LA54X80sqf, Irene Ng, 016-317 
6161, REN:E30890, E(3)0890, 

UP4991496

KLCC, myHabitat ,2 CAR 
PARK, Condominium, SALE, 

RM 1,050,000, 2r1b, BU1141sqf, 
LA1141sqf, Viven Chia, 6016-
290 7662 / 6017-306 9930, 

E(3)0256/1, UP4653858

Kajang, NEW SEMI-D ,Crestin 
Park, Jalan Sabha Impian 
, Semi-detached House, 

SALE, RM 1,062,000, 5+1r5b, 
BU3025sqf, LA35x75sqf, F.T 
Lim, 012-283 1018, E(3)0868, 

UP4989697

Bukit Jelutong, Residential 
Land, SALE, RM 1,300,000, 

LA6600sqf, Hazlan, 6017-514 
1600, REN:01619, E(1)0452/4, 

UP2034997

Bandar Utama, BU11, 2.5-sty 
Terrace/Link House, SALE, RM 
1,280,000, 4+1r4b, BU2800sqf, 

LA22x85sqf, Grace Lee, 012-379 
1298, REN:03996, E(1)0452/9, 

UP4957591

Bukit Jelutong, 2-sty Terrace/
Link House, SALE, RM 1,310,000, 

6r6b, LA3207sqf, Hazlan, 
6017-514 1600, REN:01619, 
E(1)0452/4, UP4199688

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

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

Ulu Klang, Kemensah Heights, 
Semi-detached House, SALE, 

RM 1,860,000, 5r6b, BU3692sqf, 
LA35x85sqf, ZANA ZAKRI, 
017-343 7822, REN:07142, 

VE(1)0091, UP4985275

Bandar Utama, BU6, 2.5-sty 
Terrace/Link House, SALE, RM 
1,900,000, 5+1r4b, BU3000sqf, 
LA22x75sqf, Grace Lee, 012-379 
1298, REN:03996, E(1)0452/9, 

UP4961141

Rawang, Kundang, Agricultural 
Land, SALE, RM 2,000,000, 
LA90000sqf, Lina, 019-326 
6551, REN:01028, E(1)1584/1, 

UP3956873

Cyberjaya, Perdana Lakeview 
East, Cyberjaya, Perdana 

Lakeview West, Cyberjaya, 
Perdana Lakeview East, 

Cyberjaya, PLW, Residential 
Land, SALE, RM 2,000,000, 

BU14000sqf, LA14000sqf, SK 
Lee, 6012-239 2188, REN:09441, 

E(1)1532, UP1580081

Semenyih, taman tasik semenyih, semenyih, 2-sty Terrace/Link 
House, SALE, RM 1,000,000, 15r8b, BU4800sqf, TC Lam, 6016-322 

8018, E(3)1612, UP4986075

Petaling Jaya, 2-sty Terrace/Link House, SALE, RM 1,150,000, 5r3b, 
LA24 x 80sqf, Lau Yoke Kok, 6019-213 6663, REA:16536, E(1)1492, 

UP3358518

Kajang, Taman Damai Mewah, Kajang, Semi-detached House, SALE, 
RM 1,200,000, 4+1r4b, BU2800sqf, LA35’ x 80’sqf, Albert Kong, 

017-854 0005, 0, UP3432709

Petaling Jaya, 9 Bukit Utama Condominium, Condominium, SALE, 
RM 1,355,000, 4+1r4b, BU2286sqf, Steven Fam, 017-792 5855, 

REN:06873, E(1)1439, UP4892410

Sungai Besi, The Reed YTL , Kuala Lumpur, 3-sty Terrace/Link 
House, SALE, RM 1,500,000, 5r5b, BU3216sqf, LA1920sqf, How Pui 

Yee, 6012-345 3003, E(1)1476, UP4335128

Sungai Besi, The Reed YTL , Kuala Lumpur, 3-sty Terrace/Link 
House, SALE, RM 1,500,000, 5r5b, BU3216sqf, LA1920sqf, How Pui 

Yee, 6012-345 3003, E(1)1476, UP4960314

Puchong, Kingsgate 
Kinrara, Bandar 

Kinrara, 3-sty Terrace/
Link House, SALE, 

RM 1,800,000, 
5+1r5b, BU4058sqf, 

LA24x77sqf, Amanda 
Goh, 016-263 2288, 

REA:E2202, E(3)1379, 
UP5004965
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Shah Alam, Monterez golf 
country club, Bungalow House, 
SALE, RM 2,400,000, 6+1r6b, 
BU6900sqf, LA7600sqf, Yuki 
Yap, 012-232 1031, REN:12370, 

E(3)0050, UP4964177

Sentul, taman union ,sentul 
selatan, Bungalow House, 

SALE, RM 2,600,000, 6r4b, 
BU3500sqf, LA6000sqf, 

Jackson Loke, 012-904 3817, 
E(1)1307, UP4977741

Bukit Jelutong, Link Bungalow, 
SALE, RM 2,880,000, 5r5b, 

BU4800sqf, LA6790sqf, Hazlan, 
6017-514 1600, REN:01619, 

E(1)0452/4, UP3659476

Kota Kemuning, Sri Suria, Bukit 
Rimau, Bukit Rimau, Bungalow 
House, SALE, RM 2,980,000,  

6+1r7b, BU7300sqf, LA6800sqf, 
MC Yip, 6016-228 0916 / 

6012-380 8334, REN:02782, 
E(3)1060, UP3890963

Setapak, Taman P Ramlee, 
Bungalow House, SALE, RM 

3,000,000, 6r6b, BU4750sqf, 
LA5750sqf, Timmi Liew, 6016-
323 1444, REN:15872, E(1)1307, 

UP4985421

Bukit Jelutong, Bungalow 
House, SALE, RM 3,000,000, 
6r6b, BU4000sqf, LA6670sqf, 

Hazlan, 6017-514 1600, 
REN:01619, E(1)0452/4, 

UP4894435

Seri Kembangan, Taman Perindustrian Bukit Serdang, Bukit 
Serdang, Link factory, SALE, RM 2,580,000, 2b, BU7500sqf, 
LA3360sqf, TC Lam, 6016-322 8018, E(3)1612, UP4993523

KL City, Quadro Residences, KLCC, Serviced Residence, SALE, RM 
3,030,000, 4+1r5b, BU2343sqf, Alex Lai, 012-618 8334, REN:06247, 

E(1)1197/1, UP4763486

Cheras, Taman Segar, cheras, kuala lumpur, Shop, SALE, RM 
3,080,000, 2b, BU1650sqf, TC Lam, 6016-322 8018, E(3)1612, 

UP4986940

Kajang, Twin Palm , Sungai Long, Bungalow House, SALE, RM 
3,100,000, 4+1r5b, BU4372sqf, LA8431sqf, TC Lam, 6016-322 8018, 

E(3)1612, UP5000484

Balakong, SILK Residence, balakong cheras, Balakong Cheras, 
Shop, SALE, RM 3,660,000, 2b, BU2158sqf, TC Lam, 6016-322 8018, 

E(3)1612, UP4991120

Shah Alam, Sri Suria, Bukit Rimau, Bungalow House, SALE, RM 
3,980,000, 7r6b, BU6700sqf, LA10678sqf, Anson Chen, 016-214 

7225, EPM(3)0003, UP4929357

Pantai, Bangsar, Bukit Pantai, Pantai Hill, Bungalow House, SALE, 
RM 4,000,000, 4+1r3b, BU4400sqf, LA6335sqf, K Karen, 6012-229 

9228, REN:09123, E(1)1197, UP4978045

Cheras, Bayu Segar, Semi-detached House, SALE, RM 4,000,000, 
7r6b, BU4380sqf, How Pui Yee, 6012-345 3003, E(1)1476, 

UP4574591

Subang Jaya, Subang 
Hi-tech 2, Tmn 

Perindustrian Teknologi 
Tinggi, Semi- D factory, 
SALE, RM 4,300,000, 

BU6320sqf, LA9709sqf, 
C.J. Goh, 019-914 3115, 
REN:03290, E(3)0224, 

UP4773089

Kota Kemuning, Sri 
Suria, Bukit Rimau, 
Bungalow House, 

SALE, RM 3,700,000, 
7+1r6b, BU6800sqf, 
LA10678sqf, Chang 

Kheng Fatt, 6012-329 
6931, REN:04422, 

E(1)0452/8, UP4991919

Mont Kiara, Puncak 
Kiara, Kiara Peak, Mont 

Kiara, Sri Hartamas, 
Residential Land, 

SALE, RM 4,030,000, 
LA6200sqf, K Karen, 

6012-229 9228, 
REN:09123, E(1)1197, 

UP4942342

Bukit Jelutong, 
Bungalow House, SALE, 

RM 3,000,000, 7r7b, 
BU6200sqf, LA7700sqf, 
Hazlan, 6017-514 1600, 
REN:01619, E(1)0452/4, 

UP3370739

Solaris Dutamas, 
Publika, Retail 

Space, SALE, RM 
3,300,000, BU1248sqf, 

Grace Lee, 012-379 
1298, REN:03996, 

E(1)0452/9, 
UP4885239
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Cheras, Batu 9 Cheras, Taman Cuepacs, Taman Cuepacs, Shop, 
SALE, RM 4,500,000, 2b, BU2240sqf, TC Lam, 6016-322 8018, 

E(3)1612, UP4991188

Cyberjaya, Perdana Lakeview West, LAKEFRONT, Lakeside, 
Perdana Lakeview East, Cyberjaya, , Residential Land, SALE, RM 
4,500,000, BU19000sqf, LA19000sqf, SK Lee, 6012-239 2188, 

REN:09441, E(1)1532, UP4639466

Balakong, Balakong, Selangor, Shop, SALE, RM 4,800,000, 2b, 
BU2464sqf, TC Lam, 6016-322 8018, E(3)1612, UP4991097

KL City, Pudu, kuala lumpur, Shop, SALE, RM 5,700,000, 10b, 
BU12800sqf, LA32X80sqf, TC Lam, 6016-322 8018, E(3)1612 

UP4991061

Damansara Heights, Damansara Heights, Bukit Damansara, 
Bungalow House, SALE, RM 6,500,000, 5+1r5b, BU4500sqf, 

LA7490sqf, K Karen, 6012-229 9228, REN:09123, E(1)1197, 
UP2956390

Seputeh, Seputeh Gardens, Semi-detached House, SALE, RM 
6,500,000, 5+1r6b, BU6038sqf, LA4687sqf, Lau Yoke Kok, 6019-213 

6663, REA:16536, E(1)1492, UP4956244

Kajang, Country Height , Bungalow House, SALE, RM 9,300,000, 
10+r9b, BU59000sqf, LA23500sqf, Eric Goh, 6017-368 8153, 

REN:07249, E(1)1583, UP4891325

Kajang, Bandar Sungai Long, Bandar Sungai Long, Warehouse, 
SALE, RM 10,090,000, BU22000sqf, LA29800sqf, TC Lam, 6016-

322 8018, E(3)1612, UP4985770

Titiwangsa, Bungalow House, SALE, RM 12,000,000, 10+r15b, 
BU15500sqf, LA18800sqf, K Karen, 6012-229 9228, REN:09123, 

E(1)1197, UP1998564

Serdang, Mines Wellness City, Bungalow House, SALE, RM 
12,000,000, 10+1r7b, LA13906sqf, TC Lam, 6016-322 8018, E(3)1612, 

UP5004377

Mont Kiara, Kenny Heights Sanctuary, KH Villa, Kenny Heights villa, 
Link Bungalow, SALE, RM 3,200,000, 5+1r7b, BU5230sqf, LA23 X 
66sqf, K Karen, 6012-229 9228, REN:09123, E(1)1197, UP4977987

City Centre, Banyan Tree, Condominium, SALE, RM 4,500,000, 
3+1r4b, BU2195sqf, Yvone Chong, 6016-322 2186 / 603-7729 9999, 

E(1)1492, UP4732939
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Bukit Tunku, Bukit Tunku, Kenny Hills, Bungalow House, SALE, RM 
18,000,000, 5+1r6b, BU15000sqf, LA15000sqf, K Karen, 6012-229 

9228, REN:09123, E(1)1197, UP4900759

Sri Hartamas, Galeria Hartamas, 
Desa Sri Hartamas, Shop, SALE, 

RM 5,500,000, Studior4b, 
BU5520sqf, Grace Lee, 012-379 
1298, REN:03996, E(1)0452/9, 

UP4555055

PROPERTY 
OUTSIDE KLANG 

VALLEY Masai, Ria Apartment, Taman 
Megah Ria, Apartment, SALE, 
RM 185,000, 3r2b, BU850sqf, 

Raymond Pui, 6016-778 
4891, REN:12395, E(1)1605/1, 

UP4962063

Johor Bahru, Crystal Ville, 
Skudai, Apartment, RENT, RM 

1,000, 3r2b, BU922sqf, Nicholas 
Sia, 010-532 4161, REA:17074, 

E(1)1491, UP4866828

Johor Bahru, Twin Galaxy 
Residences, Taman Abad, 
Condominium, RENT, RM 

1,350, Studior1b, BU560sqf, 
Elainne Phang, 016-747 

7497, REN:09625, E(3)1550, 
UP4987096

Nusajaya, Eco Botanic @ 
Featherstone, Nusajaya, 

Iskandar Puteri, Educity, Puteri 
Harbour, Gelang Patah, JB, 
Cluster Homes, SALE, RM 

1,190,000, 4r4b, BU2670sqf, 
LA35x70sqf, Roy Ma, 011-1118 
1899, E(1)1537, UP4864538

Nusajaya, Bukit Indah Nusajaya 
Nusa Bestari, 2-sty Terrace/

Link House, SALE, RM 
438,000, 4r3b, BU1400sqf, 

LA18x65sqf, CC Tan, 012-432 
1069, REN:15261, E(1)1321/7, 

UP4966646

Johor Bahru, Taman Suria 
Muafakat, Casa Impiana, 2-sty 
Terrace/Link House, SALE, RM 

750,000, BU1950sqf, Liang, 012-
711 7033, REN:05298, E(3)0131, 

UP4797814

Setia Indah, 2-sty Terrace/Link 
House, SALE, RM 530,000, 
4r4b, LA18x65sqf, Heng, 
016-767 7650, E(1)1307/4, 

UP4865257

Skudai, Taman Mutiara Rini , 
2-sty Terrace/Link House, SALE, 
RM 440,000, 4r3b, BU1170sqf, 
LA18 x 65sqf, Raymond Pui, 
6016-778 4891, REN:12395, 

E(1)1605/1, UP4952820

Melaka Tengah, Taman 
Saujana Heights, 

Ayer Keroh, Melaka, 
Bukit Katil, Bungalow 

House, SALE, RM 
1,634,715, 6+1r6b, 

BU6108sqf, LA6727sqf, 
KK Teoh, 019-626 

4321, E(3)0050/12, 
UP4994991

Nusajaya, sky breeze, bukit indah, Condominium, RENT, RM 
1,700, 2r2b, BU861sqf, LAunknownsqf, Janice pang, 016-619 1233, 

E(1)1307/4, UP4802874

Skudai, Taman Seri 
Orkid Skudai , 2-sty 
Terrace/Link House, 
SALE, RM 540,000, 

4r3b, BU1680sqf, LA32 
x 70 sqf, Raymond 
Pui, 6016-778 4891, 

REN:12395, E(1)1605/1, 
UP4952857

Bandar Kinrara, Majestika, Puchong, Bungalow House, SALE, RM 
6,800,000, 7r7b, BU8000sqf, LA13570sqf, Amanda Goh, 016-263 

2288, REA:E2202, E(3)1379, UP5005051

Kuang, Agriculture 
land, Rawang, 

Agricultural Land, 
SALE, RM 47,916,000, 

LA2178000sqf, 
Lina, 019-326 6551, 

REN:01028, E(1)1584/1, 
UP4227600

Klang, Telok Gong, Warehouse, SALE, RM 16,000,000, 1r2b, 
BU72000sqf, LA138303sqf, Eric Lim S.H., 012-366 5261, REN:3158, 

E(1)0452/7, UP4388836

KLCC, Suria Stonor, Penthouse, SALE, RM 10,000,000, 4+1r7b, 
BU9400sqf, Dan Say KM, 012-232 1316 / 03-7727 6121, REN:10409, 

E(3)0050, UP3056198

Damansara Heights, Damansara Heights, Bukit Damansara, 
Bungalow House, SALE, RM 15,000,000, 6+r9b, BU10500sqf, 

LA10490sqf, K Karen, 6012-229 9228, REN:09123, E(1)1197, 
UP4952051

Balakong, Kawasan Perindustrian, balakong, Factory, SALE, RM 
15,000,000, 2b, BU21280sqf, LA44132sqf, TC Lam, 6016-322 8018, 

E(3)1612, UP4987056

KL City, Villa Puteri, 
Kuala Lumpur, 

Penthouse, SALE, RM 
4,500,000, 4+1r5b, 

BU5300sqf, K Karen, 
6012-229 9228, 

REN:09123, E(1)1197, 
UP4909613

Ampang, Bungalow at 
Ukay Seraya, Bungalow 

House, SALE, RM 
5,200,000, 7+1r8b, 

BU6414sqf, LA8676sqf, 
F.T Lim, 012-283 1018, 

E(3)0868, UP4970520
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Senai, I Park @ Senai Airport City, Factory, SALE, BU30000sqf, Eva 
Tan, 6016-415 3377/ 6586873377, REN:08416, E(3)1223, UP4258407

Johor Bahru, Ehsan jaya, Apartment, RENT, RM 750, 3r2b, Nicholas 
Sia, 010-532 4161, REA:17074, E(1)1491, UP4973119

Horizon Hills, Horizon Hills ,The Valley , 2-sty Terrace/Link House, 
SALE, RM 828,000, 4+1r4b, BU2224sqf, LA22x70sqf, KT Got, 6012-

288 6036, REN:00137, E(1)1605, UP4434475

Setia Indah, Terrace House , Mount Austin, Setia Indah and 
Tmn Daya , 2-sty Terrace/Link House, SALE, RM 543,064, 3r2b, 

BU2158sqf, LA22 X 70sqf, Agnes Yong, 017-354 5988, E(3)1445/1, 
UP5003281

Seremban, Aviva Green Seremban 2, Semi-detached House, RENT, 
RM 4,000, Tuang, 6014-932 7188, REN:05991, 

E(1)1026, UP4329090

Seremban, Chemara Hills, 2-sty Terrace/Link House, RENT, RM 
4,500, 4r4b, LA24X80sqf, Tuang, 6014-932 7188, REN:05991, 

E(1)1026, UP4734560

Genting Highlands, Ion Delemen @ Genting Highlands, Service 
Apartment, SALE, RM 624,000, 1r1b, BU530sqf, Ms Eugene Goh, 

6017-605 4800, REN:15531, E(3)1508, UP4963900

Genting Highlands, Ion Delemen @ Genting Highlands, Service 
Apartment, SALE, RM 890,000, 2r2b, BU800sqf, Ms Eugene Goh, 

6017-605 4800, REN:15531, E(3)1508, UP4964008

Bayan Lepas, Platinum 
3, Condominium, 

SALE, RM 495,000, 
3r2b, BU1230sqf, 

Kenji Khoo, 014-943 
4399, E(3)0256/3, 

UP4983689

Raub, TRAS 153 
ACRES OIL PALM 
LAND, Agricultural 

Land, SALE, RM 
13,770,000, LA153sqa, 
Teh Leng Eng, 012-229 

7749, REN:10347, 
E(3)0050/3, 
UP4890693

Sungai Ara, Reflections 
Condominium, 

Condominium, SALE, 
RM 630,000, 3r2b, 
BU1070sqf, Adrian 

Chew, 012-599 8688, 
REN:05155, E(3)1130, 

UP4871973

Kuala Klawang, 
Jelebu Durian Farm 
with Reserved Rd, 
Agricultural Land, 

SALE, RM 893,000, 
LA5.95sqa, Amie Soo, 

012-366 8488, E(1)1307, 
UP4801563

Jelebu, Jelebu 108acres 
Oil Palm Plantation 
, Agricultural Land, 

SALE, RM 5,616,000, 
LA108sqa, Amie Soo, 

012-366 8488, E(1)1307, 
UP4961963

Johor Bahru, Bandar 
Permas jaya, 2-sty 

Terrace/Link House, 
SALE, RM 550,000, 
4r3b, LA20x70sqf, 
susanlee, 6012-713 
9998, REN:13378, 

E(3)1451, UP5001859

Johor Bahru, Straits View Condo Golf view , Condominium, SALE, 
RM 650,000, 3+1r3b, BU1650sqf, Jeslyn Lee, 6019-776 7161, REN: 

05017, E(3)1329, UP1555136
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Lexis Suites Penang, Lexis Suites Penang, Condominium, SALE, RM 
1,250,000, Studior1b, BU875sqf, Justin Yong, 013-337 2628, E (1) 

1215/2, UP4574168

Kampar, The Residence 
@Kampar, Bandar 

Agacia, Townhouse, 
SALE, RM 288,000, 
3r2b, BU1099sqf, 

Mabel Mak, 6012-971 
7115 / 6016-217 

6583, E(3)0050/3, 
UP4574100

Ipoh, Taman Bercham Utara, 1-sty Terrace/Link House, SALE, RM 
129,000, 3r1b, LA20x60sqf, BT Ong, 6010-566 8926, REN:06752, 

E(1)1307, UP4805987

Nabawan, Agricultural Land, SALE, RM 15,000,000, LA512sqa, 
Albert Kong, 017-854 0005, 0, UP4787063

Bayan Lepas, Platinum 3, Condominium, SALE, RM 520,000, 3+1r2b, 
BU1330sqf, Kenji Khoo, 014-943 4399, E(3)0256/3, UP4967507

Georgetown, The Cantonment , Pulau Tikus, Condominium, 
SALE, RM 2,365,000, 4r4b, BU2150sqf, Melvin Tan, 6016-441 3271, 

REN:10113, E(1)1475, UP4964721

Georgetown, Mayfair Condominium, Condominium, SALE, RM 
3,000,000, 3r4b, BU5049sqf, Melvin Tan, 6016-441 3271, REN:10113, 

E(1)1475, UP4964747

Georgetown, Mayfair Condominium, Condominium, SALE, RM 
3,200,000, 3+2r6b, BU5049sqf, Chewy Lim, 016-432 1534, 

REN:16448, E(1)1475, UP4966618

Tanjong Tokong, Taman Erskine @Jalan Mount Erskine, Tanjung 
Tokong, Apartment, SALE, RM 430,000, 3r2b, BU700sqf, Melvin 

Tan, 6016-441 3271, REN:10113, E(1)1475, UP4046012

Tanjung Bungah, Mira Residence, Tanjong Bungah, Condominium, 
SALE, RM 980,000, 3r2b, BU1352sqf, Melvin Tan, 6016-441 3271, 

REN:10113, E(1)1475, UP4989683

Tanjong Tokong, City Residence, Condominium, SALE, RM 567,000, 
Studior1b, BU490sqf, Rick Goh, 6012-410 5400, E(1)0153/1, 

UP5002384

Tanjung Bungah, 
Hillside Garden, 

Apartment, SALE, 
RM 480,000, 3r2b, 

BU800sqf, Max Chew, 
6012-444 5793, 

E(3)0262, UP4966854

Batu Ferringhi, Miami 
Green, Condominium, 
SALE, RM 640,000, 

3r2b, BU1010sqf, Max 
Chew, 6012-444 5793, 
E(3)0262, UP4957522

Pulau Tikus, Lorong 
Birch, Georgetown, 
2-sty Terrace/Link 
House, SALE, RM 
1,650,000, 2r2b, 

BU1700sqf, LA1600sqf, 
Max Chew, 6012-444 

5793, E(3)0262, 
UP1351734
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Price include 6%GST

Start my subscription from

START MY SUBSCRIPTION NOW!

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

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

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






