






The Year Of The Rooster Has Arrived
 
We hope you had an enjoyable celebration ushering in the year of the 
Rooster! 

The month of February is special to us as it marks the first anniversary of 
the iProperty Group becoming part of REA Group, a multinational digital 
advertising company specialising in property.

Throughout the last year, we have made it our purpose to change the 
way the world experiences property. 

We have done this by delivering amazing consumer experiences and 
providing agents and developers with products and services to support 
their businesses. We launched the global property network, which opened 
the doors to millions of properties from all around the world. 

In addition to this, we are excited to announce that we have kick started 
the year by expanding our presence in Asia with an investment in Prop 
Tiger, India’s leading digital real estate platform. 

Another piece of exciting news that we have to share with you is the 
appointment of Haresh Khoobchandani, Chief Executive Officer of 
iProperty.com Malaysia & Singapore. We are delighted to have Haresh on 
board. He holds outstanding expertise in leading digital businesses and 
has extensive experience within the Asian region. You will find out more 
about Haresh in next month’s issue. 

My sincere thanks and appreciation to all of you for your continued 
support. May the year of the rooster bring luck and prosperity to you and 
your family! 

Wishing you all best and enjoy the read!
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EDITOR’S NOTE

Bon Estates ushers in a new dawn this CNY by revitalizing the 
unity of home and heart

Ancient Chinese tradition denotes that the rooster 
is a symbol of hard work, resourcefulness, courage 
and talent. Universally, the rooster is also known for 
heralding a new dawn, which is a fitting given we 
are now ushering in the new lunar year of rooster.  

In the same spirit, boutique luxury developer Bon 
Estates believes that it is ushering in a new dawn in 
lifestyle standards by rekindling the true meaning 
of “home” at its upmarket high-rise residential 
development in Bangsar South, The Estate. Here, 

an exclusive living environment has been crafted to 
nourish, nurture and strengthen the family bonds 
of those who live within.

This Chinese New Year, Bon Estates embraces 
“unity”, which is both a central theme for the festive 
season as well as a guiding principle behind the 
creation of the company’s RM650 million project 
that is committed to putting people back at the 
heart of the home. 

To give luxury homeseekers a taste of what this 
means, Bon Estates held an exclusive event at 
its Sales Gallery along Jalan Penaga in Bangsar , 
offering good food and cultural activities that not 
only foster a festive spirit, but also tell a story about 
the underlying values and principles that make up 
the DNA of The Estate. 

A highlight of the event was a traditional drum 
performance, which not just a hallmark of 
prosperity and celebration in the festive season, 
but also a symbol of collective unity with its ability 
to bring people together through collective rhythm 
and tempo.

HAPPENINGS

As we welcome the year of the Rooster, the question 
on every investor’s mind is probably “how should 
I invest in property in 2017’? It is predicted that 
there will be more investments from developers in 
China to Malaysia due to the weakening Ringgit. I 
believe that this will be an interesting year too for 
the Trump administration and its stand on global 
economic issues especially with China.

I asked a Feng Shui expert about his general 
prediction for the Rooster year and he said that 
innovation is the key. We need to constantly 
innovate ourselves to move with the times. 

There has been some changes in the Companies 
Act this year too. Andy Gan explains 5 key changes 
under the new Companies Act 2016 and how it will 
impact property investors in terms of investment 
attitude, financing decision and personal taxation.

Industry players Adrian Un, Daniele Gambero and 
KC Lau share their views on the tightening lending 
policy and alternative financing options at the BLT 
property outlook 2017 forum. More on page 36. 

On page 38, we feature some experts’ opinions 
on the relevance of location in identifying a 
good property today—and why geography and 
infrastructural investment should be the new 
mantra. In our regulars section, 
Dato’ Joey Yap explains 
the effects of highways and 
railways on one’s home.

Till next month!
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Fire in the Sky: The fitness party that torches calories and lights up the 
night in M City

14th January 2017 was a day to remember for the 
800 participants who took part in Fire in the Sky, 
Mah Sing and Spotify’s fitness party which was held 
in M City, Jalan Ampang. The one day event saw 
participants take part in exhilarating fitness classes 
powered by Firestation.fit and end their workouts 
in the best way possible, a unique and sizzling pool 
party.

Fire in the Sky also marked the unveiling of M City’s 
multi-level thematic hanging gardens. M City is the 
only development in Malaysia to have multi-level 
thematic hanging gardens on Level 11 (Bamboo 
Groove), Level 17 (Spring Park), Level 23 (Altitude 
Sky Club), Level 29 (Tropical Sanctuary) and Level 
35 (Sky Garden).  

They are stunning features of M City development. 
Taking its inspiration from the Fire element, Fire 
in the Sky is a one day fitness event, almost like 
a “fitness festival”, organised by Mah Sing and 
Spotify, where participants (or Fire-starters) take 

part in group workout sessions during the day 
from 2.00pm to 10.00pm. Fire in the Sky is the first 
ever grand scale fitness event hosted within M City, 
Jalan Ampang’s luxurious residential facilities. 

The event was open to participants aged 21 and 
above. Fire in the Sky is Mah Sing’s first partnership 
with Spotify and Firestation.fit and Chief Executive 
Officer of Mah Sing, Ho Hon Sang shared that it is 
a great opportunity to engage millennials and let 
them experience what Mah Sing has to offer.

Residents of Pertubuhan Kebajikan Insan Istimewa Johor 
Bahru (Love Foundation) were pleasantly surprised 
when UMLand Seri Austin employees volunteered their 
time from their desk job to spread happiness and smiles 
on the faces of these mentally handicapped children and 
adults in conjunction with the upcoming Chinese New 
Year celebration.

The visit started with a guided tour by Cynthia, the Home 
person in-charge followed by gotong-royong around the 
home compound to further elevate the cleanliness, some 
employees helped the younger children to complete a 

colouring activity sheet while others had a fun time with 
balloons and music. 

At the same time, children from the Home also performed 
a dance where laughter and joys were all over the places. 
Pertubuhan Kebajikan Insan Istimewa Johor Bahru was 
established since 2008. The Home houses 48 physical or 
mental handicapped children and adults, which include all 
races, religious and ages. 

It not only provides facilities, health and education, but 
to support services to children and adults with Down 
Syndrome, spastic, cerebral palsy, hyperactive and autism. 
Other than contributed cash of RM5,000, we believe 
spending time with them able to make them know that 
they are being cared about is equally important.

We never get tired of seeing the joy on the faces of the 
recipients, especially the children. 

We want them to know that, they too are important 
members of the society”, says UMLand Seri Austin Chief 
Executive Officer, KK Wong.

UMLand Seri Austin bestows smiles upon the less fortunate
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HAPPENINGS

ERRORS CORRECTION

There were 2 errors in the article “Malaysia’s robust luxury property sector: A boon for international 
investors“ under the ‘Pick of the Month’ section (January Issue on page 35).

Eastern and Oriental Berhad’s project is called Andaman Quayside and the Landmark Penang in Tanjung 
Tokong is NOT their project.

The errors are regretted.

5-Star Living in Semenyih by Country Garden Diamond City

Country Garden Diamond City recently held a handover 
ceremony for the bungalow and link house units in 
Plot A of its low-density, 258 acre project in Semenyih. 
Just one of two Plots in the development, 90% of the 
units on Plot A have been snapped up and will occupy 
100 acres. Located just 1km from the University of 
Nottingham (Malaysia) and Universiti Tunku Abdul 
Rahman campuses, the project aims to bring a unique 
Spanish-chic and sensibility to home ownership.

The properties include bungalows, mansions and link 
houses with three distinct designs - Madrid, Sevilla and 
Valencia. The link houses will be developed in phase 
2 and will have a built up area ranging from 1,862-
2,097sq ft. Prices for the link houses will start from 
RM600,000. The handover ceremony was graced 
by Country Garden Diamond City’s General Manager 
Cheng Meng; Joint Venture Managing Director Chai 
Keng Wai; and Marketing Manager Ye Lang Heng. 

To entertain the gathered homeowners, there was 
Country Garden Diamond City’s official mascot Nino 
D. and special guest, Wong Chui Ling. Country Garden 
Diamond City is a project joint venture between 
Country Garden & Mayland Group.

Country Garden is featured among Forbes Asia’s Fab 
Top 30 Companies, and is listed on the Hong Kong 
Stock Exchange since 2007. Founded in 1992, it now 
boasts a market capitalization of over US$8 billion; 
with more than 200 high-end township developments 
throughout China, Malaysia and Australia.
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The crème da la crème of 
the local property industry 
in Malaysia were given due 
recognition at the third 
installment of the country’s 
one and only consumer-
driven property awards.

It was an evening of celebration and triumph for 
the Malaysian property sector as over 500 of the 
industry’s finest attended the iProperty.com People’s 

Choice Awards 2016, which was held on 15th December 
at the Hilton Kuala Lumpur. 

Organised by iProperty.com Malaysia, this prestigious 
awards night was a spectacular one filled with exciting 
entertainment, good food and companionship.

In his welcoming speech, Arthur Charlaftis, REA 
Group Chief Operating Officer – International said that 
iProperty.com Malaysia is proud to have a platform 
to duly acknowledge industry leaders that have 
played such a significant impact on the lives of the 
property buyers via their innovative and top-of-line 
developments. 

“This event celebrates the diverse range of achievements 
delivered by the highest caliber of property developers 
in Malaysia. We are most proud of the fact that the 
iProperty.com People’s Choice Awards represent the 
opinions of thousands of people – the individuals who 
buy, invest, rent, live or work in the developments 
that these prestigious developers have created,” said 
Charlaftis.

In 2016, there were 13 categories of awards. More than 
100 entries were received before being shortlisted 
down to 40 finalists.

Elaborating on the voting process, Arthur said that the 
general public was invited to cast their vote over the 
period of one month for their most preferred developer 
or development that were shortlisted by a panel of 

Arthur Charlaftis
REA Group COO - International

distinguished judges representing the specialties of 
design, sustainable planning and digital property 
advertising.

The panel comprised of Tracey Fellows, CEO, REA 
Group; Chris Tan Chur  Pim, Chur Associates, Founder 
& Managing Director; Daniel Ho, Group Managing 
Director of IQI Holdings Sdn Bhd; Dr James Tee, CEO 
of Setia Awan Group; Ir. Kok Yen Kwan, Board Member 
of Malaysia Green Building Confederation; Ar. Mohd 
Zulhemlee An, President of PAM (Session 2015/2017); 
Ar. Sarly Adre Sarkum, President of Malaysia Green 
Building Confederation (Session 2014/2016); Khiew 
Wei Yi, Manager - IDA Relationship & Sustainability 
at Akzo Nobel Paints (Malaysia) Sdn Bhd and Daron 
Cheah, Managing Director of Boral Plasterboard 
(Malaysia) Sdn Bhd. 

Pannell Kerr (PKF) Malaysia, a member of PKF 
International, one of the world’s premier accounting and 
business advisory organizations, once again provided 
assurance of the results’ legitimacy by supervising the 
entire voting process and overseeing the downloading 
of the polling results. Lending their support to the 
awards were sponsors Astro, Dulux, SAM, TEKA and 
USG Boral.

In between the handing out of the prestigious 
certificates and trophies, the audience was treated 
to exhilarating performances by Queen of Comedy, 
Joanne Kam; the Trippy Trio, and an aerial acrobatics 
show. Anticipation was high during the lucky draw 
sessions which prizes included a Nespresso Inissia 
Coffee Machine, Dulux Paint vouchers and Teka 
Küchentechnik vouchers.

11
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Proving to grow from strength to strength, the third 
instalment of awards saw the introduction of 2 new 
categories - Best Green Development and Best 
International Developer. The winners were: 

1. Developer of the Year
 Mah Sing Group Berhad

2. Best Emerging Developer
 Exsim Development Sdn Bhd

3. Best International Developer
 Greenland Group

4. Best Green Development
 Skyluxe on the Park by Skyworld Development 

Sdn Bhd

5. Best Value Development
 SkyAwani by Skyworld Development Sdn Bhd

6. Best Waterfront Development
 D’ Island Residence by LBS Bina Group Berhad
 

7. Best Mixed Development
 Tropicana Gardens by Tropicana Corporation 

Berhad

8. Best Township Development
 Sunway Iskandar by Sunway Iskandar Sdn Bhd

9. Best Southern Development
 Elysia Park Residence by BCB Berhad

10. Best Northern Development
 The Clovers by Asia Green Group 
 
11. Best Luxury High Rise Development
 Eaton Residences by GSH Corporation Limited

12. Best Residential High Rise  Development
 The Clovers by Asia Green Group 

13. Best Residential Landed Development
 Hometree by BCB Berhad

“The iProperty.com People’s Choice Awards, without 
a doubt, represents the apogee of success in the 
property industry as it is the only award in the industry 
where the winners are chosen purely by the consumers. 
I would like to congratulate all the winners and finalists 
for pioneering new frontiers, pushing boundaries and 
for putting Malaysia on the world map. We look forward 
to hosting the next iProperty.com People’s Choice 
Awards,” Arthur concluded.

Director of Sam Properties, Melvin Liew (far right) presenting Best 
Township Development award to Gerard Soosay, Chief Executive 
Officer of Sunway Iskandar Sdn Bhd.

Group Regional Finance Director of iProperty.com, Kenneth Kent 
(middle) presenting Best Residential Landed award to Tan Sri Dato 
Tan Seng Leong, Group Managing Director of BCB Berhad (far 
right) and a certificate to the highly acclaimed finalist.

Judges of the iProperty.com People’s Choice Awards 2016 with 
their tokens of appreciation.

TEKA Project Support Manager Steve Su presenting Best 
Residential High Rise Development award to Tan Li Mei (second 
from right), Director of Asia Green Group and the recipients of the 
Highly Acclaimed Finalist certificate.

General Manager of Akzo Nobel Paints (Dulux) Indra Laban 
(second from left) presenting Developer of The Year Award to 
Chief Executive Officer and Executive Director Ho Hon Sang (far 
left) of Mah Sing Group Sdn Bhd and certificates to the Highly 
Acclaimed Finalists.
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SkyWorld Development Sdn Bhd team.

Judges and speakers of the iProperty.com People’s Choice 
Awards.

Tan Sri Dato Tan Seng Leong (third from left), Group Managing Director of BCB Berhad with the team.

Sunway Iskandar Sdn Bhd team.

Tropicana Corporation Sdn Bhd team.
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Riding on Penang’s wave of urbanisation,
Airmas Group is set to deliver sterling 
projects in the island state.

AIRMAS GROUP: 
HARNESSING 
THE POTENTIAL OF 
PENANG ISLAND

1
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Although the property market in Malaysia has appeared 
to soften over the last two years, Penang is still a 
hotbed among developers and buyers alike. The island 
and mainland sections of Penang are still experiencing 
active development with many new projects in the 
pipeline. 

Capitalising on the bright prospects that Penang has 
to offer, Airmas Group, a Malaysian developer with a 
reputation for quality, presents an interesting range of 
contemporary developments comprising bungalow, 
link and terrace houses as well as condominiums in 
Penang’s most sought-after locations. 

79 Residence
Penang is poised to welcome a modern 16-storey 
condominium with a 5-storey multi-level car park, 
spread across 2.6 acres of freehold land in Bukit 
Mertajam, adjacent to Juru Autocity. The development 
presents a sleek silhouette complemented by 
modern architecture in Bukit Mertajam’s increasingly 
contemporary environment. 79 Residence has a gross 
development value of RM71 million. 

Featuring 148 residential units with built-up sizes 
from 1,550 sq ft onwards, the development promises 
stylish interior layouts, well-defined living spaces and 
exciting in-house facilities. Launched in February 2014 
and scheduled for completion at the end of 2017, 79 
Residence is an ideal option for those who prefer to 
savour the suburban ambience of Bukit Mertajam, 
overlooking the island of Penang. 

1 Artis3 Facade
2 Facade evening view
3 Taman Indah Living

2

3
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The development offers an exciting range of facilities 
that include a swimming pool and baby pool as well 
as a children’s playground. In addition to this, residents 
also get to stretch out on a patio deck or gather with 
friends and family on the relaxing pavilion. The open 
shower is a perfect respite from a hectic day in the 
city, while the barbeque pit presents a good excuse 
to spend quality time with family. Health enthusiasts 
will find the jogging path a perfect location to unwind. 
Other facilities include restrooms with sauna, a surau, 
a fully equipped gymnasium and a multipurpose hall. 

Priced from RM550,000 onwards, 79 Residence is an 
ideal option for those seeking an urban living space 
with a suburban ambience. 

The development is within a stone’s throw from various 
amenities in Bukit Mertajam which include AEON 
Mall Bukit Mertajam, The Summit Bukit Mertajam, the 
Gemilang Commercial Centre, Hospital Bukit Mertajam, 
the stadium and the public library, among others. 

Hilir 37
The rustic suburban settings of Balik Pulau on the island 
of Penang is set to welcome a sterling development of 21 
elegant bungalows. Spread across 6.1 acres of freehold 
land, the development bears a gross development 
value of RM24 million. With lot sizes measuring 3,444 
sq ft, the bungalows offer built-up sizes of 2,775 sq ft. 
The homes comprise 4 bedrooms and 4 bathrooms 
with spacious living, dining and kitchen areas. The car 
porch is able to accommodate 3 cars.

Sporting contemporary exterior architecture and a 
highly functional interior design, the Hilir 37 oozes 
modern charm amidst a rustic setting, surrounded by 
lush greenery. Located within a 5-minute walk from 
the central business section of Balik Pulau town, the 
development is surrounded by a host of amenities 
and conveniences. Queensbay Mall, the commercial 
hub of Bayan Baru, Mayang Mall and the Bukit Jambul 
Country club are within a 20-minute distance from 
the development. The central business district of 
Georgetown is approximately 30 minutes away. 

Artis3
A graceful silhouette is set to take its place in the 
skyline of Penang among the island’s other vibrant 
developments. Artis3, located at the heart of Jelutong 
in the central business district of Georgetown, 
comprises 3 high-rise condominium towers and has a 
gross development value of RM226 million. 

The development offers a stunning blend of aesthetics, 
lifestyle and connectivity. The guarded and gated 
development consists of 373 elegant residential units 
with built-up sizes ranging from 700 sq ft onwards. 
The units boast top quality fittings and finishes with 
practical layout designs featuring contemporary style 
and well-defined living spaces. Launched in July 2016, 
Artis3 is scheduled for completion in November 2019. 
Units are priced from RM450,000 onwards. 

4

5 6

4 Santuari Commercial Centre
5 Damai Spring Guard House Entrance
6 Premium Facilities
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Artis3 promises exciting in-house facilities spread 
across 3 floors. Level 5 comprises squash and 
badminton courts, whilst level 7 hosts a multipurpose 
hall, lounge, a kid’s playzone, a courtyard, a fully-
equipped gymnasium, a games room, a sauna, an 
infinity pool, a kid’s pool and a jogging track. Level 8 
presents a relaxing outdoor lounge, a feature pathway, 
a refreshing outdoor gymnasium, a relaxation room, 
a reading corner as well as a barbeque and gathering 
corner. 

The development is located within walking distance 
from the various amenities and conveniences in 
Georgetown. Popular hotspots within a 10 to 15-minute 
drive include Penang Plaza, 1st Avenue Mall, Penang 
Times Square, Queensbay Mall and Prangin Mall. 
Other conveniences in the vicinity include retail shops, 
convenience stores, clinics, banks and restaurants, 
among others. The popular Bukit Dumbar Park is just 
10 minutes away. 

Artis3 is easily accessible and well-connected via 
Lebuhraya Tun Dr Lim Chong Eu, Jalan Jelutong and 
Jalan Tan Sri Teh Ewe Lim. The famous Penang Bridge 
is just 15 minutes away from Artis3. 

Projects in the pipeline
Recognising the vibrant property market and potential 
in Penang, Airmas has several projects in the pipeline. 
Construction on Damai Spring Residence, Taman 
Daya Maju and Taman Tiong are currently underway. 
Damai Spring Residences is a condominium project in 
Bukit Mertajam, spread across 2.29 acres, comprising 
138 units with built-up sizes from 1,371 sq ft onwards. 
Launched in February 2017, the development is 
targeted for completion in 2020. 

The project in Taman Daya Maju is set to present 54 
units of 1 ½ storey townshouses measuring 22ft x 46ft, 
located in Bukit Mertajam. The project spans 1.84 acres 
and has a gross development value of RM27 million. 
The project in Taman Tiong comprises 30 single storey 
terrace homes measuring 20ft x 36ft. Launched in 
August 2016 and expected to be completed by the end 
of 2010, the development is spread across 2.05 acres of 
freehold land with a gross development value of RM5.9 
million. 

Airmas Celebrates 30 Years of Excellence
On 7th January 2017, Airmas celebrated its 30th 

Anniversary which was held alongside its customer 
appreciation Hi-Tea. Held at its sales gallery in Seberang 
Perai, Airmas hosted approximately 300 guests. 
Through this event, Airmas had the opportunity to 
engage its customers and vendors. Guests were treated 
to an exclusive spread of finger food and tea-time 
treats. A lucky draw was held with the first prize winner 
walking away with a Rolex watch. The event was an 
excellent occasion to strengthen business relationships 
and interact with customers. 

Airmas Group
Airmas Group of Companies were established in 1986 
in Butterworth, Penang. Since its inception, Airmas has 
successfully completed several sterling projects that 
include commercial and residential properties. Today 
the Group is one of the foremost developers in the 
state of Penang and has delivered more than 5,000 
commercial and residential units. 

For more information on Airmas’s projects, please 
contact 6011 1722 5711/ 604 380 6000/ 1800 188 333 
or visit http://airmas.com/.
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Sime Darby Property features stately bungalows amidst 
breath-taking settings, inspired by style, distinction and quality.

DENAI ALAM PRESENTS A GRAND 
STATEMENT OF DISTINCTION

The soothing exterior façade of the homes present 
earthy colour tones that include white and grey shades, 
while the pitched roof offers a timeless yet modern 
aesthetic. 

The 3-storey units feature a third level sitting area and 
terrace which gives the home a vertical appearance. 
The living spaces open out into the garden on 3 sides 
and extend to a private terrace at the rear of the home. 

The extra lengthy living room is able to accommodate 
a piano and extensive lounge space. The family space 
on the first floor overlooks the living room below, whilst 
the master-bedroom overlooks the front of the home.

Two large and spacious bedrooms with ensuite 
bathrooms and closet spaces occupy each corner of 
the first floor, offering ample sunlight and a picture-
perfect view of the surroundings.

Targeted at upgraders, families and investors, Astellia 
is priced from RM2,587,888 onwards. The development 
was launched in September 2013 and is currently ready 
to move in.

A 7% Bumiputera discount is available for eligible 
buyers. Purchases will be eligible for the SDP Prime 
Customer Loyalty Programme, free legal fees for SPA 
and free stamp duty for MOT. 

ASTELLIA RESIDENCES
Nestled in the scenic residential enclave of Denai 
Alam, Astellia Residences feature prestigious 2-storey 
and 3-storey bungalows spread across 12.37 acres of 
freehold land.

Surrounded by a host of modern amenities and 
conveniences, the guarded and gated community 
is arranged around a simple loop road, providing a 
panoramic view of the neighbourhood. 

Astellia presents 46 resplendent bungalows with lot 
sizes ranging from 6,000 sq ft to 14,000 sq ft, and 
built up sizes from 4,560 sq ft onwards. The bungalows 
present 5 design options namely Type A, B, C, D and E. 

The bungalows feature contemporary design lines 
comprising 4+1 bedrooms with ensuite bathrooms, 
spacious roof terraces and seamless indoor and 
outdoor spaces.

The family areas and common spaces are well-defined 
while floor-to-ceiling glass window panels deliver a 
steady flow of nature light.

The double-volume ceiling in the living room exudes 
a sense of grandeur and spaciousness. The bungalows 
have bright front-facing designs with a strong sense of 
arrival, whilst maintaining privacy.

1 2



Denai Alam presents a grand statement of distinction

19

CYPRESS RESIDENCES
Cypress Residences, the first bungalow development in 
Denai Alam, present elegant 2-storey bungalows spread 
across 7.5 acres of freehold land. Cypress Residences 
comprises 26 stately bungalows in a picturesque 
setting, embodying clean design lines in harmony with 
the tropical climate. 

Inspired by contemporary design lines amidst a rustic 
country setting, Cypress bungalows feature airy open 
concept living, dining and kitchen areas, in a spectacular 
extensive space. The development comprises 4 design 
options namely Type R2A, R2A1, R2B and R2B1, with lot 
sizes ranging from 8,271 sq ft to 10,367 sq ft and built-
up sizes from 4,956 sq ft. 

The living and dining areas open out to scenic terraces 
and gardens, complemented by a spacious lifestyle 
kitchen. The interior of the homes ooze modern charm 
demonstrated through the open thread staircase with 
glass balustrade and double-volume ceiling. Paved 
walkways run across from the covered front door to the 
external road. 

All the bedrooms sport ensuite bathrooms and 
wardrobe spaces, while the large master-bedroom 
opens out to a private indoor garden. A private family 
room on the first floor overlooks the living area and the 
garden. Sliding glass doors and floor-to-ceiling glass 
windows provide ample sunlight and excellent cross 
ventilation. 

5

3

4

1 Design influence with strong rectilinear forms
2 Contemporary architecture with clean lines and wide 

expenses of glass
3 Spacious bedroom
4 Living and dining spaces open out to terraces and gardens.
5 Elegant facade
*All illustrations and pictures are artist’s impressions only
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Top 10 areas in Shah Alam (Sept 2015 – Aug 2016)

SHAH ALAM – A STERLING LOCALITY

PROJECTS/NEIGHBOURHOODS TOTAL TRANSACTIONS
MEDIAN PRICE 
PER SQ FT (RM)

Seksyen 25 Shah Alam (Taman Sri Muda) 122 292

Seksyen 7 Shah Alam 121 266

Denai Alam Shah Alam 81 412

Bukit Jelutong 64 442

Dataran Otomobil, Seksyen 15 Shah Alam 61 247

Kota Kemuning 56 453

Elmina East 55 418

Seksyen 24 Shah Alam 51 173

Alam Impian 47 367

Taman Bunga Negara 40 216

Source: brickz.my

buyers attractive perks that include membership to the 
exclusive SDP Prime Customer Loyalty Programme, 
free legal fees for SPA and free stamp duty for MOT.

DENAI ALAM – A PICTURESQUE ‘KAMPUNG’ 
LIFE
Inspired by traditional village or ‘kampung’ settings, 
Denai Alam is a rustic residential enclave that promises 
peace, tranquillity and a charming eclectic community in 
the suburbs. Unique to this enclave is the 4.8-kilometer 
length ‘denai’ or footpaths that run across the entire 
enclave connecting the neighbourhood, while large 
outdoor spaces complemented by magnificent parks 
and water features present an ideal respite from the 
hustle and bustle of the city. Amidst this dream-
like setting, lie beautiful bungalows surrounded by 
lush greenery and a bright splash of colourful flora, 
reminiscent of a picture right out of a fairy-tale book.

The eco-friendly development features solar panels 
for heated water in all the bathrooms, and rainwater 
harvesting system for garden irrigation. CCTV, alarm 
systems and auto-gate points and air-conditioning 
points are available within the bungalows. The covered 
car porch is able to accommodate 3 cars. 

The homes boasts modern architectural designs that 
include elevation treatment with bold forms and crisp 
detailing. This low-density guarded community has a 
single entry/exit point to ensure peace of mind. 

Targeted at upgraders, professionals, families and 
investors, the development was launched in June 2013 
and currently has 6 units available (Type R2A & R2A1). 

Completed and ready to move in, Cypress is priced 
from RM2,752,888 onwards. The developer is offering 
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Data by brickz.my shows that Denai Alam is currently 
ranked third among the top 10 most popular 
neighbourhoods in Shah Alam. A versatile township 
that resembles peaceful suburban splendour, Shah 
Alam is surrounded by a host of lifestyle options and 
public amenities. 

According to iPropertyiQ, the vicinity reveals steady 
demand for bungalow homes, albeit a slight fluctuation 
between December 2015 and February 2016 for the 
RM1.8 million – RM3 million price range. Denai Alam’s 
prices at RM2 million pose an attractive proposition for 
potential home-owners. 

Stanley Toh, Executive Director of LaurelCap Sdn Bhd 
opines that prices of landed homes in Shah Alam will be 
relatively stable in the coming year, and will continue to 
move in a positive direction in the longer-term.

Cypress Residences and Astellia Residences @ Denai 
Alam are strategically located within a stone’s throw 
from a wide array of lifestyle options and public 
amenities. Popular hotspots within several minutes’ 
drive include Giant Hypermarket in Glenmarie, Tesco 
hypermarket, AEON Mall, Subang Parade and Empire 
Shopping Gallery. Both reputable national and private 
schools located nearby include SRK Bukit Subang, SRK 
Bukit Jelutong, SMK Bukit Jelutong, Sekolah Sri Cahaya 
and HELP International School. 

Golf enthusiasts will find reputable par courses within 
a convenient distance such as the Sultan Abdul Aziz 
Golf Club, Monterez Golf Club, Kelab Rekreasi Tentera 
Udara, Kelab Golf Negara Subang, Saujana Golf & 
Country Club and Denai Alam Recreational & Riding 
Club. 

The development is easily accessible and well-
connected via the Guthrie Corridor Expressway, Jalan 
Batu Tiga-Sg Buloh, the New Klang Valley Expressway 
(NKVE), the Federal Highway, and the proposed 
Damansara-Shah Alam Expressway (DASH). Kuala 

Lumpur city centre is approximately 30 minutes 
away while the Kuala Lumpur International Airport 
(KLIA) is approximately 45 minutes distance from the 
development. The nearest MRT station is approximately 
10 minutes’ drive from Astellia. 

POSITIVE PROSPECTS
The future promises bright prospects for Shah Alam 
especially with the extension of the LRT services in 
Shah Alam with the Bandar Utama – Klang LRT project 
underway and scheduled for completion in 2020. This 
extension will see seven new LRT stations at strategic 
points such as Section 14 Shah Alam, Persiaran 
Hishamuddin, Bukit Raja, i-City, UitM and the Shah 
Alam Stadium. 

Cypress Residences and Astellia Residences @ Denai 
Alam are also surrounded by other mature townships 
such as Subang Jaya, Klang, Setia Alam, Sungai Buloh 
and Petaling Jaya. 

THE DEVELOPER
Cypress Residences and Astellia Residences @ Denai 
Alam are signature developments by Sime Darby 
Property, the property arm of Bursa Malaysia-listed 
Sime Darby Berhad, a Malaysian-based diversified 
multinational with a history that spans over a century. As 
a leading integrated property group, its core businesses 
are Property Development and Property Investment 
and Asset Management. Sime Darby Property is a 
multiple award-winning property developer with 
numerous local and international accolades with global 
reach encompassing assets and operations across Asia 
Pacific and the UK. 

The developer’s notable industry excellence awards 
include the Southeast Asia Property Awards 2016 – Best 
Developer, The Edge Malaysia Top Property Developer 
Awards; The Edge Malaysia – PAM Green Excellence 
Award for Masjid Ara Damansara and the Gold Award 
in Property Category – Putra Brand Awards, among 
others. 

Median prices for bungalows in Shah Alam (Sept 2015 - Aug 2016)

Source: iPropertyiQ
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Denai Alam o�ers an 
enviable lifestlye with lots 
of green spaces to let 
your thoughts dance in 
the breeze.
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Experience the splendour of luxury living in stately homes 
set against a backdrop of lush greenery.

BROADLEAF RESIDENCES @
HOMETREE KOTA KEMUNING -

A BOLD STATEMENT OF DISTINCTION

Located in the scenic enclave of Hometree in Kota 
Kemuning is a sterling development called Broadleaf 
Residences, a signature development, promising stylish 
bungalows and semi-detached homes. Inspired by the 
concept of harmonious green shelter, Hometree is a 
safe living haven surrounded by lush greenery and a 
sustainable heart. 

CONTEMPORARY LIVING SPACES
Broadleaf features 99 bungalow units and 166 semi-
detached homes spread across 49 acres of prime 
land, in one of the Klang Valley’s most sought-after 
townships. The homes present spacious interiors 
complemented by the double-volume concept, quality 
fittings and fixtures as well as high functionality. 

The bungalows comprise 5+1 and 6+1 bedrooms and 7 
to 8 bathrooms, with built-up sizes ranging from 4,577 
to 6,081 sq ft. There are 5 design options namely Type 
B, C, F, G and H and bear a price tag from RM2.7 million 
onwards. 

The semi-detached homes consist of 6+1 bedrooms 
and 8 bathrooms with a built-up size of 4,577 sq ft. The 
units are priced from RM1.7 million. 

The gated and guarded community offers a private 
clubhouse for residents boasting exciting facilities 
which include a gymnasium, and a swimming pool, 
among others. All homes are fitted with home alarm 
systems complemented by perimeter fencing and 
CCTV surveillance. 

1 32

4 5
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Targeted at professionals, investors and upgraders, 
the development offers attractive promotions for early 
birds. 

EXCELLENT CONNECTIVITY
Located in the self-sufficient township of Kota 
Kemuning, Broadleaf Residences @ Hometree is 
easily accessible and well connected to the city centre 
and other prime destinations via a network of major 
highways and access roads. These access routes include 
the Shah Alam highway, the North-South Expressway, 
the KESAS highway and the Federal Highway. Kota 
Kemuning is surrounded by mature townships such as 
Subang Jaya, Shah Alam, Puchong and Klang. 

Broadleaf Residences is within a stone’s throw from 
various amenities and conveniences that include the 
Gamuda Walk Mall which offers a host of restaurants, 
retail outlets and recreational activities. Other popular 
hotspots within a few minutes’ drive include AEON 
Big Bukit Rimau, One City in Subang Jaya, Tesco Shah 
Alam, Kompleks PKNS Shah Alam, SACC Mall in Shah 
Alam and IOI Mall in Puchong. 

1 Bungalow Type C
2 Bungalow Type B
3 Bungalow Type F
4 Bountiful green spaces that accentuate the wellbeing of 

community’s everyday lives
5 Private resident’s clubhouse
6 Grand entrance guardhouse to an exclusive safe 

residential haven
7 Aerial view of the clubhouse 
8 Night scene of the private clubhouse
9 Captivating portraits of nature 
10 Linear park linking to the private residences
*All illustrations and pictures are artist’s impressions only
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Colleges and universities located at a convenient 
distance from Broadleaf Residences include KDU 
University College in Glenmarie, University Teknologi 
Mara Shah Alam, Management & Science University, 
Taylor’s University Lakeside Campus, Sunway University 
in Bandar Sunway and Monash University. 

Reputable national and international schools are also 
within a short distance from the development such 
as Sri Emas International School, REAL Schools Shah 
Alam campus, Sri Acmar School, Tenby International 
School, SJKC Chung Hua and SMK Kota Kemuning. 

Golf enthusiasts will find excellent par courses within 
several minutes’ drive such as the Kota Permai Golf 
and Country Club and the Bukit Kemuning Golf and 
Country Resort. 

11

12

13

11 Featuring double volume and open space living area
12 Spacious gym room overlooking the swimming pool
13 The combined dining room and dry kitchen presents a 

casual elegance atmosphere to the family
14 Modernistic spaces
15 The family hall with lanai, perfect for family gatherings
16 Elegant and unique breathtaking master bathroom design
17 Bedrooms are ensuite and transcend luxury designs
18 Proposed lounge area
19 Extended semi-shaded outdoors family hall
*All illustrations and pictures are artist’s impressions only
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ABOUT THE DEVELOPER
Broadleaf Residences is a signature development 
by BCB Development Sdn Bhd, a member of BCB 
Berhad, a reputable developer in Malaysia. The Group’s 
business interest include investment holdings, property 
development and hotel operations. Over the years, the 
Group has developed over 4,000 acres of land, and is 
highly respected for its quality mixed developments 
across Malaysia. 

BCB Berhad is an award-winning developer that has 
bagged several prestigious awards which included 
the iProperty.com People’s Choice Awards 2016 for 
Best Residential Landed Development. The Group’s 
successful projects include the Concerto, The Elysia 
Residence and Long Branch. 

For more information on Broadleaf Residences, contact 
03-5525 5899 or visit www.hometree.com.my.
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The Estate offers 328 units spread across 46 floors 
with each unit a corner unit facing either north or 
south. Private lifts provide easy movement within the 
development. The lobbies of the towers are set to 
present a unique design, with a grand entrance and 
drop-off area at Tower B. 

Dubbed the “100-year home”, The Estate is designed 
to be energy efficient for economic and sustainability 
reasons, and uses low shading co-efficient single-
glazed windows, deep overhands, shading devices, 
LED lighting and inverter air-conditioning systems, 
among others. 

The energy efficient design is in collaboration with the 
Building Sector Energy Efficiency Project, a national 
project established by the United Nations Development 
Programme and the Public Works Department of 
Malaysia. 

Priced from RM1.8 million to RM5.9 million, The Estate 
is targeted at professionals, families, upgraders and 
investors. 

Set to bejewel the skyline of South Bangsar, The Estate presents elegant and 
modern residences in an ultra-urban locality. 

THE ESTATE – A RISING 
ICON IN SOUTH BANGSAR

Overlooking the scenic vistas of the Bukit Gasing 
Forest Reserve, The Estate is a residential condominium 
development that is poised to take its seat of pride in 
one of the Klang Valley’s most sought-after address – 
South Bangsar in Kuala Lumpur. 

The development is spread across 3.68 acres of 
freehold land and has a gross development value of 
RM650 million. Designed to impress, The Estate is 
conceptualised to exude a resort-styled ambience 
complemented by modern architecture and elegant 
aesthetics. 

Subtle Elegance
The Estate offers astutely crafted residential units which 
encourage multi-generational living under a single roof. 
With only 4 units per floor, the development promises 
exclusivity and privacy. The low-density development 
features 10 elegant layout designs with sprawling built-
up sizes measuring from 2,346 sq ft to 7,057 sq ft. 

Type A consists of 4+1 bedrooms and 4+1 bathroom 
and faces the north, while Type B has 4+1 bedrooms 
and 4+1 bathrooms and faces south. Type C has 4+1 
bedrooms and 3+1 bathrooms, and Type D has 5+1 
bedrooms and 5+1 bathrooms. 

1

1

1 Gallery photo exterior
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A host of amenities and conveniences surround the 
development. Popular shopping hotspots within 
a stone’s throw include MidValley Megamall, The 
Gardens, Bangsar Shopping Centre, and the upcoming 
KL Gateway Mall.  

Premier healthcare centres in the vicinity include 
University Malaya Medical Centre and Pantai Medical 
Centre. The Estate is within walking distance from the 
University LRT Station. It is also a walking distance to 
20 MNC rated office buildings. Other amenities within 
a convenient distance include hotels, commercial hubs, 
schools, clinics and eateries. University Malaya is also 
within a 5-minute distance from the development. 

Carving a mark of distinction
The Estate is a signature development by Bon Estates 
Sdn Bhd, formerly known as PPM Realty Sdn Bhd, 
established in 2009. The company’s first development 
is the gated and guarded White Lily, comprising 73 
terrace houses in Minden Heights, Penang. This was 
followed by the Minden Gardens project which delivered 
94 units of terrace and semi-detached homes in the 
vicinity of Minden Heights. Bon Estates also undertakes 
project management such as the recently completed 
V at Summerplace in Johor Bahru, developed by 
Connoisseur Group. 

The company has also earmarked two landbanks 
measuring four acres and 11 acres in Ayer Itam and 
Seberang Perai for future development. International 
business interests that the Bon Estates is currently 
involved in include the Show DC which is set to be the 
first ASEAN tourism mall, as well as the REEM Island 
project in Abu Dhabi. 

For more information on The Estate contact
6012-4666683 or visit www.bonestates.com.

2

There are attractive pre-launch discount available.

Spectacular facilities
The Estates presents an exhilarating range of in-
house facilities to suit the demands and lifestyle of the 
modern generation. Inspired by a resort-styled theme, 
the development presents breath-taking landscaping 
by renowned landscape architect Seksan Design Sdn 
Bhd; a picturesque tea garden, an expansive pavilion, 
leisurely cabanas and two distinctly different yet unique 
resort lobbies for both tower blocks. 

Residents can enjoy the sight of the Kuala Lumpur city 
skyline from the two sky decks which are equipped 
with a relaxing lounge, a swimming pool, a dining area 
and sauna. A retention pond has been converted into 
a beautiful recreational lakewalk, presenting a picture-
perfect scene right out of an oil painting. Other facilities 
include a meditation room, a yoga room, a games room, 
a party room and café. 

The perfect location
The Estate enjoys a strategic locale at the intersection 
between the central business district of Kuala Lumpur 
and the urban centre of Bangsar. Major highways and 
access roads provide ample accessibility and alternative 
entry and exit routes into the neighbourhood. The 
Federal Highway, the New Pantai Expressway, the 
Sprint Highway, the Kesas highway and Jalan Bangsar 
provide excellent connectivity. 

2 Superstructure
3 Living Room
4 Master bedroom
5 Cabana

2 3 4
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Harnessing their collective expertise and experience, Banker Miichael Yeoh,  
Lawyer Chris Tan and Tax expert Richard Oon dished up an updated version of their 

‘Property Investment BLT’ model, a handy tool for both investors and first-time 
homebuyers. - REENA KAUR BHATT

BLT TRIO RETURNS WITH
FIRST PROPERTY MARKET OUTLOOK FOR 2017

Organized by BLT and Pulse Asia, the BLT Live! 7717 
property outlook was held at Mercu UEM in KL Sentral 
on 7th January 2017. More than 500 attendees graced 
the one-day affair; which saw various talks, panel 
discussions and an app launch.

Lending an exciting spin to the day, attendees were 
invited to ride the newly completed MRT to the event 
venue, alongside the BLT trio and other industry experts 
including Ishmael Ho, CEO of Ho Chin Soon Research 
and KC Lau, financial author and speaker. 

The B in BLT, Miichael Yeoh, CEO & Founder of GM 
Training Academy PLT kicked off the day’s proceedings 
with his talk titled “How to make sure the banks lend 
to you in 2017?”. The sharing session was followed 
with the launching of Miichael’s very own app – “My 
Mortgage Report”. 

The highlight of the day was the launch of the second 
edition of the BLT book – “Size Up Your Return With 
Bank Law & Tax”. A few autographed copies were given 
out during the lucky draw sessions. Next up was Chris 
Tan, Founder & Managing Partner of Chur Associates 
who spoke on legal risks in property investment in 
Malaysia and how to deal with them. The third talk 
by Richard Oon, Managing Partner of ConsulNet Tax 
Services Sdn Bhd highlighted on pertinent taxation 
matters property investors should look out for this year.

The audience were kept on their toes with a series of 
engaging forums after each session. The discussions 
which covered financing issues, investment do’s and 
don’ts, land lording tips and much more saw various 
industry experts as its panellists. 

Attendees gleaned valuable tips and tricks from the 
likes of Dr Daniele Gambero, Co-Founder & CEO of 
REI Group of Companies; Adrian Un, CEO of Skybridge 
International; Charles Tan, Founder & Editor of 
KopiandProperty.com, Prudence Wong; Shaan Saeed, 
Rozalina Rahim and Tan Hwa Chuan; among others. 
BLT 7117 was held in association with iProperty.com 
Malaysia and lending support as sponsors were Matrix 
Concepts Sdn Bhd, Tropicana Corporation and IQI 
Group Holdings. 

The event was well-received by those who attended, 
as witnessed by the lively Q&A sessions and the strong 
crowd proved that despite the slowdown in the real 
estate market, Malaysians are still very much interested 
in purchasing properties.

1
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HOW TO MAKE SURE THE BANKS LEND TO YOU IN 2017?
MIICHAEL YEOH details the borrowing scene in 2017 and shares mortgage planning tips for aspiring property buyers.

With Bank Negara Malaysia reporting a further year-on-year decline of 3.5% in home loan approvals in 2016 
(January-October), potential home buyers will have to step up to the plate and take charge of their financing 
needs. 

The following tips will go a long way in getting your property loan approved. 

1. Do not be a guarantor
Signing on to be a guarantor is a huge commitment 
because if the borrower is unable to meet the 
repayments, you will be responsible for repaying the 
debt. The situation might be more dire for those who 
offer up their own property as additional security, as it 
can then be sold to repay part of the debt.

So think twice before jumping in to help a friend or 
family member to purchase a property.

2. Beware of multiple financing
Some purchasers tend to apply loans to multiple banks 
at the same time. There is a major downside to this - 
if your loan is rejected from one bank, it will impact 
your credit score and in turn, result in the other banks 
rejecting your remaining loan applications as well.

The recommended alternative is to wait for the reply 
from one bank before going on to apply for another 
home loan. By doing so, you will be able to find out 
and rectify any errors that resulted in your loan being 
rejected in the first place. 

3. Be punctual with loan repayments
This is especially important for credit card holders. 
Many do not make their monthly repayments on time 
– not only will this lower your CCRIS score, banks will 
classify you as a poor paymaster as well.

The same rule applies for other loan obligations such as 
vehicle, personal and PTPTN. 

Purchasers must maintain a healthy CCRIS report to 
ensure that their debt to service (DSR) ratio does not 
exceed 70%. One tip to boost your DSR score is to only 

apply for a personal loan after you have gotten your 
home loan approved. 

4. Prepare the right documents
The main reason for most home loan rejections is the 
incorrect submission of documents. Many fail to deliver 
the required paperwork or make errors when filling in 
their loan application form. Do remember to submit 
a copy of your NRIC, sales and purchase agreement, 
individual title (where necessary) and income 
documents. 

Most importantly, do not submit more than what is 
required – over eager applicants make the mistake 
of trying to please the approving officer by sharing 
additional and unnecessary information, which might 
backfire. 
 
5. Proof all income source
It is especially important to maintain a clear income 
trail; aspiring purchasers must ensure that all sources 
of income are banked in accordingly every month. 
Never set aside additional earnings; for instance, rental 
income from your tenant – make sure to bank them in 
systematically. This will show the bank that you possess 
income stability.
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1 The event was a huge success - over 500 attendees 
enjoyed a fun-filled day of learning.

2 KC Lau and Dr Daniele Gambero.
3 One of the lucky draw winners.
4 Tan Hwa Chuan.
5 Shan Saeed, Rozalina Rahim and Chris Tan.
6 The BLT Trio in action.
7 Charles Tan.
8 Richard Oon, Miichael Yeoh, Ishmael Ho and Chris Tan.
9 Miichael Yeoh.
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5 LEGAL RISKS IN 2017 AND HOW TO DEAL WITH IT?
CHRIS TAN tells us how to get comfortable with the riskiest property investment portfolio that you can tolerate. 

A good property investor recognises opportunity while taking note of the risks involved. A savvy property investor, 
on the other hand, will determine his risk profiling and learn how to profit from them. 

The 5 main risks investors should familiarise themselves with are:

1. Legal risk
This involves compulsory acquisition by the government 
for infrastructure development, zoning issues from 
the local authority, your own business’ bankruptcy 
or winding up risk as well as tenancy issues when 
purchasing a piece of land or building.

It is wise to identify any arising concerns and carry 
out the necessary due diligence before deciding on 
purchasing, selling or renting out a property. 

2. Liquidity risk
A property’s affordability actually depends on whether 
you are able to make the monthly repayments or not, 
i.e. your holding power.

Many only consider the property’s price tag and fail 
to determine whether they will have sufficient holding 
power in the event the unit remains vacant for a certain 
period of time.

Owners/Landlords must remember that it takes time 
to secure a buyer/tenant. Hence, one must prepare 
sufficient funds to see through these ‘downtimes’, if 
any or risk foreclosure otherwise. 
 
3. Leverage risk
Borrowing or leveraging does not only apply to banks; 
investors should be aware of the leveraging potential 
that other parties can offer. For instance, an investor 
can leverage on a younger partner’s profile to secure a 
more sustainable property loan.

Do take care to consult a lawyer for professional 
advice when deciding to do so, as there may be legal 
implications involved. 
 
4. Large sum risk
This risk applies for big-ticket items, namely commercial 
properties or high-end residential units. The higher the 
price tag, the bigger the risk you will be undertaking. 
But then again, riskier items generate higher returns, if 
managed well.

One way to mitigate this risk is to get insurance 
coverage, taking up a Mortgage Reducing Term 
Assurance (MRTA) will lessen your burden significantly. 

5. Long term risk
Seasoned property investors usually hold their units for 
many years before selling them off for a profit. However, 
the accumulated gain in capital gains could sometimes 
be offset by economic uncertainty and future market 
conditions.

Hence, investors should keep their finger on the pulse 
of the industry to to determine when it will be most 
profitable to cash out.

10
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11 Richard Oon.
12 The BLT Trio and Ishmael Ho.
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TAX FACTS & MYTHS ABOUT BUYING A PROPERTY
RICHARD OON busts taxation misconceptions and sheds light on how to best navigate tax issues when investing in 
real estate.

The top 3 tax uncertainties plaguing the real estate market are:

1. There are no tax benefits when investing in a 
property as my rental income will be taxed.
While it is true that rental earnings will be taxed, 
aspiring investors have to consider that they will be 
earning passive income through rental each month – 
these earnings will then go towards paying off their 
monthly instalments. In actuality, interest expense is the 
largest cost when purchasing a property, as depicted in 
the slide below:

2. I will get into trouble with the tax authorities 
when I buy a property for investment purposes. 
When purchasing properties, buyers can get into 
trouble if they do not declare their income sources 
correctly, regardless whether the unit is for own use 
or is to be rented out. Both investors and home buyers 
should utilize the equation below when calculating 
their income tax:

3. The Goods & Service Tax (GST) has somewhat 
dampened interest to invest in properties.
While it is true that commercial properties will now 
be charged with a 6% GST, this does not mean that 
aspiring investors should despair. The sale, purchase 
and rental of residential properties are exempted from 
GST and with this year being a buyers’ market, there 
are many good deals out there.

Purchasers should take note that commercial 
properties include shop lots, shop offices, small office 
virtual offices (SoVos) and small office home offices 
(SoHos) units. Also, investors should be aware that 
GST is imposed on residential properties when they are 
disposed of as commercial properties.

11 12
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The myriad of sub-sale properties going on the market 
at below valuation price over the past few years made 
one thing very clear: there is no time like the present to 
buy a home despite the seemingly challenging market.

“The worst times are the best times,” says DR. DANIELE 
GAMBERO, CEO AND CO-FOUNDER OF REI GROUP OF COMPANIES. 
“Prices (of sub-sale properties) are currently as low as 
they can go—this is a good time to purchase if you can 
afford it.”

KLCC area according to ADRIAN UN, CEO OF SKYBRIDGE 
INTERNATIONAL, is a prime example of this (not so) 
surprising turn of events; The tiny part of the city 
centre that just two years ago enjoyed yield as high as 
RM1,600 per sq ft has plummeted to close to RM1,000 
per sq ft. 

“On the other hand, under construction properties 
in Klang Valey within the range of RM400,000 to 
RM800,000 have been enjoying excellent sales in the 
past three months. Some of the units were snapped up 
even before their brochures and sales galleries were 
ready,” shares Un. 

THE ILLUSIVE CREDIT CRUNCH

The news on Bank Negara Malaysia’s decision on 
tightening up standards for lending in the last few years 
had sent buyers into high alert; horror stories of rejected 
loan applications started surfacing everywhere. 

Un admits, that while there is a credit squeeze, the 
move is only intended to crack down on aggressive 
borrowers.

“The first and second time property buyers are 
unaffected by the lending tightening,” he explained. 
“You have to understand that banks earn from two 

BEYOND BANKS: 
CIRCUMVENTING THE CREDIT 

SQUEEZE 
ADRIAN UN, DANIELE GAMBERO and KC LAU spill the beans on the tightening lending policy and alternative financing 

options at the BLT Property Outlook 2017 Forum. 

KC LAU DR. DANIELE GAMBERO ADRIAN UN MIICHAEL YEOH
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sources: credit card/personal loan or housing loan. 
And between the two, mortgage remains their biggest 
source of income and banks have to continue lending 
money.”

Adrian adds, “Go ahead on a buying spree if you are able 
to service the instalment. Just remember, it’s impossible 
to get 90% loan for your subsequent properties—but of 
course there are ways to circumvent this.”

GETTING AROUND THE LENDING CHALLENGE 

1. Multiple financing (compression method)
KC LAU, A FINANCIAL EDUCATOR AND PERSONAL FINANCE AUTHOR 
points out that it is important to mitigate risks in 
investment so that it is profitable. There are two factors 
involved in ensuring a successful investment: finding a 
property that gives you a good yield and making sure 
that over-leveraging doesn’t happen.  

“It’s better to receive maximum loan for a property 
that gives you a lot of cash return than to buy several 
mediocre properties concentrated in one project with 
a maximum loan just because you want to make use of 
the multiple financing method,” advises Lau. “You don’t 
want to borrow too much and then not being able to 
pay back.”

You can withdraw 
money from your 

EPF account 2, your 
insurance policy and 

borrow from family 
members for your down 

payment

- KC Lau -

The first and second 
time property buyers 

are unaffected 
by the lending 

tightening

- Adrian Un -

It ’s much easier to 
get a divorce from 
your wife than your 
partner in property

- Dr. Daniele Gambero 

Dr. Gambero adds, “My advice to those who are looking 
into multiple financing is to think about who your 
partners are. It’s much easier to get a divorce from 
your wife than your partner in property.”

2. Account 2 EPF
With the availability of so many first home schemes, 
the financing environment today is excellent for the 
first time home buyers. Although, these first timers may 
still find it hard to cough out the down payment. “You 
can withdraw money from your EPF account 2, your 
insurance policy and borrow from family members 
for your down payment—then prove that you are able 
to save 30% of your income monthly, you should be 
eligible for a loan,” says Lau. 

3. Joint Venture (JV)
Although forming a JV to purchase a property has 
plenty of merits, it can get a little tricky when more than 
two parties are involved. “Be it an investment holding 
company that involves five people or a partnership 
between three friends, make sure that you are the 
one calling the shots,” advises Un. “Friends can easily 
become enemies when it involves money. So make sure 
you appoint a very experienced lawyer who has vast 
experience in handling JV cases.” 

4. Lease Option
This option provides an alternate strategy for sellers 
looking to get immediate cash to buy more properties 
to add to their existing portfolio. “The buyer doesn’t 
have to sign a Sales & Purchase agreement and can 
elect not to buy the property at a future date,” informs 
Un. And in such cases, the amount of rent that was 
intended to go towards the purchase price is usually 
forfeited to the seller.
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With the role technology plays in fostering the creation 
of new business models and sources of revenue in the 
real estate industry, and the increasing demand for 
better infrastructure in a development, the old adage 
“Location, location, location” no longer reflects the 
most important aspect to consider when purchasing a 
property. According to experts, be it a township or a 
pocket development, what constitutes a good buy is 
the information you gather based on your familiarity 
of that area. 

SHAN SAEED, A CHIEF ECONOMIST /INVESTMENT STRATEGIST AT IQI 
GROUP HOLDINGS says there are three new variables that 
can help identify a good investment: property type 
(whether it is an apartment, industrial or office space), 
geography (if there is a potential for growth and 
development) and property life cycle (development, 
stabilisation or rehabilitation phase). 

One particularly important variable is geography. 
Selecting the right geography will determine the type 

of people living in your surrounding will ensure that 
the impending infrastructure—such as schools and 
commercial buildings—will meet the level of service 
required by its residents. And since infrastructure 
investment has a strong correlation with GDP growth 
rate, says Saeed, savvy property investors who use 

Shan Saeed 

OUT WITH THE OLD,
IN WITH THE NEW

iProperty.com talks to experts about the relevance of location in identifying a good 
property today—and why geography and infrastructural investment should be the 

new mantra.

Savvy property 
investors who use 

geography to their 
advantage and 
will continue to 
benefit from the 
area’s economic 

growth.
 

- Shan Saeed -

Rozalina Rahim Tan Hwa Chuan
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in a hotspot, sometimes it’s a genuine queue and 
sometimes it’s faked to create buying urgency.” 

KNOW YOUR DEVELOPER 
Since building townships as compared to one-off 
projects generate the opportunity of offering various 
sectors and segments in the real estate market, a 
developer’s ability to build a successful township 
automatically garners buyers’ confidence. Land banks 
will always be property developers’ biggest asset 
against all odds—having a stockpile of future property 
development sites at previous/the current price has 
helped many developers make profit despite the 
challenging market.

“Which is why apart from the big players—such as 
Tropicana Corporation Berhad, Sunway Property, 
UMLand and EcoWorld Development Sdn Bhd to name 
a few—not many developers can afford to create such 
a large scale product—so most developers are pocket 
kind of developers,” shares Tan.

The award-winning Desa ParkCity according to Tan, is 
an example of how strategic infrastructural planning 
can turn a township self-sustaining and promote price 
appreciation. The 470 acres township that was priced 
at RM9.70 per sq ft 15 years ago, now values at RM600 
per sq ft. 

“It is important that you study the developer’s 
background first,” Rozalina advices. “Do your 
homework well because the bigger the investment, the 
risk increases in tandem.”

“A really good developer will follow through and create 
good infrastructure because it adds value to their 
product. If they have developed a successful pocket 
development in a mature area or created a township 
that strived, then it should be safe,” she adds. “Be 
particularly careful if you’re thinking of investing in a 
new area and there is no infrastructure in place yet—it 
can either turn into a gold mine or a ghost town.”

DISCLAIMER: The opinions stated in the article are solely of Shan Saeed, Tan Hwa Chuan and Rozalina Rahim and are not in any 

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

any investments.

geography to their advantage and will continue to 
benefit from the area’s economic growth. 

KNOWING YOUR HOTSPOTS
While traditionally property hotspots are described as 
areas within /on the fringes of the city with potential 

for growth and development, TAN HWA CHUAN, DIRECTOR 
OF B.I.G GROUP OF COMPANIES, describes a hotspot as an 
area that you’re already familiar with. 

First time investors particularly should purchase a 
property in the part of town or area they are already 
living in for two reasons—first you’re familiar with 
the existing provisions and future developments that 
might be taking place, and secondly you’re familiar 
with your buyer/tenant demographic prior to making 
the purchase.

For more seasoned investors, Tan describes two 
characteristics that make an area a hot spot: (1) 
A mature/old neighbourhood (e.g. Setapak and 
Kepong) and (2) traffic congestion. “Traffic congestion 

almost always boosts property prices—which is why at 
RM7,300 per sq ft, the land where Pavilion is located is 
the most expensive land in Malaysia, “ Tan added.

However, no matter how familiar you are with an 
area— even if you’ve lived there all your life—do not 
neglect doing your due diligence before deciding on a 

project, reminds ROZALINA RAHIM, FOUNDER/CHIEF OPERATING 
EXECUTIVE OF RECONSULT PLT, “Analyse the rental and price 
appreciation of the properties surrounding it, you will 
see the trend from there.”

“The worst thing you can do is to make an emotional 
purchase,” she warns. “When you see a queue it 
doesn’t necessarily mean that the property is located 

Traffic congestion 
almost always boosts 

property prices—which 
is why at RM7,300 per 
sq ft, the land where 

Pavilion is located is the 
most expensive land in 

Malaysia

- Tan Hwa Chuan -
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the developer ’s 
background first

- Rozalina Rahim -
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The Mass Rapid Transit (MRT) project is the country’s 
largest infrastructure development up to date – the 
first phase of the SBK line, also known as MRT Line 1, 
was opened last December to much fanfare. Covering 
12 stations, it connects Sungai Buloh to the Semantan 
station in Damansara Heights. 

Phase 2, on the other hand, which is between the 
Semantan Station and Kajang will be operational in the 
not-so-distant July 2017. The route for MRT Line 1 is 
shown below:

MRT TO THE RESCUE?
- THE ‘RAIL’ PERSPECTIVE
The recent launch of Phase One of the MRT Sungai Buloh-Kajang (SBK) line was a 
welcome relief to many harried drivers who have been stuck in one too many traffic 
jams. REENA KAUR BHATT checks out the good, bad and ugly of the latest addition to Klang 
Valley’s rail transportation infrastructure. 

Source: MRT Corp
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In the meantime, let us look at the scorecard for MRT 
phase 1. 

THE GOOD – Hurrah to the…

Time & Cash Savings
With fares ranging from RM1 to RM3.90 between the 
Sg Buloh and Semantan stations, the commute price 
is deemed pretty affordable by many, especially when 
compared with expenditure on petrol, parking and 
vehicle wear and tear.

Moreover, senior citizens, students and the disabled 
enjoy a 50% discount on fares. Commuters can expect 
a 40-minute journey from end-to-end, a sweet deal 
considering that the Sungai Buloh-Semantan commute 
by road during peak hours could top 55 minutes. 

Besides escaping the stressful aspects of slow-moving 
traffic, an added plus of commuting is that you can 
catch up on some reading, meditate or take a nap!

Attractive Facilities 
In an effort to aid first mile last mile service, feeder 
buses are provided to support riders’ commute from 
selected localities to each MRT station. According to 
MRT Corp, some 112 feeder buses would be deployed to 
support 26 routes along all the 12 MRT stations under 
Phase 1.

A nominal fee of RM1 is charged per entry. These buses 
are also disable-friendly, and comes with a platform for 
wheelchairs.

The detailed bus feeder routes can be found here: 
http://www.spad.gov.my/land-public-transport/
buses/mrt-feeder-bus-routes

For those who decide to drive themselves to the MRT 
stations, the Park-n-Ride facilities will come in handy. 
However, only the following stations are equipped with 
the parking facilities - Sungai Buloh, Kwasa Damansara, 
Kwasa Sentral, Bandar Utama and Pusat Bandar 
Damansara.

For the Sungai Buloh Park-n-Ride, drivers will be 
charged RM4.30 per entry whereas the remaining 
stations’ fares are determined by the respective Park-
n-Ride service operators. 

Each station also boast a host of facilities – these include 
convenience stores like 7-Eleven and my.NEWS.com, 
eateries such as Chatime and RotiBoy as well as toilets, 
suraus and baby room facilities.

Opening Up of New Residential Areas & 
Rejuvenation of The Rental Property Market
The rise of the areas around the new MRT stations as 
rental hotspots is only expected. Which working KLite 
will not want to enjoy daily fuss-free commute, on top 
of petrol and parking savings to boot? 

WHAT DOES THE EXPERT SAY? 
At the recent BLT 2017 property 
outlook, ISHMAEL HO, CEO OF HO 
CHIN SOON RESEARCH SDN BHD 
shared that there have been 
numerous secondary deals in 
the property market – based on 
feedback provided by numerous 
real estate agents who had closed a profusion of rental 
property deals along the rail line. 

Clearly, the areas around upcoming MRT stations for 
Line 2 and 3 will experience a similar effect. With the 
enhanced connectivity, working professionals within 
Klang Valley will have more residential options moving 
forwards. 

Not forgetting, landlord investors who own these 
strategically located units have certainly struck gold as 
they can depend on receiving profitable and sustainable 
rental yields down the road.

THE BAD – System & services not 
quite there yet

While many are happy with the growth of Klang Valley’s 
public transportation system, there have been dissent 
over the effieciency, reliability and affordability of the 
MRT service. Some KLites share their experiences:

Artist impression of the entrances to the Muzium Negara MRT 
Station in front of Muzium Negara.
Source: MRT Corp

The theme for the Merdeka MRT Station is “Independence” which is
reflected in the interior design of the station.
Source: MRT Corp
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Josh Hong, 47, Engineer
Irregular Feeder Bus Service & Third-World 
Mentality

MRT Corp had promised 10-15 minute intervals for 
the feeder bus service, but sadly this is not being 
implemented. I was at the Bandar Utama MRT 
station during New Year’s Eve at approximately 
1.30pm, waiting to hop onto a feeder bus. There 
were at least four MRT feeder buses available but 
none of them made any move to depart  even 
though the crowd was getting bigger - there must 
have been at least 100 people waiting, if not more.

It was frustrating to note that there were three to 
four MRT feeder bus drivers smoking and chatting, 
but none of them batted an eyelid towards the 
growing crowd. We waited for about 20 minutes, 
during which time some, including the elderly and 
children, decided to walk across the road to the 
One Utama mall. There is currently construction 
works being carried out, and the path is certainly 
not pedestrian friendly.

After almost half an hour of waiting, we had two 
T812 buses departing at the same time. What I did 
not understand was if there were already buses 
available, why did the drivers allow the commuters 
to traverse on foot through the dangerous path? 

I have really enjoyed all of my MRT rides so far 
and am happy with the services in general, but I 
do think reliable, punctual and regular feeder 
buses are critical to ensuring the MRT 
system’s success as a whole. Most importantly, 
there should be a proper monitoring system in 
place to keep these bus drivers in check.

Ahmad Fadhlullah, 27, Engineer
Last Mile Connectivity & Walkability

Undeniably, MRT Corp has done quite a good job 
- the coaches and stations are comfortable and 
spacious. The feeder buses are well thought out 
too. But whether this is enough to encourage the 
public to switch from private vehicles to public 
transport is still yet to be seen. 

I feel that last mile connectivity and walkability is 
a huge concern - Last mile connectivity is not just 
about providing feeder buses. You cannot have 
good transit if you cannot walk with ease 
when you arrive.

How convenient is it for people to walk from their 
homes/offices to the bus stop? Are the sidewalks 
and walkways in good condition and is it easy and 
safe to walk from one place to another? 

The pedestrian landscape in Klang Valley is still 
sub-par - there are few or no covered walkways 
leading off to transit stations, footpaths are narrow 
and there is conflict with oncoming traffic as well 
as lack of proper lighting and crossing signals at 
intersections.

I find it sad how the lack in pedestrian mobility 
cancels out the benefits of public transportation. 
Is it any wonder that many KLites decide to 
drive instead or take an UBER rather than 
worry over the safety, comfort and weather 
issues that they face when using public 
transportation?

Enough thought must be given for pedestrians 
when it comes to urban planning and in 
encouraging transit ridership – Tokyo is one 
exemplary city as its citizens do not need cars at 
all to travel around. Still, hats off to MRT Corp for 
a good start!
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THE UGLY - An Expert’s Insight on 
Poor Urban Planning

KHALIL ADIS, FOUNDER OF KHALIL ADIS 
CONSULTANCY PTE LTD AND DIRECTOR 
OF REI MEDIACTION SDN BHD shares 
his thoughts on the effects of 
poor urban planning and far 
from satisfactory execution 
of the public transporation 
infrastructure in Malaysia:

      The greatest problem that is plaguing Kuala 
Lumpur’s transportation system is the lack of political 
will and bad township planning.

When I talk about the lack of political will, I am referring 
to the inherent corporate culture in the civil service 
whereby nobody wants to take responsibility or are 
pushing the buck.

When I talk about bad township planning, I am referring 
to how the entire KL has been planned for cars and 
not pedestrians. For example, while I live within 
500 metres away from the Southern Integrated 
Terminal, there is no way for me to walk there. 

Instead, I have to Uber my way. Yes, there is a pedestrian 
overhead bridge but it ends there with no pavements 
leading to the terminal.

While SPAD and DBKL have spelt out ambitious and 
motherhood statements to reduce traffic congestions 
and what not, they are useless until there is a complete 
overhaul in the mindset and entire corporate culture. 

Many Malaysians that I know have stopped taking the 
local trains altogether due to these inherent flaws and 
the lack of replies when they write in to complain.

In my opinion, Malaysia still has a long way to go when 
it comes to public transportation until there is a system 
of accountability to the various stakeholders.

Otherwise, whatever money that will be and had 
been spent on these infrastructure is a huge waste of 
taxpayers’ money. The Singapore system is not perfect 
as we have had frequent train breakdowns.

However, what we have done right is the proper 
planning to ensure taking the train ride here becomes 
a seamless and comfortable experience for consumers. 

This has resulted in a high penetration rate for our MRT 
at 80%.

Priya, 32, Marketing Manager
High Parking Fares 

The parking charges for the Park-n-Ride facility 
at the Bandar Utama MRT station is ridulously 
expensive. I was under the impression that these 
facilities are under MRT Corp – besides the Sungai 
Buloh station, the other facilities are run by private 
operators.

The Bandar Utama operator, Powerhouse, is 
charging  RM4 for the first four hours and RM3 for 
each subsequent hour. 

Unassumingly, I parked my car one morning to 
take the MRT to work and when I returned in 
the evening, I was shocked to discover that my 
parking fare was RM31.

Honestly, I feel cheated – I do not see how the 
MRT Service and in particular, the Park-n-Ride 
facility are supposedly catered to ease the rakyat’s  
burden.

The government should step in and find a 
way to reduce the parking cost or risk losing 
me and thousands others as transit riders, 
otherwise.

It is cheaper and more convenient for me to take 
an UBER – no one wants to spend RM800 per 
month on just parking!

”

“
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Stepping Up to The Plate

The Selangor state government recently disclosed an 
ambitious roadmap - the Selangor Public Transport 
Masterplan.

The master plan, will see the state government 
lobbying the federal government for extensions of the 
(upcoming) MRT line, and LRT line, bus rapid transit 
(BRT), personal rapid transit (PRT) and a new KTM 
freight line - all which are to be completed by 2035. 

The comprehensive master plan is aiming to achieve a 
ratio of public transport to private transportation use 
of 60:40.

How well will the masterplan bring this goals to fruitition 
and most importantly, encourage transit ridership, 
connect to central business districts/amenities and 
create walkable, thriving locales?

As stressed by Khalil, unless there is a shift in mindsets 
and proper consideration is placed on walkability and 
affordability, the full potential of the Klang Valley’s rail 
transportation system will never be realised. 

In the meantime, let us all provide constructive critisim 
and voice out our feedback on the current limitations 
to the relevant parties and stakeholders.

Only when there is a collective push from end-
users, i.e the rakyat, will we see more effort being 
placed to improve current and future transportation 
infrastructure.

DISCLAIMER: The opinion stated in the article is solely of Khalil Adis, Founder of Khalil Adis Consultancy Director and Director 

of REI Mediaction Sdn Bhd and 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.

Source: MRT Corp Source: MRT Corp
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Whether you choose to buy a house to live or invest in, prudent advice on when to 
buy your property would help immensely. A research team from UTAR presents their 
findings in a 2-part series which will provide valuable insights to help readers make 

more informed decisions regarding their housing investments.

STATE OF THE HOUSING MARKET: 
WHEN TO BUY A HOUSE? (PART 1)

It has become the norm that apart from getting housing 
for homeownership, people are investing in housing for 
wealth creation. During the earlier cycles of house price 
run-up, many who have made a timely investment into 
housing have reaped a good return in value from their 
investment properties. 

But when prices move in the opposite direction, the 
situation can become very hostile to property owners 
especially those who are heavily tied up with home 
loan mortgages. 

WHEN IS THE RIGHT TIME TO BUY OR INVEST 
IN A HOUSE? 
This is indeed the burning question that many hopeful 
homebuyers and investors would be keen to have 
sound and solid answers to. Asst Prof Dr. Yip Chee Yin 
at Universiti Tunku Abdul Rahman (UTAR) is currently 
conducting studies on the Malaysian housing market. 

The research findings are collected through interviews 
with industry players and consumers as well as results 
of econometric modeling. This article is the first of a 
2-part series that will also look into the current state of 
the domestic housing market. 

Malaysia is facing many significant challenges both 
within the country and internationally including the 
decelerating economic growth rate, lower oil prices 
and falling value of the ringgit. On the backdrop of 
all these critical issues, the domestic housing market 
has entered a sluggish phase. From the opinion of 
those interviewed, both housing industry players and 
consumers, the housing market is adversely affected 
by the pessimistic sentiment over the uncertain 
economic outlook of the country. 

On the domestic front, the country is in the midst of a 
turbulent economic-social-political environment, beset 
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with perennial problems from political tussles to weak 
governance. It does not help that bad news or negative 
news, be they facts or rumours, usually receive greater 
attention. 

And in this digital age, news travel fast and far. 
Inundated with such negativities, people’s confidence 
gradually erodes. This negative perception is shared 
practically by all those interviewed from both the 
supply and demand side of the housing market. 

While the development of external challenges is not 
within the control of the country, the government of the 
day must put in a concerted effort to draw up effective 
policies to enable the nation to ride through these rough 
patches. Most countries face the same external factors 
but handle them differently via individual government 
policies, as demonstrated by the better performance in 
economic growth of some of our regional neighbours.
 
The state of the current Malaysian economy is largely 
due to the various policies implemented by the 
Government. The present Government needs to focus 
on key areas of concern and implement bold but 
positive policies to gain back the Rakyat’s confidence 
as well as to demonstrate its capacity in influencing the 
economy and creating sustainable economic growth.

This will immediately improve the public sentiment 
and restore confidence which will then produce a 
chain reaction that will improve the overall economy in 
general and the housing market in particular. 

Malaysia is currently in the midst of the downward 
trend of the most recent housing price cycle which has 
commenced around 2010. The current growing slack in 

housing sales is apparently gaining traction as shown 
by the increasing number of unsold houses at the end 
of the 2nd quarter of 2016, a jump of 16% over the 
previous quarter. 

In the secondary market, offers for sale are aplenty. 
Meanwhile, the brakes are being applied to construction 
activities as witnessed by the falling number of piling 
drivers and sentry cranes on the horizon, especially in 
hot demand areas.

To get a clearer picture of the pattern of change and 
fluctuations of prices in the local housing market, we 
estimate the housing price cycles using Figure 1 which 
shows a graph illustrating the year-on-year (y-o-y) 
house price changes from 1989-2016. 
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Figure 1 suggests that there are three cycles of house 
prices during the periods from 1990-1993, 1994-1997 
and 2010-2016. The first two cycles involve a rapid 
increase in house prices and subsequently followed 
by a sharp drop which are basic characteristics of a 
housing bubble. However, the third cycle demonstrates 
a comparatively more gradual rising, peaking at a y-o-y 
increase of less than 20% between 2010 and 2013 when 
the trend reversed. 

The downtrend is also showing a rather gentler 
gradient - this means that this time around, the 
housing market will not be as turbulent as the last two 
cycles two decades ago. This can be attributed to the 
timely interventions taken by the government as well 
as the quick adaptive approach of housing suppliers to 
sustain demand/sales. 

The serious confidence crisis in the national economy 
which is depressing the housing industry seems to be 
supported by statistical figures. 

GDP growth rate has declined to about 4.5% which 
is 0.7% lower than the 5 years (2011-2015) average 
growth rate. Private sector spending has slowed down 
considerably. Both consumption and investments saw 
a slower growth in 2015 of 4.4% in Q3 compared to 
5.7% in Q2 and 9.6% in Q1. 

Consumer spending (51% of demand) had its annual 
growth pulled back sharply to 4.1% in Q3 from 6.4% in 
Q2. The drop in economic growth, consumer spending, 
and investments are shown in Figure 2.

*Source: Bank Negara Malaysia
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This article is presented by the Research Team of UTAR currently undertaking a study on the Malaysian housing market. This 

study is funded by the Fundamental Research Grant Scheme (FRGS) grant from the Ministry of Higher Education. The Research 

Team members are Yip Chee Yin (team leader), Choong Chee Keong, Au Yong Hui Nee, Abdelhak Senadjki, Woo Kok Hoong, Tan 

Yan Teng and Ahmad Nazri bin Wahidudin.

The housing industry in Malaysia caters mainly to the 
local market with only a small percentage going to 
foreigners. The current problem facing the industry 
is more of issues of supply and demand. With supply 
being highly inelastic in the short-run, the effect of 
dedicated government policies will take a while to kick 
in. While consumers complain of skyrocketing home 
prices, suppliers have a rather different view. Some 
developers feel that housing prices have moved up 
but in a controlled manner over the years. This trend 
is especially so in growth areas especially the Klang 
Valley. As land become scarcer in prime areas within 
the city and its immediate surroundings, property 
prices would naturally spike up. This happens all over 
the world. 

But with the improved infrastructure - highways, LRT 
lines, upcoming MRT lines; homes at lower and more 
affordable prices are being developed in new growth 
areas further away from the perimeter of the city. New 
growth areas including Cyberjaya, Semenyih, Rawang, 
Nilai, Seremban are offering lots of affordable choices 
to homebuyers.

Thus it can be safely said that even though house 
prices are moving up largely due to higher land cost, 
construction cost and compliance cost, prices still 
have not moved beyond affordability. However, due 
to increasing development costs will mean that house 
prices are not likely to come down. 

According to these developers, the best-case scenario 
is that prices will stabilise because developers will 
hold back new launches and slow construction once 
they think that they will not make a reasonable profit 
from their project. The days of volatile housing prices 
are over and speculators have long retreated to the 
sideline as commented by a developer. Due to a 
slowdown in sales, developers have become more 
adaptive to the market, adjusting to the needs of the 
buyers in terms of product type, specifications and 
neighbourhood facilities. If developers are not able to 
price their houses within the attractive/competitive 
range then they will lose out.

Additionally, they lamented that sales are significantly 
affected by the low approval rate of bank loans 
following more stringent regulations imposed by Bank 
Negara Malaysia. With the already very high household 
debt (reported currently at around 90% of GDP), the 
more demanding loan approval criteria aim to protect 
the borrowers and the stability of the local financial 
industry which will keep in check a housing bubble 
threat.

A further concern raised by one of the developers is 
the aggressive participation of foreign developers 
in the local housing market with mega projects. It is 
feared that these projects covering thousands of units 
when completed over the next one or two years would 
have significant negative effect on the already sluggish 
market. 

Nevertheless, the current sentiment that it is now a 
buyers’ market where aspiring purchasers are spoilt for 
choice. From the point of consumers, though, with the 
low confidence in the economy’s outlook and future 
prospects, people are paring down their expenses and 
re-assessing their financial balance sheets.

WOULD PEOPLE BE SO WILLING AS YET TO 
PICK UP ANOTHER LONG TERM BIG MORTGAGE 
BILL? 
Concern has also been raised of foreigners taking 
advantage of the weakened ringgit and entering the 
housing market to snap up properties and thus could 
contribute to unhealthy price hikes and more serious 
consequential slowdown effects on the housing 
market. Our opinion gathered shows developers have 
a different view on this issue. Foreigners are attracted 
to prime areas namely KL, Penang and Johor Baru/
Iskandar Malaysia and Malacca. These are always 
premium price locations where foreigner buying has 
minimum influence on price movements. 

Additionally, as pointed out by some developer 
respondents, the foreigner purchase trend over the 
years show a relatively low uptake, within the 20% to 
30% range. Also due to the restriction of the minimum 
price level set by the Government, the properties bought 
are in the high price category. Yet looking at the above 
scenario, therein lies a seemingly ironical situation – 
that of the issue of affordability.  There is much concern 
of the growing inaccessibility of housing, particularly to 
those in the 20s-30s age group, that has gotten society 
worried sick lest they become a “homeless generation”.

When the market was running up steeply, the 
Government implemented various measures to control 
the housing price rally and has since taken concerted 
efforts with various programs to help target groups 
on homeownership. But the bottom line is still the 
purchasing capacity of the consumers which is 
significantly linked to disposable income, a factor that 
in turn is dependent on economic growth. If history is 
of any guide, economic activity is cyclical.

In Part 2 the authors will analyse the bearing of the housing 
market in the current cycle and suggestion on the timing for 
entry into the market for intent buyer/investors.
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iProperty.com data services team conducted an analysis 
on whether moving to a suburb means a bigger house.
- KHOW TENNSUI, DATA SERVICES, iPROPERTY.COM MALAYSIA

MOVING TO A SUBURB:
A BIGGER HOUSE?

In a busy city where tons of opportunity is present, will 
result in a massive inflow of professionals of all fields 
making the land scarce, thus driving prices up. Recent 
numbers from the Department of Statistics in 2015 
shows that the highest net outflow of migrants is Kuala 
Lumpur with 32,300 people while the largest net inflow 
of migrants is Selangor with a net inflow of 22,700 
people. Living in Kuala Lumpur is becoming more 
unbearable with its continous traffic and congestion 
woes. Thus, people are moving outside the city to 
seek a better quality of life. However, does moving to a 
suburb mean a bigger house? 

FIGURE 1: THE CASE FOR A BUNGALOW

Source: iPropertyiQ, Data brickz.my

The iProperty.com data services team sought to find 
what the numbers are telling us. By analysing ‘transacted 
data’ provided by brickz.my and iPropertyiQ, we have 
developed a mapping technology that provides us a 
visual on data, as shown below. 

In Figure 1: The case for a bungalow, Figures 1, 2, 3 and 
5: the darker the colour indicates a larger size of home, 
as for figure 4: a darker colour indicates a higher price 
per square feet (sf).
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FIGURE 2: THE IMPACT ON CONDOMINIUMS IN THE KLANG VALLEY

Source: iPropertyiQ, Data brickz.my

Figure 1: The case for a bungalow; does provide 
significant evidence that many people are moving out 
of the Kuala Lumpur City Centre and Petaling Jaya. 
Perhaps the reason for this is for bigger homes, as this 
is evident in Shah Alam and Klang, which has homes 
with the highest median size in the country, with 3,825 
sq ft and 3,664 sq ft, respectively. 

On the southeast border, we have homes in Kajang and 
Cheras with a median size of 3,466 sq ft and 3,313 sq 
ft, respectively. Sungai Buloh also follows closely with 
3,264 sq ft, whilst Ulu Kelang and Gombak round it up 
with 3,122 sq ft and 3,065 sq ft, respectively. 



RESEARCH DATA

52

We then examine if these findings also hold true for 
condominiums. Data shows that the biggest sizes for 
condominiums are to be found near to or in the city 
centre (Figure 2: The impact on condominiums in the 
Klang Valley). Also, as you move further away from the 
city centre, there is little difference, due to the fact that 
there is more land outside the city centre.

FIGURE 3: TERRACE HOUSES IN THE KLANG VALLEY

Source: iPropertyiQ, Data brickz.my

As for the case of terrace houses (Figure 3: Terrace 
Houses in the Klang Valley), we see that Bukit Jalil, 
Sungai Besi, Glenmarie, Desa Park City and Cyberjaya 
have the highest median sizes for terrace houses. These 
are the areas surrounding the city centre with generally 
higher income earners. Also, in areas away from the 
city centre, there is no difference in the median size of 
terrace houses as compared in the city centre.

We then wanted to find out if the price differed between 
the city centre and suburban areas. We accomplished 
this by doing a quick plot on the Per Square Foot 
(PSF). [Please see Figure 4: PSF Greater Kang Valley]. 
As expected, it was revealed that prices are lower for 
terrace houses away from the city. 

Findings also show that the number of transactions for 
condominiums decreases as we move away from the 
city centre. Places like Bukit Tunku, Ampang and Mont’ 
Kiara have the largest condominium sizes surrounding 
the Kuala Lumpur City Centre. Notably, Damansara 
Utama and Mutiara Damansara have the most spacious 
condominiums surrounding Petaling Jaya.

We have also concluded that while terrace houses are 
cheaper as we more further away from the city, income 
does not compensate for a bigger house. Income 
earners staying in the city centre far outweigh the 
ones in suburban areas, therefore, even though terrace 
houses are cheaper in suburban areas, people there 
could not afford a bigger house. 

The larger terrace houses are beside Petaling Jaya, 
Kuala Lumpur City Centre and Putrajaya, where most 
higher incomer earners have chosen to reside. Terrace 
houses differ from bungalows because bungalows 
are for the more affluent. Usually, terrace houses are 
generally catered to a decent wage earning population, 
however as we move towards the city, scarcity of land 
has made terrace houses to become a luxury due to the 
high price. 
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FIGURE 5: JOHOR BAHRU TERRACE HOUSE

FIGURE 4: PSF GREATER KLANG VALLEY RESIDENTIAL

Source: iPropertyiQ, Data brickz.my

Source: iPropertyiQ, Data brickz.my

We also see the same trend in Johor Bahru for terrace 
houses (Figure 5: Johor Bahru Terrace House), where 
the largest terrace houses are to be found in places like 
Permas Jaya and Tebrau, next to the border of the city.

In summary, as we take a look at the type of residential 
dwelling and examine the factor of size, bungalows do 

get bigger as we move further out into the suburban 
areas. However, for terrace houses and condominiums, 
as we move out into the suburbs the sizes do get larger. 
Additionally, as we move further for terrace house 
and condominium out into the rural areas, the size of 
residential dwellings decrease.
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Though real estate is best examined at an area level, it 
would also be interesting to explore the situation for 
the rest of Malaysia by state (Figure 6: PSF Malaysia 
by State). We also thought it would be interesting to  
further explore what directly affects terrace house 
sizes.

By first taking the average of terrace house PSF by 
state, we found Kuala Lumpur to have the highest PSF 
with RM544 followed by Putrajaya at RM394. This is 
followed by Selangor at RM329, while the lowest PSF is 
in Perlis, at RM150.

We then take the population density by dividing the 
population obtained from the Department of Statistics 
to the area of the state. As expected, the highest 
population density is in Kuala Lumpur with 7,354 people 
per sq km, next up we have Putrajaya with 1,700 and 
Penang with 1,640, while the lowest population density 
is in Sarawak with only 22 people per sq km. 

Matching population density against terrace house 
prices, it is not surprising to find that the population 
density does drives up terrace house prices.

FIGURE 6: PSF VS POPULATION DENSITY MALAYSIA BY STATE

Source: iPropertyiQ, Data brickz.my
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Disclaimer: The source of brickz.my data is from the Valuation and Property Services department (JPPH) which officially records 

a property transaction once the stamp duty for the Sales and Purchase agreement is paid while the source of listing & leads data 

is from agents’ listings listed at iProperty.com. Analytics are based on the data available at the date of publication and may be 

subject to revision as and when more data becomes available.

We also take into account the monthly gross household 
income obtained from the Department of Statistics. 
The highest median monthly gross household income 
as expected is in Kuala Lumpur with RM7,620, not 
too far behind is Putrajaya with RM7,512, followed by 
Selangor with RM6,214. 

The spike in income in Selangor and Johor could be a 
result of the spill-over from neighbouring states Malacca 
have also seen a dramatic increase in household income 
in recent years. 

As shown from the above charts (Figure 6: PSF 
Malaysia by State and Figure 7: PSF Across Malaysia 
by Size) the larger terrace houses are not in places like 
Kelantan or Pahang, where there are larger pieces of 
land with cheaper prices, but it is in places like Putrajaya 
and Kuala Lumpur where high income earners reside.

We then analyse the relationship between the obtained 
variables. Firstly, we match the terrace house price 
against size, and discovered that terrace house price 
does affect size, but as we add household income 
into the equation, the terrace house prices becomes 
obsolete, so in other words:  even though terrace 
house prices do have an impact on the house size, it is 
overshadowed by household income. 

Conclusion
While moving out into the suburbs does provide for a 
bigger house at a lower price tag, it is only one side of 
the equation. 

The other side of the equation is the factor of 
affordability of these residential properties in terms of 
type and size of dwelling, due to the level of income 
earners (average income), in the locations of which 
they reside.

FIGURE 7: AVERAGE TERRACE SIZE VS MONTHLY GROSS
HOUSEHOLD INCOME ACROSS MALAYSIA

Source: iPropertyiQ, Data brickz.my

*Note: Selangor and Johor spike in income could be a result of spill-over from neighbouring states / country.
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Of course, this figure is the sum of earned incomes 
throughout Malaysia and paychecks greatly differ 
across industries and localities. Nevertheless, there is 
no denying that more and more people are struggling 
to remain above water.

HONEY, WHO SHRUNK THE RINGGIT?
Almost all of the Uber drivers I speak to reinstates 
the affordability sentiment and parrot the “I need the 
secondary income” reason. One of them, a 30-year old 
insurance agent says,” With the economic slowdown, 
most people and businesses are cutting back on 
spending.

I am struggling to pay off my monthly obligations and 
I am one among MANY forced to take on a side gig - 
if not for ride sharing services like UBER and GRAB, I 
would have racked up thousands in credit card debt 
already.”

Unemployment in Malaysia is rising in record numbers 
- More than 31,000 people were laid off in the first 3 
quarters of 2016 itself. Datuk Shamsuddin Bardan, 
President of the Malaysian Employers Federation, said 
the unemployment rate could rise as high as 3.7% this 
year, from its current 3.4% - a dim prospect indeed for 
fresh graduates and those on the verge of completing 
their tertiary education.

It is not just fresh graduates who should be worried. Our 
income growth is pretty dismal when compared to the 
rising costs of living. In a recent newspaper interview, 
Balqais Yusoff, Employee Provident Fund’s Head of 
Strategy Management Department said that the low 
salary structure in the country was a major contributor 
to the affordability conundrum - 89% of the working 
population earn less than RM5,000.

IS ‘HOME SWEET HOME’
POSSIBLE FOR GEN-Y?

Latest figures from the Statistics Department show that the number of unemployed 
Malaysians is at 510,700 in November 2016; an increase of 8.3% or 40,856 people as 

compared to the year before. So what does this mean for our housing market?  
REENA KAUR BHATT explores.
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While the situation in Malaysia may not be as dire, 
the rising unemployment and cost of living beg the 
question, “How many of our Gen-Ys, especially those 
residing in cities would be able to afford homes in the 
coming years?” 

We also have to wonder, should developers be worried 
over the rapidly decreasing pool of eligible homebuyers? 
I have asked a few developers this question and their 
replies – rising unemployment is not our problem, we 
will continue building homes as per market demand. 
The question is where will this future demand come 
from – investor clubs/IHCs? Foreign investors? 

We can only predict how bad or good things are 
going to be for local millennials looking to buy a home 
– hence, to help paint a clearer picture of what is on 
the cards for Malaysian youths, I got the help of a few 
industry experts:

(Q1) WHAT are your comments on rising 
unemployment figures and cost of living as well as 
poor income growth? ARE we going through a rough 
patch or are we headed for an economic apocalypse?

SAMUEL TAN, EXECUTIVE DIRECTOR, 
KGV INTERNATIONAL PROPERTY 
CONSULTANTS says, “Like other 
emerging markets, Malaysia’s 
economy is going through 
a difficult phase. The higher 
cost of living is caused by a 
combination of inflationary 
and local economic factors.  I 

believe this scenario will have to be played out the next 
few quarters until the economy improves.

In the meantime, the government and other stakeholders 
will have to find a workable solution to transit through 
this period. To minimise the affordability woe, all parties 
must look into ways to increase productivity, reduce 
living costs and provide a safety net for those who are 
less able to fend themselves.” 

CHANG KIM LOONG, SECRETARY-
GENERAL, NATIONAL HOUSE BUYERS 
ASSOCIATION (HBA) comments, 
“The current economic 
slowdown is not only affecting 
Malaysia but also other major 
economies, such as the USA, 
China and Europe.  As a result, 
demand for Malaysian goods, 

especially commodities has fallen and with it, the value 
of our local currency.  Thus, it is only natural that the 
prices of many goods have increased and consequently, 
cost of living goes up too. 

Comparatively, during the Asian Financial Crisis in 
1997- 2000, only the Asian region was affected whilst 
the economies’ of other major regions including the 
US and Europe were not badly affected. This resulted 
in the demand for Malaysian goods, commodities 
especially remaining strong, which helped speed up 
the economic recovery. 

Many economists have predicted that the current 
global slowdown might persist until 2020 and how well 
respective countries cope will depend on their own 
economic management and fundamentals. We can 
only hope that our leaders will focus on the important 
task of strengthening our economy and that Malaysia 
can ride out this economic slowdown and emerge 
stronger and more united.” 

STATE OF THE HOUSING MARKET?
Even with various controls in place by Bank Negara 
Malaysia (BNM), and a substantial decline in residential 
transactions in the past year, the Malaysian House Price 
Index increased by 5.3% year-on-year to 241.5 in Q3 
2016.

(Q2) WILL increasing unemployment result in more 
mortgage foreclosures and are we at risk of a housing 
bubble? 

SAMUEL shares that mortgage foreclosures are already 
on the rise. If the economy slows down further, even 
higher unemployment figures will lead to more 
foreclosures; which happens after a 6-month lapse in 
instalment payments. Besides that, the fear of under-
employment will cause prospective purchasers to be 
more cautious. 

However, he feels that there will not be a housing bubble 
burst. Instead, there will be ‘market corrections’; with 
the highly oversupplied sub-sectors seeing a dive in 
activity and price growth.

WARRICK SINGH, DIRECTOR, ASIAN 
LAND REALTY SDN BHD agrees 
that foreclosures are on the 
rise. Being an auctioneer, he 
notes that there has been a 
rise in distressed properties 
in the Selangor and Kuala 
Lumpur auction market. 

More homebuyers are struggling to cope and are 
defaulting on their mortgages, leading to banks’ 
repossessing homes. The rise in defaults, i.e. non-
performing loans is worrisome considering that the 
total exposure of Malaysian financial institutions to 
the local property market (as of end-2015) amounted 
to RM733.4 billion – which is 25.7% of total financial 
system assets. Figures are as stated in the Bank Negara 
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Malaysia’s 2015 Financial Stability and Payment System 
Report.

As for a property bubble, CHANG does not foresee it 
happening unless the prolonged slowdown in the 
economy results in massive layoffs across economic 
sectors.  When this happens, many will not be able 
to service their mortgages, resulting in banks having 
to repossess their units and auctioning it off at below 
market value or even below original development costs.

When there are too many of such auctions occurring, 
it can lead to a collapse of the property market across 
the board.  However, he hopes that this will not happen 
and that Malaysia can ride out the current economic 
slowdown and emerge stronger than before.

HOW LONG WILL WE HAVE TO WAIT & SEE? 

(Q3) (For how long) WILL the real estate market see 
a stagnation while aspiring homebuyers wait for their 
pay to catch up? SHOULD developers be worried over 
the rapidly decreasing pool of eligible homebuyers?

WARRICK feels that the jobless phenomenon amongst 
Malaysian graduates is a worrisome trend and a further 
uptick in unemployment is inevitable. Most industry 
players opine that the mismatch between demand and 
supply of talent is the key reason why many graduates 
remain unemployed.

Further driving the nail into the unemployment coffin 
is the recent government’s reduction in allocations to 
public institutions of higher learning, which is bound 
to have dire consequences on the quality of graduates 
produced. This is because a lack of funds will affect 
the entire chain, i.e. quality lecturers, research and 
all related matters in pursuit of global educational 
excellence.

Until there is no marked improvement in quality and 
productivity, the typical Malaysian graduate cannot 
expect any improvement in terms of income growth. 
Given so, the ability to afford the monthly instalments 
for a home will remain elusive for many Malaysia Gen-
Ys in the coming years.

Agreeing to this outlook, CHANG who says that the threat 
of a “homeless generation” is already at our doorsteps 
– the 2015 report, “Making Housing Affordable” by 
Khazanah Research Institute showed that average 
house prices in Malaysia are more than four times the 
median income, which makes such properties to be 
considered as “seriously unaffordable”.
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There is still very strong genuine demand for properties 
as Malaysia is still a relatively young country, with a 
strong urban migration, as many youth move out from 
rural areas in search of greener pastures.

However, it is almost impossible for the vast majority 
of the current younger generation to buy their own 
property without assistance from their parents; either 
in form of their parents’ EPF monies or selling of a 
current property that is already fully paid.

Most private housing developers will never reduce 
prices but will merely reduce the supply of new 
properties to balance the weaker demand. What we 
need is for the Government to take steps to increase 
the supply of more affordable properties so that the 

(Q1) To say that there is an economic 
apocalypse on the horizon is very dramatic. 
What we are currently experiencing is a 
cyclical slowdown in the aftermath of 
some shocks faced by the economy - 
attributed to both domestic and external 
factors.  

In fact, our performance is respectable 
given the global circumstances - in part 
due to the reforms undertaken over the 
years. Income has quadrupled, since the 
launch of Vision 2020.

But of course we aspire more - many of 
our economic wants and needs now are 
far varied, this we demand more. For 
instance, higher modern living standards 
which include holidays, a higher standard 
of amenities, etc.

There is nothing wrong with this, but if 
these wants are beyond our affordability, 
then we will have to adjust accordingly - 
instead of complaining or attributing it 
to our incomes being too low.

Conversely, these same items will be 
affordable if our income is higher, and 
income can only go up if the labour 
productivity is higher. 

(Q2) Unemployment will affect national 
income if it becomes too high. Loss of jobs 
would, of course, affect livelihood, and if 
goes unresolved, will result in foreclosures. 
Nevertheless, are there massive layoffs?

The answer is NO. It is very sector specific, 
and typically, affected workers will be re-
absorbed into employment in other areas 
of the economy.

(Q3) On income playing catch up to 
property prices - buyers will have to 
adjust their aspirations and go with what 
they can afford. It is true that prices are 
still rising, albeit at a slower pace.

Incomes will not accelerate anytime 
soon - a sustainable solution is to create 
an environment so that the supply of 
homes in the more affordable range can 
be increased. There is plenty of demand 
for affordable housing - it is a need, 
and economically, households have the 
income to own a property.

It is unrealistic, however, to be saddled 
with ever higher debt to own property 
that we cannot afford. Times are tough; 
but no, it is not apocalypse – most Gen-Ys 
are too young to remember what a real 
crisis is like.

majority of the rakyat can afford to climb the property 
ladder. 

SAMUEL, on the other hand, believes that the demand 
for homes in the immediate 2 years will be from owner-
occupier locals. What has to be fulfilled, however, is 
ensuring that the supply meets the market’ needs. In 
the primary market, several scenarios will play out. 

Niche products, especially those with distinct and 
attractive concepts in choice locations will still do well. 
Many developers are already switching their focus 
towards properties worth RM500,000 and below. More 
homes will also be built in suburban areas and beyond, 
where land is relatively cheaper.

WHAT DOES THE ECONOMIST SAY?

*The views expressed are of an economic expert, who wishes to remain anonymous.
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WORK TOWARDS YOUR PROPERTY DREAM
Was saving up for your own property one of your 2017’s 
resolutions? Mine was. The million-dollar question is, 
how long will it take to realise this goal?

The golden rule of saving is to set aside 10-15% of 
your net income each month and to use the rest for 
your needs and wants – food, rent, car instalments, 
entertainment, etc.

Let’s say you earn RM4,000 per month, you are left 
with RM3509 after the EPF, SOCSO and tax deductions. 

The minimum 10% savings translates to RM350 per 
month and RM4,200 in a year – taking into account 
a year-on-year salary increment of 5%, saving for the 
down payment on an affordably priced RM400,000 
home will take you……8 years.

This is assuming that the property price remains 
unchanged over the years, which is likely only in a 
perfect world! 

What is a girl (or boy) to do, you ask? Here are four 
strategies for keeping your property dreams afloat:

1. OLD-SCHOOL FRUGAL LIVING - Buckle down 
and save 50% of your pay each month to get that 
RM40,000 down payment within 2 years. Is it 
possible to survive in the city with just half your pay? 
Yes, you can - almost all of the property owners/
investors that I know scrimped and ‘Scrooged’ their 
way towards achieving their downpayment goals.  

 Once you commit to a long-term goal, you won’t 
mind doing what it takes to make it come true - 
cooking your own food, taking public transport and 
foregoing drinks costing RM30 a pop, among others. 

2. TRACK YOUR EXPENSES WITH AN APP – Many 
of us do not realise what our money is being spent 
for – the odd expense here and there and the 
‘once in while’ splurges all add up. Utilising a FREE 
savings app such as Expense Manager or Pocket 
Expense will help you get a sense of your monthly 
expenses and enable you to identify and cut back on 
unnecessary luxuries. 

 If you are an emotional spender, use Mint instead 
which helps you create budgets with numerous 
spending categories and provide warnings with 
brightly coloured graphics when you are nearing the 
expense limit/cut-off. 

3. MAKE IT A TEAM EFFORT – Club together with 
friends or siblings to get onto the property ladder. 
This course of action is perfect for those who want 
to save on rent AND don’t mind living together OR 

have a sound investment plan in place, i.e – renting 
out the property for a number of years before selling 
it off for a profit. 

 You can also make saving strategically a team effort 
– connect with like-minded buddies who are all 
working towards a similar goal not only will you keep 
each other motivated, it is much easier to plan for 
budget-friendly activities, meals, etc.  

4. EARN EXTRA INCOME – With the weak Ringgit, 
cutting back is not enough. Take it a step further 
by working on side-jobs during the weekend. 
You could earn cash by filling up surveys on  
http://www.panelplace.com/; sign up as a mystery 
shopper or freelance for odd jobs including typing 
work, data entry and transcribing documents through 
platforms such as http://jobless.com.my/ and  
http://parttimepost.com/.

 If all fails, there is always UBER! Leverage on the 
recently-announced RM4,000 rebate for Proton Iriz 
cars used for ride-sharing purposes and squeeze in 
a daily ride or two before and after work.

There are dozens of other ways to both make your 
savings work for you and to make more money – Do 
not sign up for a credit card, put your saving in a Fixed 
Deposit Account or a mutual fund, or invest in your 
education/professional skills. 

The key is to start NOW – with its compounding effects, 
time is the most valuable commodity in the financial/
investing world.

Also, property prices in Malaysia can only go up, it is 
time we come to grips with how ‘tough’ things are and 
adjust accordingly – it is either that or striking the 4D 
lottery jackpot!
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Looking at things contextually, if you were to pay 
ahead on your housing loan instalments, you will be 
using Ringgit that is worth more as compared to some 
years down the line.

Thus, would you not be losing out by paying more than 
you have to, despite shortening your loan tenure? 

“5 Ringgit for a bowl of curry noodles? In my day, it was 
50 cents!” Sounds familiar? No doubt you hear your 
parents and grandparents griping about today’s prices 
more often than not.

The reason for these price differences is simple and 
straightforward - inflation. We will not delve into the 
mechanics of inflation and its causes here; all we need 
to know in this context is that it devalues a currency over 
time by increasing the prices of goods and services.

Let’s start from the beginning to find out how you can 
outsmart inflation.

A Misled Mind-Set?
There’s a piece of conventional wisdom when it comes 
to housing loans – pay them off whenever you have 
spare cash, and the more you pay, the better it is as you 
will be done with them earlier.

However, the opposite could ring true if you take into 
account the inflation factor. Simply put, one Ringgit 
30 years ago has a much higher value than its current 
counterpart due to inflation. Going by the same logic 
train, RM1 today would obviously be of higher value 
as compared to RM1, 30 years down the line. A simple 
roadside meal which costs you RM3 today will probably 
cost RM15 in 30 years time. 

HOW INFLATION AFFECTS 
LOAN INSTALMENTS

Ever wondered what is the significance of inflation when it comes to your home 
loan repayments? Let’s look at how you can stretch the value of your Ringgit and 

pay less on your mortgage.
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 Scenario 1 Scenario 2  

Monthly 
Installments 

RM 2,201 RM2,301 -

Tenure 
(Months)

360 331 -

Total 
Repayment

RM792,360 RM761,631 RM30,729

  

Inflation versus interest
Of course, the one major argument against this logic is 
that while you might save some money by outsmarting 
inflation, you would end up paying more anyway due 
to the huge amounts of interest over the years.

To gain a clearer understanding of the impact of 
inflation, we have to get a little technical.

Let’s consider a home loan of RM450,000 paid over 
30 years at a steady Base Lending Rate (BLR) of 4.2%. 
Your monthly repayment would work out to RM2,201.

For argument sake, let’s compare two hypothetical 
scenarios.

Scenario 1 – Standard repayments made to bank 
throughout tenure length.
Scenario 2 – An overpayment of RM100 is added on 
each month throughout the tenure length.

From the table above, it is noted that overpaying 
your monthly instalments consistently throughout the 
tenure will save you RM30,729 in total.

But does that value reflect the actual value saved 
when taking inflation into account?

Let’s now look at the two different inflationary scenarios 
to get a picture of how much value you actually stand 
to save from repaying earlier. All calculations are 
based on the discounted cash flow of the mortgage 
amortisation.

* Discounted cash flow payment = Payment/ (1+ 
(inflation rate)) no of months

If the average inflation rate in Malaysia is at 4% 
throughout the tenure:
The amount saved after taking inflation into account =  
RM157 in today’s Ringgit

This is the value of the amount saved based on present 
day value.

If the average inflation rate in Malaysia is at 5% 
throughout the tenure:

You actually don’t save any money but end up ‘losing’ 
money instead. The total amount LOST after taking 
inflation into account = RM 2,786 in today’s Ringgit. 

From here, it becomes clear that by overpaying and 
saving that additional RM30,729 in the future; when 
translated into today’s equivalent - the amount might 
be much less than you think simply because of the 
effect of inflation!

Summary
The above-mentioned scenarios were based on certain 
assumptions. What is more likely to happen is a 
random fluctuation in the BLR and inflation rates over 
time. Still, the principles shown hold true.

Here is how you can extract the maximum value from 
your Ringgit by following these 3 simple rules: 

3 Rules To Get The Most 
Out Of Your RM

1. If Interest Rates > Inflation 
Rates, CLEAR OFF DEBTS.
 
2. If Interest Rates < Inflation 
Rates, SPEND YOUR MONEY. 
*Use your money for either 
Investments or Consumption 
Items
  
3. SAVE only as much as you 
need.
* In most situations, keep only 
a minimum amount of cash 
- in savings / FD etc, as your 
money generally devalues over 
time (though there are certain 
exceptions).

On a final note, please remember not to discount the 
importance of saving – it is necessary to have a rainy 
day fund and there might be times where that extra 
cash will come in handy. Do, however, practice wisdom 
and save just enough for practical purposes. 

*This article was done in collaboration with Loanstreet. 
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The first phase of the newly gazetted Companies 
Act 2016 came into force end of January 2017 and is 
expected to be fully implemented by later this year. 
The new Act brings good news for investors looking 
to invest in real estate through a company as it is now 
more cost-efficient to incorporate a business.

The 5 key changes are as follows:

COMPANIES ACT 2016: 
WHAT DOES IT MEAN FOR 
PROPERTY INVESTORS?

Andy Gan, shares the 5 key changes under the new Act and how it will impact property 
investors in terms of investment attitude, financing decision and personal taxation.  

The Act allows for the incorporation of a company with 
only ONE director. This one individual will be the single 
shareholder and director hence enjoying total control 
of the company and limited liability.

While it is beneficial to have total control over 
the company and hence the properties under it; it 
might prove restrictive when it comes to mortgage 
applications. This is because banks will only have 
a single person for assessment during the loan 
application.

Hence, it is crucial for the (single) owner/director to 
have a strong leverage ability. It is definitely tougher 
for a single owner to get a property loan approved as 
compared to a company which has 2 or more directors.

For those with a strong leverage ability, it will be more 
advantageous for them to set up a Sdn Bhd as an 
investment vehicle. An added plus for owners/investors 
whose chargeable income is more than RM70,000 is 
that they will be able to benefit from tax savings.

The owner/investor can transfer or channel their 
income into the Sdn Bhd, thus lowering their personal 
chargeable income for income tax purposes. Hence, 
instead of paying 21% individual tax (for chargeable 
incomes >RM70,000), the investor will only be paying 
16% individual tax and 18% corporate tax. Investors 
effectively and legally save about 3-4% in tax charges 
on both sides.

Incorporation of Company
(e.g. Sdn Bhd)

A memorandum of association is the document that 
sets up the company and the articles of association 
set out how the company is run, governed and owned. 
Under the new Act, companies will no longer need an 
M&A and a constitution is optional. 

Assuming an individual wish to set up an investment 
holding company (IHC) to buy, hold or transfer 
properties, he/she no longer need to state a provision 
or an object clause for this purpose. This is because the 
company is now clothed with unlimited legal capacity 
under the Act. 

Having said that, property investors can FLEXIBLY 
inject ANY business into their IHC. Those who are 
familiar with the details of the Income Tax Act 
(ITA)1967, particularly the tax treatments for IHCs will 
see why this is a good move. 

As stated in the ITA 1967, a company is considered as 
an IHC if the company’s main activity is the holding 
of investments and more than 80% of the company’s 
income is rental income or income generated from 
investment properties that it holds. 

However, an IHC can only claim a fraction of deductibles 
if the company satisfies these two criteria. The 
permitted expenses that are allowed to be deducted 
cannot exceed 5% of the gross income consisting of 
interest, dividend and rental for that basis period. 
Hence, it is advisable to inject a business stream into 
the company to avoid the ‘IHC’ tag.’

An important note to consider, however, is this - while 
injecting a business seems like a fool-proof idea, your 
private company (Sdn Bhd) might end up becoming 
a Real Property Company (RPC) instead. This will 
prove damaging as any disposal of RPC shares (not 
the property) may be subjected to Real Property Gains 
Tax (RPGT).

Memorandum and Articles of 
Association (M&A)
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Aspiring property investors should take care to 
understand the new Act and speak to a legal person, 
accountant/auditor to fully understand how they 
can best capitalize on the new Act in their property 
investment journey. 

Many who plan to invest in properties through group 
purchase or joint venture using a Sdn Bhd find it 
cumbersome to hold regular physical shareholders’ 
meetings. 

Under the previous Act, Companies Act 1965, 
shareholders must unanimously sign off a written 
resolution to have the resolution treated as duly passed 
at a physical general meeting. 

Property investors now have a cause to rejoice as 
the new Act abolishes this requirement for Sdn Bhds. 
When the Act comes into force, written resolutions 
can be signed off by a simple majority (for matters 
requiring ordinary resolution) or by shareholders with 
at least 75% shareholding (for matters requiring special 
resolution). 

Written resolutions are also allowed to be circulated 
in hard copies to the address of a shareholder or via 
electronic form, i.e. email, to the shareholders.

Shareholders’ Resolutions

Furthermore, it is no longer compulsory for a Sdn Bhd 
to hold an Annual General Meeting (AGM). Per the new 
Act, the audited financial statements of a Sdn Bhd no 
longer have to be presented during the AGM. Instead, 
the audited financial statements should be approved 
by the directors and circulated to the shareholders 
within 6 months of its accounting year end. 

With there being no requirement for AGMs, the 
reappointment of auditors is automatically done 
unless the shareholders decide otherwise. “Manual” 
reappointment is no longer needed under the new 
regime.

Annual General Meeting

The cost to operate a Sdn Bhd moving forward will 
undoubtedly be cheaper upon the complete installation 
of the new Act as business owners will enjoy lower 
operating and incorporation costs. Nevertheless, do 
take note that the new Act imposes heavier sanctions. 

Any directors who breach the Act will face heavier 
fines and longer terms of imprisonment. For instance, 
any improper use of property or action by a director 
to gain personal benefit; or to cause detriment to the 
company can result in a maximum of RM3 million fine 
(this is 100 times more than the existing maximum fine 
amount) or up to 5-year imprisonment; or both upon 
conviction.

Increased sanctions

Andy Gan
Co-Founder 
Propedia Academy Sdn Bhd

DISCLAIMER: The opinion stated in the article is solely of Andy Gan, Co-Founder of Propedia Academy Sdn Bhd and is not in 

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

making any investments.
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Property brokers have revealed that home buying 
interest from the Chinese have shifted to Seattle 
and Toronto after the British Columbian government 
introduced a 15% tax on foreign home purchases. 

The tax implemented in August 2016 was aimed 
at reducing prices in Vancouver’s heated property 
market, which has seen landed home prices 
increase 100% since 2006. According to brokerage 
Windermere Real Estate, 12% of Seattle homes 
purchased in 2016 were above US$1 million; in 2006 
the figure was below 6%.

Dean Jones, Chief Executive Officer of Realogics 
Sotheby’s International Realty, said approximately 
half of suburban Seattle home purchases in November 
2016 were by the Chinese; a 30% rise since November 
2015. 

Gordon Houlden, Director of the China Institute at the 
University of Alberta, explained that huge sums of 
Chinese money entering foreign countries are mainly 
influenced by investor’s uncertainty on the Chinese 
economy. 

Increase in retail vacancies at 
Manhattan 

According to CoreLogic’s House Price Index, in the 12 
months to October 2017, US home prices are expected 
to grow 4.6%, 2.1% lower than the 6.7% growth recorded 
during the 12 months to October 2016. 

Home prices in Washington recorded the highest 
growth, at 10.5 %, followed by Oregon (9.9%) and 
Idaho (8.5%). Anand Nallathambi, President and Chief 
Executive Officer of CoreLogic, attributed the growth 

US home prices set to rise at a slower pace in 2017

With many new high-end projects entering the market, 
developers of existing Manhattan condominiums are 
increasingly offering discounts to entice buyers amid 
stronger competition. 

According to a September estimate by brokerage 
Corcoran Sunshine Marketing Group, over 3,500 new 
apartments are expected to enter the market in 2016, 
with half of them recognised to be luxury apartments 
priced above US$2,400 per sq ft. 

According to appraiser Miller Samuel Inc., in 2016 
those who bought apartments at 432 Park Ave, 
Manhattan’s tallest condominium, received average 
discounts of 10%. 

A recent 88th-floor penthouse was transacted at 
US$60.9 million, 20% lower than its initial US$76.5 
million price tag. Jonathan Miller, President of Miller 
Samuel, said that it is “smart” of developers to offer 
price cuts as it signifies their awareness of upcoming 
projects. 

Developers expect greater 
competition for luxury residences 
in Manhattan, offer discounts 

Chinese investors turn to Seattle 
after introduction of foreign tax on 
Vancouver properties 

of home prices to a combination of strong housing 
demand, low housing supply, and record low interest 
rates.

Dr Frank Nothaft, Chief Economist for CoreLogic, 
noted that the nationwide 6.7% hike in home prices 
was certainly influenced by larger states such as Texas, 
Florida and California, which experienced high price 
growths. 
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London records slowest growth in 
home prices in the UK
According to the Office for National Statistics’ (ONS) 
UK House Price Index (HPI), the annual growth in home 
prices in the country slipped 0.1% to 6.9% in October 
2016. 

Home prices in London saw the biggest fall of 8.8% 
year-on-year, to £713,000 on average. 

Within London, Kensington and Chelsea are the most 
expensive boroughs to live in, with houses priced at 
£1.2million on average, compared to Burnley which is 
the cheapest area in the UK, with a house priced at 
£75,000 on average. 

Analysts expect Bank of England to 
raise interest rates
Economists expect the Bank of England (BOE) to raise 
interest rates as a result of a 15% dip in the value of the 
sterling since the Brexit vote, and the threat of inflation 
exceeding 2%. This is in line with a November central 
bank survey, where 40% of respondents expected 
interest rates to rise within a year. 

Sterling swap rates, used by banks to price mortgages, 
have been increasing since September and are currently 
at a peak since the Brexit vote in June. Samuel Tombs, 
chief UK economist at Pantheon Macroeconomics, said 
that mortgage rates will likely increase over the next 
three months. 

Manhattan to add 5,698 new apartments in 2017, landlords expected to 
provide more incentives

According to a report by appraiser Muller Samuel 
Inc and brokerage Douglas Elliman Real Estate, 25% 
of new leases in November 2016 included incentives 
ranging from a month’s free rent or payment of 
broker fees; an 11 % year-on-year increase. Factoring 
in the value of these incentives, the median rent in 
Manhattan was US$3,264 per month, a decline of 
1.6% from last year. 

According to a separate report by Citi Habitats, the 
pressure on landlords will continue in 2017 with a 
further 5,698 market-rate apartments entering the 
rental market in Manhattan. 4,879 rental units were 
added in Manhattan last year. 
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According to Halifax, Britain’s biggest mortgage 
lender, weakening economic growth and rising 
inflation will ease housing demand in the UK in 2017. 

Tax changes and more restrictions on buy-to-let 
investments are expected to contribute to this trend.

Modest rise in UK house prices in 2017

Vancouver home prices expected to fall in 2017 
According to Phil Soper, Chief Executive Officer of Royal 
LePage, home prices in Vancouver, Canada’s third-largest 
city, will see a double-digit decline next year. Buyers 
started to exit the market at the beginning of 2016 as 
home prices climbed drastically, with the price of an 
average single-family house jumping nearly 40% over a 
12-month period. 

Vancouver is currently ranked first on UBS Group’s global 
ranking for cities at risk of a housing bubble. Market 

cooling policies, such as a 15% tax on foreign buyers and 
stricter mortgage rules, have helped trigger a slowdown in 
house prices in the city. Residential property transactions 
in Vancouver declined in November for the fifth straight 
month. 

Soper added that despite the falling transaction volume, 
an expected 10% fall in single-family home prices in 2017 
will only bring the price down to that seen in March 2016 
– still in the unaffordable range. 

Halifax forecasts one to 4% growth in house prices 
in 2017 – taking into consideration the uncertain 
relationship between the UK and the European Union 
following Brexit. The Royal Institution of Chartered 
Surveyors also expects a slowdown in price growth 
and a shortage of supply in the UK housing market.

Luxury co-ops in Manhattan lose 
appeal with influx of new luxury 
condos
The luxury Manhattan co-op, which has long been seen 
as a status of prestige and exclusivity, is showing signs of 
losing its appeal due to an influx of new luxury condos. A 
report by luxury brokerage Olshan Realty Inc. states that 
the volume of transactions for co-op apartments valued 
at US$4 million or more dipped 25% in 2016 compared to 
the year before, the steepest slide since the firm started 
tracking luxury co-op contracts 10 years ago. 

According to Donna Olshan, President of Olshan Realty 
Inc., data points show that the luxury co-op sector is in 
trouble, as property buyers now have increased choices 
with more newly built luxury condos with amenities such 
as gyms, pet spas, and yoga rooms. The Olshan Realty 
report indicates that condominium transactions make up 
76% (751 deals) of all contracts valued at US$4 million or 
more in Manhattan. 

Higher rental demand in London 
from booming tech companies
Tech companies are showing higher demand in London’s 
rental markets as finance firms struggle after the Brexit 
referendum. Property developers are changing the 
traditional office layout to more spacious and colourful 
unique office spaces to accommodate tech companies. 

According to James Roberts, Chief Economist at property 
consultant Knight Frank, 250,000 square meters of office 
space in London was leased by tech giants such as Apple 
and WeWork following the Brexit vote, a 15% increase 
over the past three months. 

This year has also seen the most office construction work 
in London since 2008, according to Deloitte. Developer 
British Land is cutting down on the construction of 
office space and is instead focusing on refurbishing their 
existing sites to allow for flexible accommodation. 

Rents in London fall for the first time since 2010; expected to rise in 2017
Residential rents in London, the priciest in the world, 
have dipped in 2016 for the first time since 2010. 
According to property-market lender Landbay, 
private rents in London declined by 0.3% between 
January and November 2016. Rents climbed 1.9% 
across other areas in Britain during the same period. 

John Goodall, Chief Executive of Landbay, expects 
rents in London to rise in 2017 as banks tighten 

control on lending to landlords, which will probably 
impede the supply of rental homes in the market. 

However, the growth of rents in London is likely to 
be lower than Britain’s country average. London’s 
residential property market has been popular among 
foreign investors, and property value does not seem 
to have fallen much since Britain’s decision to leave 
the European Union (EU).
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Consequently, the HDB loan interest rate was almost 
twice as much as it is now. It is important to understand 
the risks involved when going into any type of loan 
and be prepared for the potential fluctuations, both 
mentally and financially.

I should take a shorter loan tenor & pay lesser 
interest/pay down faster
Let’s illustrate a simple example of the additional 
interest payable across 2 different loan tenors for the 
same loan amount, at the same interest rate. 
Loan Amount: $500,000
Interest Rate: 1.5% p.a.
Loan Tenor A: 25 Years
Loan Tenor B: 15 Years

The more I loan, the more I pay!
If you are into investing, you may have heard of the 
mantra, ‘cash is king’. What does that mean? The more 
you loan, the more cash you have! 

Here is the thing: A home purchase, one of the biggest 
lifetime decisions, is by no means trivial. By taking up 
a loan, you free up truckloads of cash. At 1+% interest 
under the current economic climate, home loan interest 
rates are easily lower than most investment returns. 
Take for instance the Singapore Stock Market, which 
yields 8.4% on average over the past 10 years. This is 
almost 8 times the home loan interest rate.

HDB mortgage interest rate is always at 2.6% 
The common saying “change is the only constant” also 
applies to the 2.6% interest rate of the HDB loan. HDB 
loan interest is derived based on the prevailing CPF 
ordinary account (OA) interest rate, plus a margin of 
0.1%.

So this means the HDB interest rate may vary based 
on the market situation. Case in point, in the first 
half of 1999, CPF OA interest rate went up to 4.41%. 

DEBUNKING THE MYTHS OF 
HOME FINANCING

ALVIN LOCK, ASSOCIATE DIRECTOR, REDBRICK MORTGAGE ADVISORY sheds some light into certain misbeliefs 
property purchasers may have over their home loans. He shares some tips on how to 

review your property loan portfolio and how to make better, smarter, easier
decisions for property financing and refinancing.

1.5% Interest
$500,000 
Loan

Monthly 
Instal-
ment

3 Years 5 Years 10 Years 15 Years

Loan Tenor:
25 Years 

$2,000 $21,400 $34,400 $62,100 $82,700

Loan Tenor:
15 Years

$3100 $20,500 $31,900 $51,800 $58,700 

DIFFERENCE $900 $2500 $10,300 $24,000
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As can be seen, you would only pay an additional of 
$900 at the end of the 3rd year if you opt for a 25-year 
loan tenure. At the end of 5 years, it is $2,500 more, 
and even at the 10-year mark, the additional interest 
annually is only $1,000, which is 0.2% of the total loan 
amount. 

By saving this small amount, you have to fork out $1,100 
more per month, and $13,200 per year if you were to 
opt for a shorter loan tenor. 

Unless you are very confident about your career/busi-
ness prospects and income profile, this additional 
$1,100 per month may be a strain on your cash flow. 

Bear in mind how financial institutions operate. When 
you are doing well, everyone is eager to lend you more 
money, regardless whether you need it or not. During 
bad times, they flee faster than a fat kid chasing an ice 
cream truck. 

What if you strike the lottery? Fret not. Instead of tak-
ing the risky short loan tenor, you can always review 
your loan portfolio every 2 to 3 years and make a lump 
sum payment if is within your means. 

I should/should not use my CPF monies for my 
home loan
If you find yourself thinking about using CPF to pay off 
your home loan, think about the following questions:
1. Do I have spare cash?
2. Can that cash generate better returns?

Interest 
Rates

SCB OCBC UOB Maybank DBS ANZ CITI

Home 
Loan

1.27% 1.52% 1.50% 1.48% 1.60% 1.60% 1.42%

Car Loan 2.68% 2.78% 2.78% 2.78%

Personal 
Loan

8.38% 5.88% 7.80% 4.55%

The amount in your CPF Ordinary Account (OA) earns 
a risk-free interest rate of 2.5% p.a. Ask yourself: what 
other investment products can promise you the same 
rates (or more) with absolutely no risk? 

Case in point. DBS's savings account interest rate is 
0.05% for the first $250k. 

If have no other option, then the sensible decision 
would be to pay up your home loans using cash on 
hand.

Additionally, the 2.5% interest-generating balance can 
and will definitely help to tide you through times of 
need. 

Be it for a career change, when dealing with unfore-
seen medical emergencies or when you simply need to 
take a break from work, your CPF can take care of your 
home loans, assuming you have sufficient balance in 
your account to do so. Which goes to show the impor-
tance of having a rainy day fund - especially with the 
current economic situation. 

I love my bank and my bank loves me!
We understand that your bank may treat you well to-
day, but let’s face it: the market is highly competitive, 
for home loans at least. 

The truth is that there is never going to be a single fi-
nancing institution that will continue to offer you the 
best financing/refinancing packages. Do yourself a fa-
vour and do some research. This is to ensure that your 
bank isn’t short changing you of the best terms avail-
able, as compared to their competitors.

I risk losing my property if i re-mortgage it again
This is slightly more relevant for private property own-
ers. The idea of having to re-mortgage, cash out, or ap-
ply for an equity term loan for your property is pretty 
common especially if you have fully paid off your prop-
erty, or are almost getting there.

While it may be comfortable for you to have that peace 
of mind, think of the opportunities you are missing out 
on by sitting on a non-performing asset. When you 
cash out on your property, especially when 

there is an increase in value (and when home loan in-
terest rates are still low), the value of cashing out be-
comes evident when you have other forms of debts to 
deal with. Take for example:
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Alvin Lock, Associate Director, Redbrick Mortgage Advisory

Alvin has enjoyed extensive success with more than 11 years of experience and track record in Retail 
and Private Banking. His core expertise encompasses a full spectrum of wealth management services 
including Investment Advisory, Portfolio Management and Financing, Margin Trading, Legacy Planning, 
and Property Loans. 

Based on the table above, you would be able to con-
clude that the borrowing cost with a home loan is at a 
fraction of the rates charged by car loans and personal 
loans. Home loans, unlike other loans, also go through 
the amortization schedule instead of a flat interest rate. 
You can even enjoy a longer loan tenor of up to age 
75, or a maximum of 35 years, whichever is lower. No 
doubt, this would help to ease your cash flow.

Cashing out as a means of effective leveraging
For those of us with a bigger risk appetite, cashing out 
allows us to jump at business or investment opportu-
nities. By cashing out your property, you can be sure 
to take advantage of the next opportunity that arises. 
The last thing you want is to be restricted by the lack 
of funds despite affordable borrowing costs. The only 
limiting factor should always only be time. 

As for the HDB owners: while you may not be able to 
cash out on your HDB property, why not think outside 

the box and enjoy similar benefits by renovating your 
neighbour’s home and making it yours?

Everything must go together
This next one is for the married couples - having a 
home liability together is definitely a no go. With the 
exception of combining your incomes to qualify for 
a specific loan amount, you will not be able to enjoy 
as many loans when it comes to purchasing your sec-
ond or third property, simply because of the maximum 
loan-to-value ratio.

The solution in getting around this would be to:
• Apply for the home ownership in joint names, BUT
• Apply for the home loan in a single name.

Fred not, you can still use either of your CPF monies to 
make down payments or even to service monthly loan 
installments.

• Study the list of financing packages available from the banks and select a suitable 
option hopefully with a minimal 2-3-year lock in period or ideally no lock in at all;

• Apply for the maximum loan quantum and tenor to manage my financing comfort-
ably without overstretching my cash flow and review my loan portfolio every 2-3 
years;

• Leave my CPF monies alone to let them earn risk-free returns of 2.5% p.a. unless I 
have better usage of spare cash for other investments or for a new property;

• Check periodically to see if I have positive equity that I can extract from my prop-
erty through cash out, and lastly,

• Leave my wife out of my property loan commitments.

If I have identified a potential investment opportunity in the form or a proper-
ty/home purchase today, I will:

CHECKLIST FOR THE SAVVY PROPERTY OWNER IN AN 
IDEAL MARKET ENVIRONMENT
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National Development Minister Lawrence Wong 
announced that 17,000 Build-To-Order (BTO) flats will 
be launched in 2017, a reduction in the supply compared 
to previous years. According to property experts, this 
reduction could result in either a glut or sufficiently 
meet demand, depending on location and type of 
flats launched. Minister Lawrence Wong said that the 
BTO units launched in 2017 will be spread across both 
mature and non-mature estates. 

The minister also announced that couples can expect 
shorter wait times for BTO units by 2018. The Housing 
and Development Board (HDB) will plan, prepare and 
start construction on BTOs before their official launch 
in a bid to reduce the wait times for couples to two to 
three years, from the current three to four years. 

17,000 BTO flats to be launched in 
2017; shorter wait times for couples

More than 4,300 families have benefitted from the 
Housing Development Board’s (HDB) Proximity 
Housing Grants (PHG). 

Under the PHG, eligible families receive a S$20,000 
grant to offset costs of purchasing a resale flat, 
while eligible singles who purchase a resale flat with 
their parents receive S$10,000. HDB has provided 
approximately S$83 million in aid under the PHG, 
introduced more than a year ago.

Approximately S$83 million in aid provided to more than 4,300 families under 
Proximity Housing Grants 

The average price of Good Class Bungalows (GCBs) fell 
to S$1,352 per sq ft in December 2016, from S$1,352 
per sq ft in 2015 and S$1,428 per sq ft in 2014. Analysts 
expect GCB prices to continue falling in H1 2017 despite 
the increasing volume of GCB transactions.

According to CBRE Research, 35 GCBs worth S$755 
million have been transacted in the year-to-date, an 
increase in transaction volume and value compared to 
the 33 transactions worth S$715 million in 2015 and 28 
transactions worth S$628 million in 2014.

Good Class Bungalows price expected 
to continue sliding in H1 2017

According to OCBC Investment Research, home prices 
in Singapore are unlikely to experience a steep fall in 
2017 as the housing market has ‘high price elasticity’ of 
demand – meaning that it is likely buyers will enter the 
property market whenever prices are low. 

OCBC Investment Research expects prices of private 
residential property to slide 3-7% in 2017, with residential 
rental prices dipping 5-10% during the same period. 
Although property prices have continued sliding in 
2015 and 2016, the transaction rate of residential units 
seems to have stabilised at 1,800 to 2,000 units per 
quarter. Approximately 5,700 private residential units 
have been sold to date in 2016.  

Private residential prices expected 
to dip in 2017; unlikely to experience 
steep fall

The objective of PHG is to provide more housing 
options to Singaporeans, such as buying a resale flat 
with or near parents, or for parents to live close to their 
married children for mutual help and support. 

According to HDB, the PHG complements other 
housing schemes to help parents and married children 
stay closer to each other. Other similar schemes 
include the Married Child Priority Scheme and the 
Multi-Generation Priority Scheme. 
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The government has increased the supply of land to be 
sold for private housing development in H1 2017, a move 
that property analysts believe is triggered by strong 
participation by developers in recent site tenders. 
According to the Ministry of National Development 
(MND), five private residential sites, allowing a yield of 
about 2,330 homes, will be made available for tender 
under the Government Land Sales (GLS) programme 
in H1 2017. 

This is a 7.4% increase from units on the Confirmed List 
in H2 2016. On top of the five Confirmed List sites for 

Government increases supply of land under GLS amid strong demand from 
developers

The Housing Development Board (HDB) will reduce the 
supply of Build-To-Order (BTO) flats to approximately 
17,000 in 2017, down from 17,891 units in 2016. 

Analysts believe the reduction might lead to more 
resale transactions. 

Analysts believe reduction of BTO supply to spur resale transactions

H12017, which will be put up for tender regardless of 
market interest, a further 10 sites will be placed on the 
Reserve List to be put up for sale when there is sufficient 
interest, such as a developer making an opening offer 
acceptable to the government. 

The Reserve List sites can yield up to 5,135 residential 
units, less than the 5,375 units yield from the 2016 
Reserve List. Analysts believe that 2017 Confirmed List 
sites at Woodleigh Lane and Lorong 1 Realty Park, as 
well as Reserved List sites at Jiak Kim Street and Fourth 
Avenue will draw the most interest from developers.

According to Eugene Lim at ERA Realty, potential 
homebuyers might opt for resale flats assuming a 
diminished success rate of balloting for a BTO flat as a 
result of a reduced supply as well as stable prices and 
shorter waiting time for resale flats. Eugene Lim added 
price and waiting time are major factors influencing 
new flat buyers’ purchase decision. 
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 SINGAPORE  PROPERTY NEWS

The Housing and Development Board (HDB) announced 
that 105,500 households have opted for elderly safety 
upgrades under the Enhancement for Active Seniors 
(Ease) programme and/or the Home Improvement 
Programme (HIP). These programs equip HDB flats 
with elderly-friendly features which help to facilitate 
movement for seniors. 

Upgrades for 74,000 flats have been completed, with 
93,000 more units currently undergoing upgrading. 
Up to 95 % of the upgrading cost is subsidised by the 
government, and as of 31 March 2016, the government 
has spent S$30 million on Ease. 

Under the Ease programme, Singapore Citizen 
households eligible for the subsidy pay between S$125 
to S$312.50, depending on the type of flat they live in. 
The government is expected to spend an additional 
S$464 million on HIP and S$19 million on Ease by 
March 2017.

105, 500 HDB homes opt for elderly 
safety upgrades under Ease and 
Home Improvement Programmes

The Ministry of Trade and Industry (MTI)’s Industrial 
Government Land Sales (IGLS) Programme for H12017 
has been released. The IGLS programme includes six 
sites on the confirmed list - each with 20 years’ tenure 
and a total of 3.27ha of land, and five sites totalling 
7.98ha of land on the Reserve List. 

The six sites on the Confirmed List include Plot 15, 
24 and 18 in Tuas South Link 3; Plot 3, Tampines 
North Drive 3; Plot A, Jalan Lam Huat, and Plot 10, 
Tuas South Link 2. The five sites on the Reserve List 
include Tuas Bay Close; Woodlands Height; Plot 13, 
Tuas South Link 1; Plot 25 and 21 in Tuas South Link. 
The Reserve List sites will only be released for sale if 
a company makes an opening offer acceptable to the 
government.

Industrial Government Land Sales 
Programme launched for first half of 
2017
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KNIGHT FRANK
AUSTRALIAN RESIDENTIAL REVIEW

(DECEMBER 2016)

MICHELLE CIESIELSKI, Director of Knight 
Frank Residential Research reports 
market activity for Australian capital 
cities and regional centres.

RESEARCH DATA Knight Frank Australian Residential Review (December 2016)



RESEARCH DATA

76

Foreign buyers must still apply and gain approval from 
the FIRB prior to purchasing a property in Australia. 

This change will give developers more flexibility to find 
a replacement purchaser and remove an element of 
uncertainty at the tail-end of a project.

In the year ending October 2016, Australian house 
values saw growth of 3.7%, whilst over the same 
time, Australian apartment values grew 2.2%. Despite 
these more sustainable levels of growth, the housing 
affordability issue remains at the forefront of the 
Federal Government agenda, together with, NSW and 
Victorian Governments.

Taking a snapshot of capital growth of key regional 
centres across Australia, for the year ending Q3 2016, 
the housing markets of the Blue Mountains (NSW), 
at 8.9%, and Mornington & surrounds (Vic), at 7.9%, 
topped the rankings.

Similarly, the two regions adjoin the Greater Sydney 
and Greater Melbourne boundaries and have 
become attractive with purchasers priced-out of the 
metropolitan areas.

Strong quarterly capital growth was recorded in Q3 
2016 for houses in Deception Bay (Qld), at 3.6%, and 
Greater Melbourne (Vic), at 2.6%. In the apartment 
market, over the same time, the largest growth was in 
Greater Hobart (Tas), at 3.0%, and on the Gold Coast 
(Qld) at 2.3%.

Knight Frank’s Global House Price Index recorded global 
growth at 5.3% for the mainstream housing market in 
Q3 2016. Australia ranked in 31st position with annual 
growth of 4.1% in the year ending June 2016 (being 
the latest available Government data for the survey) 
as shown in Figure 3. Australia has dropped from 6th 

position globally in Q3 2015; when annual growth was 
recorded at 9.8%.

Source: Knight Frank Research, ABS, RBA

Figure 1: National Key Economic Indicators

AUSTRALIAN RESIDENTIAL 
Despite the official cash rate target remaining 
unchanged at the historic level of 1.50% in December 
2016, in the past month, the four major banks have lifted 
mortgage interest rates citing the ongoing uncertainty 
in the global economy and international funding costs.

In the meantime, the regulatory measures introduced 
by the Australian Prudential Regulatory Authority 
(APRA) continues to influence tightened housing 
lending practices for both local and foreign purchasers. 
In the year ending October 2016, total housing finance 
(excluding refinancing), was down 4.4% to tally $300.0 
billion as shown in Figure 1.

Concerns for settlement risk continue to plague 
apartments sold off-the-plan (OTP) in the higher-
density residential market. Although some projects may 
take longer to settle than experienced a year earlier, 
the overall Australian market, with strong population 
growth and low borrowing costs, has thus far absorbed 
discrepancies in sales upon settlement.

From the time capital outflow restrictions were imposed 
by the Chinese Government, and local banks limited 
the number of low document loans available, OTP sales 
to foreign buyers have collectively added another layer 
of uncertainty for settlement risk.

On 26 November 2016, the Federal Government 
announced changes to the foreign investment 
framework to now allow foreign buyers to purchase an 
OTP dwelling when another foreign buyer has failed to 
reach settlement—effective immediately. 

Under the current Foreign Investment Review Board 
(FIRB) regulations, nonpermanent residents are 
forbidden to purchase established dwellings for owner 
occupation or investment.

With the new changes, an apartment or house that has 
just been built, or is still under construction (and for 
which the title has never changed hands) is now not 
considered an established dwelling; so it reverts to its 
previous status as a new dwelling.
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Figure 2: Capital Growth, Australian Key Regional Centres, Houses & Apartments
Ranked by 12-month % change (Q3 2015-Q3 2016), with 3-month % change (Q2 2016-Q3 2016) highlighted in red

Source: Knight Frank Research

**Provisional ***Asking prices ****Island-wide price index for non-landed private properties. Data for Australia, Austria, Belgium, Bulgaria, Colombia, Croatia, Cyprus, Czech 
Republic, Denmark, Finland, India, Israel, Italy, Lithuania, Luxembourg, Malaysia, Malta, Morocco, New Zealand, Romania and Slovenia is to Q2 2016; Data for Hungary to Q1 
2016; Data for Chile to Q3 2015

Knight Frank’s Global House Price Index tracks the performance of over 50 mainstream national housing markets around the world using official data from Central Banks 
or National Statistic Offices in each country.

Figure 3: Knight Frank Global House Price Index
Ranked by 12-month % change (Q3 2015-Q3 2016)

Source: Knight Frank Research, Residex
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rents are currently achieving $660 for houses and 
$560 for apartments.

• Greater Sydney total vacancy was last recorded at 
1.7% in October with 1.9% for the inner ring (0-10km), 
1.5% for the middle ring (10-25km) and 1.8% for the 
outer ring (25km+).

• In October, gross rental yields across Greater Sydney 
compressed 11 bps (to 3.16%) for houses and 7 bps 
(to 4.16%) for apartments compared to the previous 
year.

• Sales transacted in the year to October tallied 47,934 
houses (up 2.4% on previous year) and 46,254 
apartments (down 1.8% on prior year).

• House values increased 1.6% in the month of October 
(rising 2.6% over the last year) to a median of 
$1,086,000. Apartment values fell 0.1% over the same 
month (rising 2.9% over the year) to record a median 
of $704,500.

• Over the year to October, rental growth fell 0.8% for 
houses and rose 0.9% for apartments. Weekly median 

Source: Knight Frank Research, Residex, CoreLogic, ABS, REINSW

Table 1: Key Residential Indicators, October 2016

MARKET TRENDS
• The value of housing finance commitments in New 

South Wales in the three months to October 2016 fell 
by 10.9% on the previous year, to $21.1 billion.

• Building approvals in the three months to October 
totalled 4,634 houses and 10,811 apartments in 
Greater Sydney. This is trending 2.9% higher for 
houses and 22.7% higher for apartment approvals 
compared to the same period in 2015.

• The preliminary auction clearance rate for the 
week ending 20 November was 79.6% out of 1,082 
scheduled auctions in Greater Sydney. This is lower 
than the week prior, at 81.4% from 1089 scheduled 
auctions, but higher than the comparable week a 
year earlier, when 61.0% (out of 1,200 auctions) were 
sold.

SYDNEY

Source: Knight Frank Research, Residex

Figure 4: Capital Growth, Greater Sydney
12-month rolling

Source: Knight Frank Research, Residex, REINSW

Figure 5: Median Rents & Total Vacancy 
Greater Sydney
Weekly Rents & Monthly Vacancy
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Source: Knight Frank Research, Residex, CoreLogic, ABS, REIV

Table 2: Key Residential Indicators, October 2016

MARKET TRENDS
• The value of housing finance commitments in Victoria 

in the three months to October 2016 fell by 5.1% on 
the previous year, to $16.2 billion.

• Building approvals in the three months to October 
totalled 7,057 houses and 6,920 apartments in 
Greater Melbourne. This is trending 3.8% higher for 
houses but 26.0% lower for apartment approvals 
compared to the same period in 2015.

• The preliminary auction clearance rate for the 
week ending 20 November was 79.4% out of 1,303 
scheduled auctions in Greater Melbourne. This is 
higher than the week prior, at 76.8% from 1,329 
scheduled auctions, and higher than the comparable 
week the year earlier, when 69.5% (out of 1,548 
scheduled auctions) were sold.

MELBOURNE

Source: Knight Frank Research, Residex

Figure 6: Capital Growth, Greater Melbourne
12-month rolling

Source: Knight Frank Research, Residex, REIV

Figure 7: Median Rents & Total Vacancy
Greater Melbourne
Weekly Rents & Monthly Vacancy

• Sales transacted in the year to October tallied 57,394 
houses (up 12.9% on previous year) and 41,019 
apartments (up 2.0% on the prior year).

• House values increased 2.5% in the month of October 
(growth of 7.1% over the last year) to a median of 
$781,500, while apartment values rose 0.7% over the 
month (growth of 3.5% over the year) to record a 
median of $514,000.

• Over the year to October, rental growth grew 2.2% 
for houses and 1.2% for apartments. Weekly median 

rents are currently achieving $460 for houses and 
$415 for apartments.

• Six-month average total vacancy trend was recorded 
at 2.5% in October for Greater Melbourne; with 2.3% 
in the inner ring (0-10km), 2.9% in the middle ring 
(10-20km) and 2.2% in the outer ring (20km+).

• In October, gross rental yields across Greater 
Melbourne compressed 15 bps (to 3.07%) for houses 
and 5 bps (to 4.24%) for apartments compared to 
prior year.
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• Sales transacted in the year to October tallied 
43,897 houses (up 5.9% on previous year) and 21,018 
apartments (up 3.2% on prior year).

• House values rose 1.1% in the month of October (with 
growth of 2.8% over the last year) to a median of 
$510,500 while apartment values grew slightly over 
the month (with growth of 1.8% over the year) to 
record a median of $388,000.

• Over the year to October, rental growth remained 
steady for houses and rose 1.3% for apartments. 

Weekly median rents are currently achieving $455 
for houses and $385 for apartments.

• Total vacancy was last recorded at 4.1% in September 
for Greater Brisbane; with 3.7% for the inner ring (0-
5km), 4.5% for the middle ring (5-20km) and 2.2% for 
the outer ring (20km+).

• In October, gross rental yields across Greater 
Brisbane compressed 11 bps (to 4.67%) for houses 
and 2 bps (to 5.21%) for apartments compared to 
prior year.

Source: Knight Frank Research, Residex, CoreLogic, ABS, REIQ

Table 3: Key Residential Indicators, October 2016

MARKET TRENDS
• The value of housing finance commitments in 

Queensland in the three months to October 2016 
grew by 5.9% on the previous year, to $10.4 billion.

• Building approvals in the three months to October 
totalled 3,146 houses and 3,802 apartments in Greater 
Brisbane. This is trending 5.1% higher for houses but 
23.9% lower for apartment approvals compared to 
the same period in 2015.

• The preliminary auction clearance rate for the week 
ending 20 November was 45.2% out of 262 scheduled 
auctions in Greater Brisbane. This is lower than the 
week prior, at 53.3% from 196 scheduled auctions, 
and slightly lower than the comparable week the year 
earlier, when 45.9% (out of 198 scheduled auctions) 
were sold.

BRISBANE

Source: Knight Frank Research, Residex

Figure 8: Capital Growth, Greater Brisbane
12-month rolling

Source: Knight Frank Research, Residex, REIQ

Figure 9: Median Rents & Total Vacancy
Greater Brisbane
Weekly Rents & Monthly Vacancy



Knight Frank Australian Residential Review (December 2016)

81

MARKET TRENDS
• The value of housing finance commitments in 

Western Australia in the three months to October 
2016 fell by 10.1% on the previous year, to $6.1 billion.

• Building approvals in the three months to October 
totalled 3,289 houses and 934 apartments in Greater 
Perth. This is trending 25.7% lower for houses and 
56.0% lower for apartment approvals compared to 
the same period in 2015.

• The preliminary auction clearance rate for the week 
ending 20 November was 38.1% out of 73 scheduled 
auctions in Greater Perth. This is higher than the 
week prior, at 37.5% from 43 scheduled auctions, 
but lower than the comparable week the year earlier, 
when 50% were sold.

• Sales transacted in the year to October tallied 22,474 
houses (down 7.3% on previous year) and 10,154 
apartments (down 5.5% on prior year).

PERTH

Source: Knight Frank Research, Residex

Figure 10: Capital Growth, Greater Perth
12-month rolling

Source: Knight Frank Research, Residex, REIWA

Figure 11: Median Rents & Total Vacancy
Greater Perth
Weekly Rents & Monthly Vacancy

Source: Knight Frank Research, Residex, CoreLogic, ABS, REIWA

Table 4: Key Residential Indicators, October 2016

• House values were recorded at a median of 
$503,000, increasing 1.1% in the month of October 
but decreasing 1.9% over the last year. Apartment 
values fell 0.7% over the month, down 7.3% over the 
year, to record a median of $414,000.

• Over the year to October, rental growth was down 
5.7% for houses and down 9.9% for apartments. 
Weekly median rents are currently $410 for houses 
and $365 for apartments.

• Across the Greater Perth area, total vacancy was 
recorded at 6.6% in September; up from six months 
earlier.

• In October, gross rental yields across Greater Perth 
compressed 14 bps (to 4.27%) for houses down 
15 bps (to 4.61%) for apartments compared to the 
previous year.
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• Sales transacted in the year to October tallied 
22,365 houses (up 13.1% on previous year) and 5,640 
apartments (up 10.2% on prior year).

• House values were up 0.9% in the month of October 
(rising by 2.6% over the last year) to a median of 
$447,000. Apartments rose 0.8% over the month to 
record a median of $323,000 (rising 1.6% over the 
past year.

• Over the year to October, rental growth rose for 
houses (up 1.3%) and remained steady for apartments. 
Weekly median rents are currently achieving $380 
for houses and $310 for apartments.

• In October, gross rental yields across Greater 
Adelaide compressed 3 bps (to 4.45%) for houses 
and 5 bps (to 5.02%) for apartments compared to 
the previous year.

Source: Knight Frank Research, Residex, CoreLogic, ABS, REIA

Table 5: Key Residential Indicators, October 2016

MARKET TRENDS
• The value of housing finance commitments in South 

Australia in the three months to October 2016 grew 
by 6.3% on the previous year, to $3.3 billion.

• Building approvals in the three months to October 
totalled 1,579 houses and 679 apartments approved 
in Greater Adelaide. This is trending 2.0% lower for 
houses and 41.3% lower for apartment approvals 
compared to the same period in 2015.

• The preliminary auction clearance rate for the week 
ending 20 November was 66.0% out of 137 scheduled 
auctions in Greater Adelaide. This is lower than the 
week prior, at 67.3% from 133 scheduled auctions, 
and higher than the comparable week the year 
earlier, when 49.4% (out of 119 scheduled auctions) 
were sold.

ADELAIDE

Source: Knight Frank Research, Residex

Figure 12: Capital Growth, Greater Adelaide
12-month rolling

Source: Knight Frank Research, Residex

Figure 13: Median Rents, Greater Adelaide
Weekly Rents & Monthly Vacancy
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• House values rose 0.8% in the month of October 
(with growth of 3.9% over the last year) to a median 
of $596,500. Apartment values rose 0.5% over the 
month (up 2.1% over the year) to record a median of 
$413,500.

• Over the year to October, rental growth grew 5.1% 
for houses and 3.7% for apartments. Weekly median 
rents are currently achieving $520 for houses and 
$420 for apartments.

• Total vacancy in Canberra was last recorded at 2.5% 
in June; up 70 bps on the previous quarter and 100 
bps lower compared to the prior year.

• In October, gross rental yields across Canberra grew 
2 bps (to 4.54%) for houses and grew by 11 bps (to 
5.31%) for apartments compared to the previous 
year.

Source: Knight Frank Research, Residex, CoreLogic, ABS, REIA

Table 6: Key Residential Indicators, October 2016

MARKET TRENDS
• The value of housing finance commitments in the 

Australian Capital Territory in the three months to 
October 2016 fell by 2.0% on the previous year, to 
$1.1 billion.

• Building approvals in the three months to October 
totalled 336 houses and 1,429 apartments in the ACT. 
This is trending 41.8% higher for houses and 47.6% 
higher for apartment approvals compared to the 
same period in 2015.

• The preliminary auction clearance rate for the week 
ending 20 November was 70.3% out of 119 scheduled 
auctions in Canberra. This is lower than the week 
prior, at 76.2% from 97 scheduled auctions, and 
higher than the comparable week the year earlier, 
when 66.1% were sold.

• Sales transacted in the year to October tallied 
4,946 houses (up 12.2% on previous year) and 2,941 
apartments (down 19.1% on prior year).

CANBERRA

Source: Knight Frank Research, Residex

Figure 14: Capital Growth, Canberra
12-month rolling

Source: Knight Frank Research, Residex, REIA

Figure 15: Median Rents & Total Vacancy
Canberra
Weekly Rents & Monthly Vacancy
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• House values fell 1.9% in the month of October (rising 
1.8% over the last year) to a median of $392,500. 
Apartments rose 0.2% over the month (up 4.2% over 
the year) to record a median of $282,500.

• Over the year to October, rental growth rose 4.1% 
for houses and 5.3% for apartments. Weekly median 
rents are currently achieving $385 for houses and 
$300 for apartments.

• Greater Hobart total vacancy was last recorded at 
2.6% in June; down 10 bps on the previous quarter 
and down 30 bps compared to the prior year.

• In October, gross rental yields across Greater Hobart 
increased 10 bps for houses (to 5.11%) and rose 6 bps 
for apartments (to 5.56%) compared to the previous 
year.

Source: Knight Frank Research, Residex, CoreLogic, ABS, REIA

Table 7: Key Residential Indicators, October 2016

MARKET TRENDS
• The value of housing finance commitments in 

Tasmania in the three months to October 2016 grew 
by 18.8% on the previous year, to $713.1 million.

• Building approvals in the three months to October 
totalled 194 houses and 11 apartments in Greater 
Hobart. This is trending 13.0% lower for houses and 
84.5% lower for apartment approvals compared to 
the same period in 2015.

• The preliminary auction clearance rate for the week 
ending 20 November was 57.10% out of 11 scheduled 
auctions in Greater Hobart. This was higher than the 
previous week when 50.0% of 9 scheduled auctioned 
were sold.

• Sales transacted in the year to October tallied 2,689 
houses (down 5.5% on previous year) and 878 
apartments (down 7.2% on prior year).

HOBART

Source: Knight Frank Research, Residex

Figure 16: Capital Growth, Greater Hobart
12-month rolling

Source: Knight Frank Research, Residex, REIA

Figure 17: Median Rents & Total Vacancy
Greater Hobart
Weekly Rents & Monthly Vacancy
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DISCLAIMER: The data above represents the findings of Knight Frank Research, Inc and is not in any form and endorsement or 

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

• House values fell 0.9% in the month of October (down 
10.3% over the last year) to a median of $522,000. 
Apartments fell 2.2% over the month and (down 
11.7% over the year) to record a median of $361,500.

• Over the year to October, rental growth was down 
11.0% for houses and 10.0% for apartments. Weekly 
median rents are currently achieving $525 for houses 
and $405 for apartments.

• Greater Darwin total vacancy was last recorded at 
6.4% in June; down 230 bps on the previous quarter 
and down 50 bps compared to the prior year.

• In October, gross rental yields across Greater Darwin 
compressed 6 bps (to 5.25%) for houses and grew 13 
bps (to 5.88%) for apartments compare to previous 
year.

Source: Knight Frank Research, Residex, CoreLogic, ABS, REIA

Table 8: Key Residential Indicators, October 2016

MARKET TRENDS
• The value of housing finance commitments in the 

Northern Territory in the three months to October 
2016 fell by 18.3% on the previous year, to $281.4 
million.

• Building approvals in the three months to October 
totalled 205 houses and 63 apartments in Greater 
Darwin. This is trending 25.0% higher for houses but 
75.6% lower for apartment approvals compared to 
the same period in 2015.

• The preliminary auction clearance rate for the week 
ending 20 November was 100% out of 6 scheduled 
auctions in Greater Darwin. This was higher than the 
previous week when 50% of 9 scheduled auctioned 
were sold.

• Sales transacted in the year to October tallied 
1,122 houses (down 2.9% on previous year) and 517 
apartments (up 4.0% on prior year).

DARWIN

Source: Knight Frank Research, Residex

Figure 18: Capital Growth, Greater Darwin
12-month rolling

Source: Knight Frank Research, Residex, REIA

Figure 19: Median Rents & Total Vacancy
Greater Darwin
Weekly Rents & Monthly Vacancy



AGENT’S VIEWS

86

Well-versed in all things property, the agency goes above 
and beyond to deliver the best choices to its clients.

SKY’S THE LIMIT FOR 
PROPLEAGUE MONT KIARA

Dedicated to providing quality and 
reliable service, Propleague Mont 
Kiara is ready to stamp its mark in 
the real estate agency industry. 
Established in December 2011, 
the company is aiming to be 
a market leader in providing 
comprehensive real estate 
solutions to its clients. In a 
recent chat with REENA KAUR BHATT, 
Jit Tan, CEO of Propleague Mont 
Kiara outlined the agency’s modus 
operandi and approach in meeting 
clients’ needs.

CAN YOU TELL US ABOUT PROPLEAGUE 
MONT KIARA AND HIGHLIGHT ITS STRENGTH 
AND FOCUS AREAS?

Although Propleague Mont Kiara is relatively new to 
the local real estate industry, we make up for it in terms 
of spirit and leadership. We bring to the table a well-
seasoned management team, who collectively have 

over 30 years of experience in the real estate 
and business world. 

At Propleague, it is all about teamwork. 
From day one, it has been drilled into 
all our agents that working as a team 
is the way to go. We are aware that 
the real estate agency business is very 
competitive, especially in recent times 
when the economy is slow; hence 

our strategy is to build teams that 
work together towards achieving the 

company’s goals. After all, there is strength 
in numbers. 

Every successful team needs a visionary leader. The 
other directors and I have worked hard to polish talent 
and shape team leaders, who in turn will guide the rest 
of our members. The agency runs on a family-based, 
relationship-centred fundamental, where every agent 
works together and plays together. It might sound 
corny but this camaraderie is the company’s main pillar 
of strength. 



Sky’s the limit for Propleague Mont Kiara

87

We also place a priority on training our negotiators and 
equipping them with sufficient industry knowledge 
and job skills. Working together is important but to 
have the necessary knowledge and skills is another ball 
game altogether. Without knowledge, teams will never 
be effective. 

WHAT ARE YOUR RECRUITMENT PLANS THIS 
YEAR? HOW DOES PROPLEAGUE STRIVE 
TOWARDS ASSISTING ITS MEMBERS IN 
CARVING OUT A SUCCESSFUL CAREER IN THE 
REAL ESTATE INDUSTRY?

Propleague has always prided itself on being a centre of 
excellence for dynamic individuals who want to pursue 
a rewarding career in real estate. A job at Propleague 
guarantees life-long learning and encourages personal 
growth as our company culture emphasises on and 
supports knowledge and skill enhancement. 

This year, we will be focusing on quality rather than 
quantity. We currently have just over 100 agents. 
Our plan is to invest more time, money and effort in 
employee development and well-being through training 
sessions, group activities and mentorship programmes. 

WHAT ARE HOME BUYERS AND PROPERTY 
INVESTORS LOOKING FOR IN MONT KIARA 
AT THE MOMENT? HOW DO YOU STRIVE 
TOWARDS MEETING YOUR CLIENTS’ NEEDS 
AND EXPECTATIONS?

Mont Kiara is a prime real estate location that has 
expanded rapidly over the past three decades - and 
it is still expanding. I would say, its rise as one of the 
top hotspots in Klang Valley is mainly due to the many 
established international schools in the vicinity.

These schools have drawn in a considerable expatriate 
population, making Mont Kiara an exclusive address 
to have. Of course, the quality and upkeep of the 
properties in the area have also been excellent, thus 
lending to its credence.

It is no wonder that the more affluent, expatriates are 
still flocking into Mont Kiara, besides it being a darling 
among real estate investors. With malls and an elective 
mix of eateries and shops, residents enjoy complete 
amenities and convenience at their fingertips.

All given and said, Mont Kiara agents have to work a 
little bit harder than the agents who specialise in other 
locations in Klang Valley. Why, you ask? It is because 
there are so many attractive real estate choices in Mont 
Kiara. To be a successful agent in this area, one will 
have to filter the client’s needs very carefully.

In order to meet client’s expectations, being 
knowledgeable about the various properties’ details 
and what each can offer is a must. I am proud to say 

that all our clients have been very happy with our 
services so far. 

WHAT IS THE AGENCY’S VISION AND WHAT 
DOES IT AIM TO ACHIEVE IN 2017?

As highlighted, 2017 will be all about staff development. 
We will focus on training the existing agents and we 
will be very selective when recruiting new agents. My 
main vision is to create leaders who will inspire others 
to succeed. 

Not forgetting that I will make sure that every single 
one of Propleague’s staff marches to the same beat and 
consistently challenge one another so that motivation 
and spirits remain high.
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SELLING OFF YOUR PROPERTY?
Tips on how to get the right agent

What do sellers need to ask agents on 
how they plan to sell off the property?
All sellers should take note of the idiom,’ ’If you 
pay peanuts, you get monkeys”; which loosely 
translates to ‘offering a low incentive/payment 
will not attract quality labour. This is a universal 
truth which applies to all business deals. 

Paying comparatively low or below-market 
agency fees will definitely not guarantee quality 
service as a measly commission fee will not be 
incentive enough to act in the best interest of 
the seller. 

Having said that, sellers should carry out their 
own due diligence when it comes to assessing 
an agent’s capability. Following are some 
questions that you should ask your agent: 

1. What is your pricing strategy?

2. What is your marketing strategy? 

3. Which online and offline advertisement 
channels are you planning to use to publicise 
my property?

4. What is your experience in selling properties 
similar to mine?

Besides that, a committed and responsible 
agent would perform the following tasks:

1. Take professional photos of the subject 
property and all the available facilities/ 
amenities 

2. Record down the property details on a fact 
sheet/listing book

3. Present a detailed plan on how to 
successfully dispose the property

4. Ask for a written authorization to sell off 
the property

5. Label the keys handed over by the seller

6. Explore the motivation of the seller on 
disposing his/her property

7. Provide justification for the commission 
charged

What are some of the other points that 
sellers have to determine or check before 
they decide to hire an agent?
In protecting their best interest, sellers must take 
the precautionary step of determining whether 
the agent is a licensed one or not, and if the 
agency is registered under the Board of Valuers, 
Appraisers and Estate Agents (BOVAEA). 
A real estate agent check can be done at  
www.propertyagent.gov.my while agency 
checks can be performed at www.lppwh.gov.my

The seller might also want to research the current 
asking price of the property he/she wants to sell. 
This can be done by browsing through similar 
listings online posted on property portals. For 
a more accurate reference on past transaction 
records, sellers can refer to brickz.my, which lists 
data from the Valuation and Property Services 
Department (JPPH). Nevertheless, do bear in 
mind that the latest data provided is only up to 
3 months prior to the point of checking.

Ultimately, sellers will have to take into 
consideration the time factor when selling off 
their property; if one is aiming for a higher selling 
price, he/she will have to be prepared for a long 
wait. If immediate disposal is a priority, then the 
seller will have to settle for a lower price tag.

How do sellers check an agent’s track 
record to ensure that he/she is reliable 
and has the ability to close a good deal?
This can be easily done by asking the property 
agent to show their portfolio or any evidence 
of their past sales. These could be showcased 
through booking forms/offer letters, client 
testimonials, media interviews/coverage. Also, 
do check out the agent’s profile on property 
websites such as iProperty.com. It will be an 
added plus if the agent is described as an area 
specialist or a property-type specialist.

Fan Yea Jye
Founder
TPE Realty
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I specialise in various types of properties in the Klang 
Valley (residential, commercial, renting and auction). 
My clients are always my top priority and I advice 
them accordingly when it comes to investing and 
return of their investments.

Areas : Shah Alam, Damansara, Selayang, 
Batu Caves

Email : seng.property@gmail.com
Contact : (6017) 230 9200

One of my main responsibilities is handling and 
servicing my corporate leasing clients. Being focused 
is my philosophy in real estate, not forgetting to 
follow up closely on each and every case until 
completion and fulfilling clients’ needs.

Areas : Damansara, Petaling Jaya, Mont’ Kiara
Email : shawnvoong@gmail.com
Contact : (6012) 210 6993

I’m a driven real estate team leader with 4 years’ 
experience in real estate industry and a background 
in sales and marketing. I thrive in a results-driven 
environment and have a strong track record in 
delivering high quality customers. Developed 
marketing strategies and provided training for new 
recruitments.

Areas : Petaling Jaya, Mont’ Kiara 
Email : tommytoh@janwell.com.my
Contact : (6017) 606 0490

WANG LAI REALTY HSR REALTORS (MALAYSIA) SDN BHD

JANWELL PROPERTIES SDN BHD

KS Lee
Team Leader

I love helping clients realize their dreams. Having 
worked in the industry for over 6 years my experience 
is extensive and my mission is to give you the best 
service possible whether you are buying or selling a 
home. I believe in continuing education. It helps me 
to be a better agent for you. I’ve spent 200 hours in 
the first two years training, learning and refining my 
craft — so that I can better serve you.

Areas : Damansara, Mont’ Kiara 
Email : jaysonmeng@janwell.com.my
Contact : (6012) 221 4109

JANWELL PROPERTIES SDN BHD

Jayson Meng
Team Leader

Shawn Voong
Senior Negotiator

Tommy Toh
Team Leader
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5 RENOVATION TIPS TO GET 
A STYLE UPGRADE WITHOUT 

BREAKING THE BANK

Renovate your home for an instant luxurious feel.

There isn’t a need to overspend when renovating your 
home. You can turn your dwelling space into a rich 
looking one without a steep price tag. When it comes 
to giving your home a deluxe feel, it does not mean 
you have to opt for ostentatious-looking furniture. The 
key to any swanky homes is focusing on the right areas 
with the right idea to showcase your personality and 
style.

Here are 5 different tips that you could work on to give 
it a high-class & unique feel:

Qanvast Tip #1: CEILING
It’s a very common mistake to forget the ceiling but 
did you know by switching up the look of your ceiling, 
you can transform your space in more ways than one? 
If you’ve watched any Nancy Meyer movie, you’ll know 
that using wooden beams as your ceiling will instantly 
give your home the Hamptons-like feel, which is of 
course chic and classy!

Kenanga Residence by Design Integra
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5 Renovation tips to get a style upgrade without breaking the bank

*This article is done in collaboration with Qanvast, a 
trusted platform that connects homeowners and home 
professionals for free.

Qanvast Tip #2: FEATURE WALL
One of the easiest and best ways to revitalise the look 
of your living room is by picking a wall and turning it 
into the main focus of the living room. 

This can be done with a bold wallpaper or wall-to-wall 
bookshelves that holds decorative items as well as 
books!

Casa Tropicana by Pocket Square

Qanvast Tip #3: COLOUR PLAY
White is always the safest colour to go for when trying 
to create a consistent colour scheme. 

White furniture or linen gives any room an immediate 
exquisite feel and it works wonder for kitchen setup 
too.

Sri Ampang Hilir – Type A by Senterior Design

Qanvast Tip #4: GO FAUX
The best go-to for that instant luxe feel is adding fur 
into the living space. No, we are not suggesting you use 
fur that was skinned from a poor animal! Faux fur looks 
just as great as the real thing and will certainly add the 
right amount of sophistication!

Alam Damai ( Cheras ) by Latitude Design

Qanvast Tip #5: LITTLE DETAILS MATTER
Unconventional shapes can change the look of a room 
dramatically. Open shelving or elongated coffee table 
are some of the current trends.

Fahrenheit Suite by Mega Fusion Design Studio

Lastly show off your personality when you mix and 
match styles and colors.

Ukay Heights by La Conception Hauz
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INSPIRING KITCHEN 
WORK SPACES

Ignite the Masterchef in you with these kitchen work spaces!

1. It is all about clever spaces 
with this kitchen. The wooden 
cabinets act as hidden storage 
that opens with a gentle push. 
The sleek white countertop 
breaks the wooden concept for 
a contemporary feel.

Interior Designer: Nu Infinity
Location: Lakefields, The Elements

2. An industrial-style kitchen, 
white and grey dominate in 
this design. Clean lines create 
a modern feel while minimalist 
décor keeps the kitchen 
uncluttered. The centrepiece of 
this kitchen? The feature light 
above the island; a beautiful 
fixture that catches everyone’s 
attention.

Interior Designer: Nice Style Refurbishment
Location: MKH Kajang East, Villa Shi Bui
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Inspiring kitchen workspaces

Interior Designer: SQFT Space Design Management
Location: Sime Darby Melawati Type A

Interior Designer: Exuidea Design
Location: 3 Residen

3. There’s something grungy 
and rock n’ roll with this kitchen 
– from the black marble island 
to the dark grey cabinets and 
the industrial-like lights. It is 
not common for sure but when 
planned properly, unorthodox 
ideas can make a stunning 
impression.

4. Keeping it simple and neat 
is the way to go with this small 
kitchen. Suitable for a small 
family or a newly-wed couple, 
the kitchen is minimal in terms of 
space but full on with the clever 
use of appliance placement and 
storages. White lends an elegant 
feel in an otherwise simple 
concept while dark wood lifts it 
up for a classy feel.

5. Especially where space is a concern, open-concept kitchens are the way 
to go; like this kitchen where the island is obviously the centre of attention with 
its impressive size. Hidden compartments further accentuate the openness of 
this kitchen with appliances cleverly incorporated within.

Ready to have a kitchen like this to cook up a storm? Speak to our pool of trusted interior designers on Qanvast Malay-
sia! Drop us a quote request via the Qanvast app. To browse for more interior ideas for the various portfolios, down-
load the free Qanvast app today, available on App Store and Google Play.

*This article is done in collaboration with Qanvast, a trusted platform that connects homeowners and home professionals.
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RENT-TO-OWN: HBA’S PERSPECTIVE
Would the rent-to-own take off in a big way? 

If this question was asked say 10-years ago, our answer 
would be a “No”. However, our answer today, under 
the current housing scenario, is that schemes like the 
“rent-to-own” are necessary because property prices 
have increased too rapidly in recent years, resulting in 
the vast majority of the fresh graduates and the middle 
income segment being unable to afford to buy their 
own properties.
 
Khazanah Research Institute (Khazanah Research), a 
Government linked think-tank had on 24th August 2015 
released a report entitled “Making Housing Affordable” 
which showed that average house prices in Malaysia 
are more than four times the median income, which 
makes such properties to be considered as “seriously 
unaffordable”.
 
HBA has been sounding warning bells for many years 
that property prices have increased rapidly due to 
excessive speculation and that Malaysia risk having an 
entire “Homeless Generation” which will comprise the 

current younger generation unless urgent measures are 
taken to stem the increase in property prices.
 
Hence, we at HBA believe that the “rent-to-own” 
proposal is an utmost viable proposal to solve the 
imminent housing crisis that Malaysia will face.  The 
current younger generation can no longer be able to 
afford their own property under the traditional method 
which is paying a 10% down payment and funding the 
balance 90% via a long term housing loan and an out 
of the box solution like the “rent-to-own” is a much 
needed alternative means to buying a property.
 
What are the main issues or limitations of rent-
to-own?

For a “rent-to-own” scheme to succeed in the long run, 
the scheme must be financially viable.  However, the 
operator of such a scheme is expected to build the 
property so that the cost is low and affordable for the 
target segment.  This would require the operator to be 
subsidized by the government (either State or Federal) 
in form of land alienation, lower land premiums or even 
perhaps some form of tax incentives.
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a) Build the required units in the 
right location, in the right quantity 
and for the right population at the 
right pricing.
 
b) Selecting the correct eligible 
buyers/qualified tenants for this 
scheme.
 
c) Pricing the units to so that the 
buyers can afford the property and 
at the same time, ensuring the “rent-
to-own” scheme is financially viable.
 
d) Ensuring that the tenants pay 
the monthly rentals/instalments and 
upkeep the property and common 
areas.

 
In addition, the operator of the scheme must be able 
to:

 
One of the biggest issues for “rent-to-own” housing 
estates is to ensure that is can be a healthy and vibrant 
housing scheme and not be turned into a housing slum 
or inhibited mainly by foreign workers.

Should buyers be susceptible to the rent-to-own 
scheme? How can buyers protect themselves?
From a buyer’s perspective, his/her concerns are 
always:

a) Legal ownership of the unit – 
how many years must the tenant 
pay instalments before he/she is 
the legal owner.  The tenant expects 
that at the end of the contract, he/ 
he can be the legal owner and not 
be subject to additional arbitrary 
terms and conditions at the whims 
and fancies of the “rent-to-own” 
schemes operator.
 
b) Increase in instalments – the 
tenant must know upfront the 
amount of monthly instalments 
and when such instalments can be 
increased and not be increased at 
the sole discretion of the “rent-to-
own” scheme operator.

c) Eviction – unless the tenant 
has committed a serious breach 
of the terms and conditions of the 
“rent-to-own” scheme such as not 
paying the monthly instalments, the 
tenant cannot be arbitrary evicted 
by the operator.  All the terms and 
conditions must be clearly stated 
and alerted to the tenant(s).
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Affordable housing schemes such as “rent-to-own” 
schemes will have a positive to slowing down the rapid 
rise of property prices and even reduce property prices 
in selected locations to more realistic levels.  
 
However, there should be some reasonable terms and 
conditions for legible people to participate in such 
a scheme, the most important being strictly owner 
occupied and preference must be given to ‘first time 
house buyers”.

Balancing between ‘buying’ and ‘renting’

To ensure there is a well-functioning rental market in the 
country, it is critical to step up enforcement to prevent 
the abuse of schemes intended to assist households 
to own or rent homes. You must surely be aware that 
various government schemes such as the low and 
medium-cost housing, including the PPR, had been 
abused by applicants who were not qualified to own 
or rent such housing projects. Better enforcement is 
also critical to prevent the abuse of schemes intended 

Right now, it is only for a selective segment 
of buyers. Should this be offered to everyone? 
What is the possible impact if it is offered to all 
buyers?
 
Traditionally, “rent-to-own” schemes were offered to 
the lower income segment (known as B20, or Bottom 
20% of the population in Malaysia) who would not be 
able to qualify for a traditional housing loan.  However, 
due to the rapid increase in property prices and rising 
cost of living, even the middle income segment (M40 or 
Median 40% of the population in Malaysia) are finding 
it very challenging to buy their own property.
 
The Government must accept that unless drastic 
measures are taken immediately, Malaysia is going to 
face a housing crisis where the vast majority of the 
Rakyat, especially the younger generation and middle 
income segment will be homeless as they cannot 
afford to buy their own properties.  The Government 
must seriously consider having a larger “rent-to-own” 
scheme for the M40 as a means to reduce this housing 
crisis.
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CIMB’s list of properties up for public auction, a couple 
of years ago, showed 35 units of properties in Selangor 
at a reserved price of less than RM42,000, ie, the 
price of a new low-cost unit. Unfortunately, there are 
no official statistics on how many low-income earners 
have lost their homes or have not been able to finance 
their purchase promptly.

Whereas, renting is less burdensome, as the tenant 
is not bogged down with loan repayments and other 
expenses like insurance, sinking funds, maintenance 
charges and taxes. Renting is an option as broader 
alternatives to home ownership, as well as a viable 
route to help low-income and early career individuals 
to own houses.

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

to assist specific household segments to own or rent 
homes. Factors that influenced the efficiency with 
which house prices were adjusted were also examined.

Buying and owning a home is a riskier proposition 
for households compared to renting. Buyers take on 
enormous debts, sign multi-year loan agreements 
and become responsible for homeowners’ cost of 
their homes. The government should not be too over-
zealous in promoting homeownership.

Do they not know that ‘foreclosures proceeding’ (failing 
to keep up with loan installments) can devastate a 
family’s economic and social standing, leaving them 
house poorer instead? 



REGULARS

98

Places that used to go by town not too long ago, all 
now bear their names with glossy city statuses at the 
back these days. Simply peer into the horizon and 
count the number of high-rise buildings that poke deep 
into the skies to get an idea of how much development 
has moulded our surroundings.

Infrastructural expansion like the Mass Rapid Transit 
(MRT) line right across high-density areas in the Klang 
Valley and BRT Sunway Line (BRT) in the Sunway 
region, as well as numerous highways still in its planning 
stages are all a testament to inevitable development. 

If you happen to have a transit line or elevated highway 
pop up right beside where you live, or if you’re planning 
to make a property investment within an area that 
possesses such traits, you may want to know how this 
affects your property’s Feng Shui. Here’s what you 
need to know.

THE ROLE OF ROADS

From a Feng Shui perspective, roads are seen as virtual 
water. Just like rivers, they too carry Qi towards and 
away from a property based on direction. The intensity 
of Qi flow with roads is governed by movement, 
meaning that constant flow of fast and heavy traffic 
will result in aggressive natured Qi. 

In the study of this ancient art, it is said that Qi should 
ideally flow in a quaint manner, therefore making 
property within close proximity of roads or railways for 
that matter less desirable. This is due to the fact that 
such features channel unstable Qi or Sha Qi, and its 
presence would be a stumbling block to any positive Qi 
intending to make its way towards the property.

If you’re still trying to figure out if your property is 
too close to these features, sometimes all it takes is 

EFFECTS OF HIGHWAYS AND 
RAILWAYS ON YOUR HOME

The approach roads as well as highways that surround your neighbourhood could 
possibly affect your property’s Feng Shui.
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plain logic. If you’re able to spot, say for instance, an 
elevated highway from the Main Door of your property 
– would it be able to affect your property if, God forbid, 
it comes tumbling down? If you answered yes, then 
your property already sits within a vulnerable range of 
the Sha Qi it gives off. Besides that, it’ll be wise to pay 
attention to the noise they give off too as it poses the 
problem of sound Sha that causes disruption in sleep 
and rest, ultimately affecting health.

LANDED PROPERTY

If you currently live in a landed property or are planning 
to move into one, it will do you good to ensure that the 
property does not have a shadow casted over it from 
these elevated highways or railways. 

This situation is known as Yin Sha and it represents fast 
moving Yin Qi that quickly depletes Qi within the area. 
The same thing applies if you live in a high-rise unit that 
is located just below any of these features.

SHOULD YOU COMPLETELY AVOID THESE 
FEATURES?

Not at all because this is highly dependent on the 
location of your desired property as well as other 
surrounding features. For example, if you live in a 
high-rise unit that is located above the altitude of the 
elevated highway or railway, you would not be affected 
by the Sha Qi. Instead, this may work to your advantage 
as it could be a supporting feature to the Flying Stars 
of your property. 

That’s not all, because the elevated highway or railway 
could also act as barriers to negative surrounding 
features like cemeteries. As long as elevated highways 
and railways stand in the way of your property and 
these negative features, it should be able to block off 
negative Qi from reaching you. 

Should a piece of property on your radar be affected by 
any of the above features, you would do well to avoid 
making the purchase. After all, the noise and dust from 
constant traffic could affect more than just the energy 
around you. If elevated highway or railway works are 
inevitable around your property, it would be best to 
have a Feng Shui assessment performed to understand 
their effects completely.

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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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, (6012) 206 6668 William   |  
Project Launch (1) – (6012) 606 0993 Andrew   

Kuchai Lama (603) 7971 8587 Malar   |   Aman Suria (603) 7497 1823 Ken

Project Launch (2) – (6017) 224 4106 Ms Tan 

Full Homes Realty Sdn Bhd 
(E)1501

Dare to dream big, and pursue greatness with IQI Realty, an international property and investment company. We pride 
ourselves in working in diverse sectors including property sales, portfolio reviews, project evaluation, and international sales. 

Integrity and trust forms the core values of our company, and in everything we do, we do it flawlessly, dynamically and 
passionately. Be part of this winning team, build a rewarding future and pushing the limits to achieve your dreams. 

Join us, travel the world of endless possibilities with IQI Realty, your global real estate partner. Dream big, we dare you! 

COME ONBOARD. JOIN OUR FAMILY TOWARDS A BETTER CAREER!

Tel: +603 9076 7177
Fax: +603 9076 9177

Mobile: +6012 686 6749
Email: hello@iqirealty.com

Website: www.iqirealty.com

IQI Realty Sdn Bhd
E(1)1584 (1113417-U)

Technilai Estate Agents
E(3)1527
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Please visit iProperty.com.my for more home services listings now.

Air Conditioning 
& Ventilation
Acson
Website: www.acson.com.my
Tel: 603-7964 8388

York
Website: www.york.com.my
Tel: 603-7718 8388

KDK Fans (M) Sdn Bhd
Website: www.kdk.com.my
Tel: 603-7785 5011

Air Purifiers
Alen Corp Asia
Website: www.alencorpasia.com.my
Tel: 6013-388 1967

Audio/Visual Equipment
WNM EShop.com Sdn Bhd
Website: www.wnmeshop.com
Tel: 603-2144 2288

Ceramic Tiles
Malaysia Mosiac Bhd
Website: www.mmosiacs.com
Tel: 1300-88-8182

Curtains
SSF Sdn Bhd
Website: www.ssfhome.com
Tel: 603-6140 2020

Eco/Energy Saving
CSR Climate Control 
(M) Sdn Bhd
Website: www.csrcoolbatts.com.my
Tel: 603-3341 3444

Monier Sdn Bhd
Website: www.monier.com.my
Tel: 1-800-88-0865

Feng Shui
Studio 212 Sdn Bhd
Website: www.studio-2-1-2.com
Tel: 603-7885 8280

Prosperity Feng Shui Sdn Bhd
Website: 
www.prosperityfengshui.com

Kitchens
Artset Design Sdn Bhd
Tel: 603-6156 3763

Signature Kitchen Cabinet 
Sdn Bhd
Website: 
www.signaturekitchen.com.my
Tel: 603-6286 7000

Fiamma Sdn Bhd
Website: www.fiamma.com.my
Tel: 603-6279 8888

Pest Control
Antipest Management 
Services Sdn Bhd
Website: www.antipest.com.my
Tel: 603-8023 1888

Security Systems
Sensorlink Sdn Bhd
Website: www.centrixsecurity.com
Tel: 603-7983 7270

ADT Services (M) Sdn Bhd
Website: www.adt.my
Tel: 1300-88-0228

Solar Water Heater
SolarMate Sdn Bhd
Website: www.solarmate.com.my
Tel: 603-5569 1688

Monier Sdn Bhd
Website: www.monier.com.my
Tel: 1800-88-0865

Window, Curtains 
& Blinds
Hunter Douglas Window Fashions 
Malaysia Sdn Bhd
Website:
www.hunterdouglas.com.my
Tel: 603-5191 2020

Water Purifiers
Nesh Marketing Sdn Bhd
Website: www.nesh.com.my
Tel: 603-8060 3668

Oriental Wisdom 
Metaphysic Academy
Website: 
www.orientalwisdom.com.my

Mastery Academy of Chinese 
Metaphysics Sdn Bhd
Website:
www.masteryacademy.com
Tel: 603-2284 8080

Flooring
Floor Depot
Website: www.floordepot.com.my
Tel: 1800-88-7585

Furnitures & 
Customised Furnitures
Deep Living Sdn Bhd
Tel: 603-6141 6159

LPE Interior Gallery Sdn Bhd
Website: www.lpegallery.com
Tel: 03-7783 3188

XZQT Home Store Sdn Bhd
Website: www.xzqt.com.my

Home Accessories
Expressions Entertaiment Sdn Bhd
Website: www.expressions.com.my
Tel: 603-4270 3372

Universal Cable (M) Bhd
Website: www.ucable.com.my
Tel: 603-7845 6699

Insect Screens
Elegant Home Decor Sdn Bhd
Website: www.elegantscreens.com
Tel: 603-9172 3126

Interior Design
B&N Design Associate Sdn Bhd
Website: www.bnndesign.com
Tel: 603-4142 6344

Structure Rhythm Sdn Bhd
Website: 
structurerhythm.blogspot.com
Tel: 603-9205 6209

Oceana Ventures Sdn Bhd
Website: www.oceanaventures.com
Tel: 603-7877 0048
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IMPIANA HILLS CHERAS
Property Type: Condominium 
Land Title: Residential 
Tenure: Freehold
Built Up: 1172 - 1425 sq.ft.
Land Area: 4.85 Acres 
Total Units/Lots: 292
Price per sq ft: RM450psf
Expected Date of Completion: 2019
Location: Cheras, Selangor
Developer: Land Pacific Development
Phone: (601) 8 383 8866/ (603) 9107 3886

DAMAI CIRCLES BUSINESS SUITES, ALAM DAMAI
Property Type: Shop-Office
Land Title: Commercial
Tenure: Leasehold
Built Up: 4,207 - 11,671 sq ft
Listing Price: From RM1,936,000 - RM5,090,000
Total Units/Lots: 54
Bumi Discounts: 5%
Expected Date of Completion: Aug 2018
Developer: I&P Group Sdn. Berhad
Phone: (603) 9102 3980 / 9100 3859
Website: www.inp.my

DENAI SUTERA
Property Type: Apartment
Land Title: Residential
Tenure: Leasehold
Built Up: 1,141 - 1,884 sq ft
Listing Price: From RM605,800 - RM902,800
Total Units: 182 (Low Density)
Expected Date of Completion: June 2017
Developer: I&P Group Sdn. Berhad
Phone: (603) 9058 7600
Website: www.inp.my

PUISI 4, ALAM SARI
Property Type: 2-sty Terrace/Link House
Land Title: Residential
Tenure: Freehold
Built Up: 1,816 - 2,043 sq ft
Land Area: 1,870 - 4,758 sq ft
Listing Price: From RM680,800 - RM1,074,800
Total Units/Lots: 51
Bumi Discounts: 7%
Expected Date of Completion: Sept 2017
Developer: I&P Group Sdn. Berhad
Phone: (603) 8926 7500
Website: www.inp.my

Cheras, Selangor

Cheras, Kuala Lumpur

Bukit Jalil, Kuala Lumpur

Kajang, Selangor

unfold new possibilities

DAMAI  CIRCLES
B U S I N E S S  S U I T E S
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EMERALD BOULEVARD 88 (2 STOREY SHOP OFFICE)
Property Type: Shop-Office
Land Title: Commercial
Tenure: Lease for 129 (exp 2141)
Built Up: 3,003 sq ft
Land Area: 8.8 Acres
Listing Price: From RM1,500,000 - RM2,000,000
Price per sq ft: RM499 - 666
Completion Date: 2018 (expected)
Developer: Sunway Iskandar Sdn Bhd
Call Now: (607) 509 6575

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
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PROPERTY
BELOW RM500K

Subang Jaya, The Grand Subang SS13, Serviced Residence, SALE, 
RM 353,600, 2r1b, BU548sqf, PT Chong, 012-213 9513, E(1)1501, 

UP4916202

Mont Kiara, Kiara 1888, 
Condominium, SALE, RM 5,300, 
3+1r4b, BU2390sqf, Nicole Kok, 

012-208 9928, REN:20565, 
E(1)0452, UP4958168

Bandar Botanic, Bandar 
Botanic, Klang, Apartment, 
SALE, RM 160,000, 3r2b, 

BU650sqf, Teh H.F, 019-339 
9291, REN:03092, E(1)0452/7, 

UP4373588

Sentul, The Saffron , 
Condominium, SALE, RM 

2,100, 3r2b, BU1085sqf, Belinda 
Hoe, 6017-581 9699, E(1)1026, 

UP5055691

Jalan Ipoh, Kiara East, 
Condominium, SALE, RM 

1,500, 2r2b, BU700sqf, Belinda 
Hoe, 6017-581 9699, E(1)1026, 

UP5093995

Rawang, Bukit Rawang 
Putra, Townhouse, 
SALE, RM 292,000, 
3r2b, BU1400sqf, 

LA1400sqf, KCWong, 
017-871 8136 / 012-374 

3762, REN:13004, 
E(1)1501, UP5079014 Rawang, Taman Setia Jaya , Tesco , Rawang , Selayang, 

Condominium, SALE, RM 362,000, 3r2b, BU830sqf, Vivian Lee, 
6016-208 5040, E(1)1395/8, UP4983363

Petaling Jaya, Puncak Seri Kelana, Kelana Jaya, Condominium, 
SALE, RM 430,000, 3r2b, BU1045sqf, Alex Choo, 012-278 7885, 

REN:07850, E(3)0465/1, UP5104887

Jalan Ipoh, Putra Majestic, Putra Majestik, Condominium, SALE, 
RM 440,000, 3r2b, BU1015sqf, Terrance Ong, 6012-560 1666, 

REN:09420, E(3)1451, UP500775

Subang Jaya, subang jaya 
Permai apartment, Flat, SALE, 
RM 220,000, 3r2b, BU870sqf, 

Elaine Lee, 6012-549 1341, 
REN:0462, E(1)1215, UP5092656

Bandar Sunway, Pangsapuri 
Lagoon Perdana, Flat, SALE, RM 
230,000, 3r2b, BU992sqf, David 
Yee, 6012-286 5787, REN:11546, 

E(1)1026/3, UP4726378

Bandar Sunway, Sunway New Condo, Condominium, SALE, RM 
450,000, 3r2b, BU850sqf, Danny Ho, 012-268 3932, E(1)1481/2, 

UP5096670

Jalan Ipoh, Putra Majestic, Putra Majestik, Condominium, SALE, 
RM 460,000, 3r2b, BU1084sqf, Terrance Ong, 6012-560 1666, 

REN:09420, E(3)1451, UP585650

Kajang, Sri Camellia, Apartment, 
SALE, RM 268,000, 3+1r2b, 
BU1200sqf, Lina, 019-326 

6551, REN:01028, E(1)1584/1, 
UP5107699

Rawang, Bandar Country 
Home Rawang, 2-sty Terrace/
Link House, SALE, RM 315,000, 
3r3b, BU1600sqf, LA18*55sqf, 
KCWong, 017-871 8136 / 012-

374 3762, REN:13004, E(1)1501, 
UP4104451

Shah Alam, Section 24, Shah 
Alam, Flat, SALE, RM 150,000, 

1r1b, BU650sqf, Teh H.F, 019-339 
9291, REN:03092, E(1)0452/7, 

UP5065098

Kota Damansara, Taman Sains 
Selangor, Kota Damansara , 
Office, SALE, RM 360,000, 

BU780sqf, LA20x40sqf, 
Cs Sean, 017-204 4479, 
REN:04809, E(1)1589/1, 

UP4990937

Petaling Jaya, jalan pjs 1/36, 
1-sty Terrace/Link House, SALE, 
RM 420,000, 3r2b, BU1300sqf, 
LA20x65sqf, Alice Lim, 012-923 

1025, REN:13342, E(1)1215/9, 
UP5002244

Bandar Sungai Long, New 
project , Sungai Long , Utarc , 
Cheras, Condominium, SALE, 
RM 445,000, 3r2b, BU1052sqf, 

Vivian Lee, 6016-208 5040, 
E(1)1395/8, UP5092302

Klang, Kampung Kuantan, 
Bungalow House, SALE, RM 

450,000, 5r3b, LA5520sqf, Teh 
H.F, 019-339 9291, REN:03092, 

E(1)0452/7, UP4107152

Kelana Jaya, The Grand , Petaling Jaya, Serviced Residence, SALE, 
RM 480,000, 1+1r1b, BU554sqf, PT Chong, 012-213 9513, E(1)1501, 

UP3189977

Setapak, Platinum 
PV21, 2 CP, Serviced 

Residence, SALE, 
RM 465,000, 2r2b, 
BU900sqf, Henry 
Lim, 017-698 8618, 

E(3)0256, UP4749108

Cheras, Green Suria 
Apartment, Bandar 
Tun Hussein Onn, 
Apartment, SALE, 

RM 350,000, 3+1r2b, 
BU1024sqf, Lawrence 

Tan, 012-680 5784, 
REN:19697, E(1)1605, 

UP5105662
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Petaling Jaya, Palm Spring @ Damansara, Kota Damansara, 
Condominium, SALE, RM 480,000, 3r2b, BU936sqf, James 

Yeastman, 6016-346 8566, REN:10478,  E(3)0050/22, UP5070993

Kota Damansara, Palm Spring @ Damansara, Condominium, SALE, 
RM 440,000, 3r2b, BU1001sqf, James Yeastman, 6016-346 8566, 

REN:10478, E(3)0050/22, UP5113464

Kuchai Lama, Kuchai Avenue , Condominium, SALE, RM 475,000, 
3r2b, BU935sqf, Wong Zyn Lin, 6017-338 9046, REN:00330, 

E(3)1631, UP4791375

Jalan Klang Lama, Sri Jati 
II, Condominium, SALE, RM 
470,000, 3r2b, BU1192sqf, 
Calvin Yew, 012-969 7882, 

PEA:1075, E(3)1631, UP5095773

Wangsa Maju, The Hamilton 
Wangsa Maju, Taman Sri 

Rampai, Wangsa Maju, setapak, 
Condominium, SALE, RM 

498,000, 3r2b, BU1000sqf, Sam 
Lee, 017-902 9911, E(3)1210, 

UP5052781

PROPERTY @ 
KLANG VALLEY

Petaling Jaya, Dataran Prima, Office, RENT, RM 1,400, BU757sqf, 
LA757sqf, Jackie Ngau, 012-332 5055, REN:02743, E(1)1112, 

UP4142032

Shah Alam, Setia City, Bandar 
Setia Alam, Apartment, RENT, 
RM 650, 3r2b, BU650sqf, Teh 

H.F, 019-339 9291, REN:03092, 
E(1)0452/7, UP4839705

Bandar Bukit Raja, REBANA 
APARTMENT, Flat, RENT, RM 
550, 3r2b, BU650sqf, Teh H.F, 

019-339 9291, REN:03092, 
E(1)0452/7, UP4909659

Subang Jaya, SS14 Subang 
Jaya, 2-sty Terrace/Link House, 
RENT, RM 480, 1r1b, BU80sqf, 
Belinda Hoe, 6017-581 9699, 

E(1)1026, UP4705656

Jalan Ipoh, Kiara East, Service Apartment, RENT, RM 1,500, 2r2b, 
BU700sqf, Belinda Hoe, 6017-581 9699, E(1)1026, UP5094011

q Kepong, Medan Putra Condominium, Condominium, RENT, RM 
1,500, 2+1r2b, BU920sqf, Philip Oon, 012-333 2168, REN:04482, 

E(1)1215/9, UP4891326

Cheras, Lestari Apartment, 
Cheras, Bandar Tun Razak, 

Midah, Apartment, RENT, RM 
1,150, 3r2b, BU820sqf, Vivian 

Tan, 016-295 3686, E(1)0452/1, 
UP5076602

Ara Damansara, Medalla @ 
Oasis Corporate P Setapak, 
Platinum PV21, Apartment, 

RENT, RM 1,400, 3r2b, 
BU1040sqf, Lina, 019-326 

6551, REN:01028, E(1)1584/1, 
UP5107364

Mont Kiara, Changkat View, Dutamas , Mont Kiara, Condominium, 
RENT, RM 1,500, 3r2b, BU1100sqf, PT Chong, 012-213 9513, E(1)1501, 

UP2261477

Tropicana, Casa Tropicana, 
Condominium, RENT, RM 1,500, 
2+1r3b, BU1217sqf, Calvin Seak, 

012-349 6133, E(3)0050/12, 
UP2468085

Wangsa Maju, VILLA 
WANGSAMAS , wangsa maju, 

Condominium, RENT, RM 1,700, 
3+1r3b, BU1267sqf, Andrew 

Saw, 012-335 5339, REN:13298, 
E(3)0812, UP454127

Sentul, The Saffron, 
Condominium, RENT, RM 

2,200, 3r2b, BU1085sqf, Belinda 
Hoe, 6017-581 9699, E(1)1026, 

UP5107728

Tropicana, Casa Tropicana, 
Condominium, RENT, RM 2,250, 

3b, BU1538sqf, Calvin Seak, 
012-349 6133, E(3)0050/12, 

UP2381891

Wangsa Maju, VILLA 
WANGSAMAS, Taman Seri 

Rampai, Condominium, RENT, 
RM 2,000, 3+1r3b, BU1267sqf, 
Andrew Saw, 012-335 5339, 

REN:13298, E(3)0812, UP443831

Tropicana, Casa Tropicana, 
Petaling Jaya, Condominium, 

RENT, RM 1,800, 2+1r3b, 
BU1217sqf, Calvin Seak, 012-349 
6133, E(3)0050/12, UP441545

Mont Kiara, changkat view, Condominium, RENT, RM 1,800, 3r2b, 
BU1100sqf, PT Chong, 012-213 9513, E(1)1501, UP5102564

Ara Damansara, Verde, 
Condominium, RENT, RM 2,500, 
2+1r2b, BU1500sqf, Chiew Kiam 
Boo, 012-386 6122, REA:2296, 

E(3)1353/7, UP5108763

Sentul, The Saffron , 
Condominium, RENT, RM 

2,400, 3r2b, BU1085sqf, Belinda 
Hoe, 6017-581 9699, E(1)1026, 

UP5055697
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Mont Kiara, changkat view, Condominium, RENT, RM 1,800, 3r2b, 
BU1100sqf, PT Chong, 012-213 9513, E(1)1501, UP5102564

Cheras, Vistaria Residensi, Condominium, RENT, RM 2,000, 4r2b, 
BU1315sqf, Philip Choong, 012-288 9315, E(3)0256, UP5112905

KLCC, Vortex , Condominium, 
RENT, RM 4,500, 2+1r2b, 

BU811sqf, Goh Ching Chee, 
6012-208 0028, REN:01778, 

E(3)1375, UP4732657

Mont Kiara, Kiara 1888, 
Condominium, RENT, RM 5,000, 
3+1r4b, BU2390sqf, Nicole Kok, 

012-208 9928, REN:20565, 
E(1)0452, UP4958258

Cheras, Vistaria Residensi, Condominium, RENT, RM 2,100, 4r2b, 
BU1315sqf, Philip Choong, 012-288 9315, E(3)0256, UP5113188

Taman Tun Dr 
Ismail, TTDI Plaza, 

Condominium, RENT, 
RM 4,500, 3+1r3b, 

BU1820sqf, Chiew Kiam 
Boo, 012-386 6122, 

REA:2296, E(3)1353/7, 
UP1052077

Cheras, Amaya Maluri, Taman Maluri, Condominium, RENT, RM 
2,300, 2r2b, BU719sqf, Philip Choong, 012-288 9315, E(3)0256, 

UP5112313

KLCC, Soho Suites @ KLCC, 
Jalan Perak, Condominium, 
RENT, RM 5,000, 3+1r2b, 

BU970sqf, Goh Ching Chee, 
6012-208 0028, REN:01778, 

E(3)1375, UP4348890

Desa Pandan, G Residence, 
Condominium, RENT, RM 
5,500, 2+1r2b, BU1950sqf, 
Goh Ching Chee, 6012-208 
0028, REN:01778, E(3)1375, 

UP4346811

Cheras, Amaya Maluri, Taman Maluri, Condominium, RENT, RM 
2,200, 2r2b, BU719sqf, Philip Choong, 012-288 9315, E(3)0256, 

UP5112383

Bukit Bintang, Verticas 
Residensi, Condominium, RENT, 
RM 5,300, 2+1r2b, BU1427sqf, 
Tan Foong Yee, 012-303 8304 

/ 012-323 6225, E(3)1260, 
UP4094622

Puchong, Factory, RENT, 
RM 8,000, BU7405sqf, 

LA50x100sqf, Pauline Wong, 
016-535 3823, E(3)1630, 

UP5102513

Country Heights, Kajang, Semi-detached House, RENT, RM 5,000, 
5+1r5b, BU3250sqf, LA3023sqf, Elaine Ding, 6017-777 1395, 

REN:15650, E(1)1584/1, UP1188077

Bangsar, Kuala Lumpur , 
Semi-detached House, RENT, 
RM 7,300, 4+1r4b, BU5500sqf, 
LA14327sqf, Belinda Hoe, 6017-
581 9699, E(1)1026, UP5110851

Petaling Jaya, PJ Town, 
PJ NewTown, PJ State, 
PJ Town, PJ NewTown, 

PJ State, Shop, 
RENT, RM 5,500, 2b, 

BU1875sqf, LA25x75sqf, 
Deric Yap, 019-319 
0880, UP4399897

City Centre, St Mary 
Residences, KLCC, Serviced 
Residence, RENT, RM 8,500, 
2+1r3b, BU1474sqf, Evelyn 

Teo, 012-337 8139 / 010-888 
8446, REN:04777, E(1)1197/3, 

UP3303766

Country Heights, Kajang, Semi-detached House, RENT, RM 4,500, 
5+1r5b, BU3200sqf, LA3600sqf, Elaine Ding, 6017-777 1395, 

REN:15650, E(1)1584/1, UP5084553

KL City, Bintang Goldhill, KL City, KLCC, Condominium, RENT, RM 
4,500, 3r2b, BU1487sqf, LA1487sqf, Morgan Koh, 016-696 8923, 

REN:06063, E(3)0256, UP5107759

Bukit Tunku, Kuala Lumpur, 
Bungalow House, RENT, RM 
22,500, 8r9b, BU11200sqf, 

LA33015sqf, Belinda Hoe, 6017-
581 9699, E(1)1026, UP4580617

Wangsa Maju, VILLA 
WANGSAMAS , Taman Seri 

Rampai, Condominium, 
SALE, RM 500,000, 3+1r3b, 

BU1267sqf, Andrew Saw, 012-
335 5339, REN:13298, E(3)0812, 

UP2040599

Ampang, The Elements, Jalan 
Ampang, Condominium, SALE, 
RM 550,000, 1r2b, BU705sqf, 

C.B.Lee, 6019-368 7799, 
E(1)1492, UP4628436

Kajang, Kajang, saujana prima, 
2-sty Terrace/Link House, SALE, 
RM 568,000, 4r3b, BU1889sqf, 

LA1889sqf, Kelvin Goh, 6012-671 
5299, REN:07178, E(3)1251, 

UP4535738



CLASSIFIED

110

Damansara Heights, East 
Residence, KLGC, Bukit 

Damansara , Semi-detached 
House, RENT, RM 18,000, 

5+1r5b, BU5400sqf, Belinda 
Hoe, 6017-581 9699, E(1)1026, 

UP5107748

Bangsar, Bangsar Trade Center, Office, RENT, RM 6,000, BU2299sqf, 
Jackie Ngau, 012-332 5055, REN:02743, E(1)1112, UP5017485

Rawang, Taman 
Perindustrian Kundang 

Jaya, Factory, 
RENT, RM 16,000, 
6b, BU18000sqf, 

LA27545sqf, Jimmy 
Goh, 6012-202 9977, 
REN:15525, E(3)1508, 

UP2584127

Desa ParkCity, PLAZA ARCADIA, Desa Park city , Shop, RENT, RM 
8,800, BU1765sqf, Ken Kong, 016-637 3366, REN:09144, E(1)1634, 

UP4958431

Damansara Heights, Bungalow 
House, RENT, RM 18,000, 

6+1r7b, BU7291sqf, LA9000sqf, 
Goh Sock Sin, 019-381 8081, 

E(3)1055, UP4909964

KL Sentral, Q Sentral, Kl Sentral, Office, RENT, RM 12,000, 
BU1442sqf, Evelyn Teo, 012-337 8139 / 010-888 8446, REN:04777, 

E(1)1197/3, UP3443183

Desa ParkCity, PLAZA ARCADIA, Desa Park city , Shop, RENT, RM 
14,000, BU2777sqf, Ken Kong, 016-637 3366, REN:09144, E(1)1634, 

UP4958416

Batu Caves, V Residence 
@ Selayang Heights, 

Condominium, SALE, RM 
530,000, 3r3b, BU1213sqf, 

Vivian Lee, 6016-208 5040, 
E(1)1395/8, UP5045052

Desa ParkCity, Shop, 
RENT, RM 15,000, 

Studior1b, BU2500sqf, 
T.T Chua, 6012-525 
5598, REN:15663, 

E(1)1584/2, UP5110131

Kepong, selayang,gombak, Warehouse, RENT, RM 25,000, 4b, 
BU20000sqf, LA100x140sqf, Jayden Lim, 012-330 9522, REN:14262, 

E(1)1670, UP4961865

Ampang, (R 1271) 4 Sty Commercial Building, Shop, RENT, RM 
28,000, 8b, BU19200sqf, LA60x80sqf, Jimmy Goh, 6012-202 9977, 

REN:15525, E(3)1508, UP5091568

OUG, kuchai lama taman desa, 
1-sty Terrace/Link House, SALE, 
RM 570,000, 3r2b, BU1800sqf, 

LA20x75sqf, Raymond Yeo, 
012-500 5039, E(1)1307, 

UP5111761

Desa ParkCity, PLAZA ARCADIA, Desa Park city , Shop, RENT, RM 
30,000, BU3746sqf, Ken Kong, 016-637 3366, REN:09144, E(1)1634, 

UP4958430

qwertyuiop Salak Selatan, Commercial Semi-D, RENT, RM 35,750, 
BU19000sqf, Evelyn Teo, 012-337 8139 / 010-888 8446, REN:04777, 

E(1)1197/3, UP4759147

Damansara Damai, Armanee 
Condominium, Condominium, 

SALE, RM 570,000, 3+1r3b, 
BU1677sqf, David Yee, 6012-286 

5787, REN:11546, E(1)1026/3, 
UP4522757

Puchong, Aseana Puteri , 
Bandar Puteri, Condominium, 

SALE, RM 580,000, 3r2b, 
BU1183sqf, Wilson Chia, 012-289 

3731, E(1)1395, UP5078441

Rawang, 2 Sty Offcie with Factory, Rawang, Rawang Perdana, 
Factory, RENT, RM 60,000, 4b, BU50095sqf, LA140964sqf, Jimmy 

Goh, 6012-202 9977, REN:15525, E(3)1508, UP3045976

Taman Desa, Desa Green 
Serviced Apartments, 

Condominium, SALE, RM 
600,000, 3r3b, BU935sqf, 
Sharon Foo, 6012-317 2557, 
REN:04594, E(1)0452/9, 

UP4910904

Kajang, Taman Desa Ros, 
bandar baru bangi ,seri 

kembangan, 2-sty Terrace/Link 
House, SALE, RM 680,000, 

4r3b, BU2500sqf, LA22x80sqf, 
Raymond Yeo, 012-500 5039, 

E(1)1307, UP5112577
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Setapak, Platinum 
PV21, 2 CP, Serviced 

Residence, SALE, 
RM 540,000, 3r2b, 
BU1040sqf, Henry 
Lim, 017-698 8618, 

E(3)0256, UP4914459

Sri Hartamas, Changkat View, dutamas raya, Condominium, SALE, 
RM 510,000, 3r2b, BU1100sqf, PT Chong, 012-213 9513, E(1)1501, 

UP3067482

Bandar Bukit Raja, Bandar Bukit 
Tinggi 2 Bandar Parkland, 2-sty 

Terrace/Link House, SALE, 
RM 618,000, 4r3b, BU1800sqf, 

LA20x75sqf, Ashley Nah, 
016-967 0930, E(1)1439/3, 

UP5105050

Kajang, taman kajang baru, , 2-sty Terrace/Link House, SALE, RM 
530,000, 4r3b, BU2660sqf, LA20x75sqf, Raymond Yeo, 012-500 

5039, E(1)1307, UP5112562

Rawang, Ebony Parkhomes, 
2-sty Terrace/Link House, SALE, 

RM 680,000, 4r3b, LA22 x 
75sqf, Angeline Beh, 012-971 
8068, REN:04583, E(1)1215, 

UP3151839

Sungai Pelek, sungai peek, 2-sty Terrace/Link House, SALE, RM 
510,000, 4r4b, BU2650sqf, LA22x80sqf, Raymond Yeo, 012-500 

5039, E(1)1307, UP4100235

Sri Hartamas, Plaza 
Damas 3, Serviced 

Residence, SALE, RM 
550,000, Studior1b, 

BU515sqf, Chiew Kiam 
Boo, 012-386 6122, 

REA:2296, E(3)1353/7, 
UP1248253

Petaling Jaya, Sovo, Duplex, 
Icon City, Sovo, SALE, RM 

720,000, 2b, BU745sqf, Mohd 
Willieuddin Lim, 017-621 3933, 

E(3)1227/1, UP5010249

Kepong, Kepong,jalan ipoh, Keeping, jalan ipoh, 2-sty Terrace/
Link House, SALE, RM 538,000, 4r4b, BU2650sqf, LA22x80sqf, 

Raymond Yeo, 012-500 5039, E(1)1307, UP4057291

Segambut, Menara 
Duta 1, Segambut 

Tengah, Condominium, 
SALE, RM 585,000, 

3r2b, BU1495sqf, Evelyn 
Teo, 012-337 8139 / 010-
888 8446, REN:04777, 
E(1)1197/3, UP5090030

Selayang, V-Residensi, Condominium, SALE, RM 550,000, 3r2b, 
BU1213sqf, PT Chong, 012-213 9513, E(1)1501, UP5102719

Bandar Kinrara, BK5, 
Bandar Kinrara, Puchong , 
2-sty Terrace/Link House, 
SALE, RM 770,000, 4r3b, 

BU2500sqf, LA22x75sqf, Liza 
Yap, 012-335 0079 / 017-200 
9125, REN:09865, E(3)1212, 

UP5081170

Damansara Perdana, PETALING 
JAYA,PUCHONG, PETALING 

JAYA, 2-sty Terrace/Link 
House, SALE, RM 820,000, 

4r3b, BU2570sqf, LA20x75sqf, 
Raymond Yeo, 012-500 5039, 

E(1)1307, UP5113187

Ampang, Cheras Bukit Hartamas , jalan loke yew , jalan cheras, 
Cheras Bukit Hartamas , jalan loke yew ,, 2-sty Terrace/Link House, 
SALE, RM 580,000, 4r3b, BU1680sqf, LA20 x 70sqf, Raymond Yeo, 

012-500 5039, E(1)1307, UP1709686

Kuchai Lama, 
Happy Garden , 

OUG,puchong, 1-sty 
Terrace/Link House, 
SALE, RM 600,000, 

4r2b, BU1600sqf, 
LA20x75sqf, Raymond 

Yeo, 012-500 5039, 
E(1)1307, UP5111899

USJ, USJ 6, USJ, Subang Jaya,, 
2-sty Terrace/Link House, SALE, 
RM 960,000, 4r3b, LA22x75sqf, 

Kenny Lee, 012-223 0382, 
REN:13302, E(1)0452/2, 

UP5026097

Segambut, Changkat View, 2 carparks, Dutamas, Condominium, 
SALE, RM 600,000, 3r2b, BU1100sqf, Vivian Lee, 6016-208 5040, 

E(1)1395/8, UP4538505

Mont Kiara, Arte@Mont Kiara, 
Kuala Lumpur , Serviced 

Residence, SALE, RM 966,950, 
3r3b, LA925sqf, Belinda Hoe, 

6017-581 9699, E(1)1026, 
UP5110867

Serdang, taman bukit serdang 
, 2.5-sty Terrace/Link House, 

SALE, RM 980,000, 4r3b, 
BU2350sqf, LA26x90sqf, 

Raymond Yeo, 012-500 5039, 
E(1)1307, UP5111990

Ara Damansara, 
Cantara Residencew, 
Condominium, SALE, 
RM 754,000, 2+1r2b, 
BU850sqf, Sharon 

Shanti, 012-371 8244, 
REN:19682, VE(1)0305, 

UP5037349

Serdang, 2-sty 
Terrace/Link House, 
SALE, RM 680,000, 
3+1r3b, LA25x75sqf, 

Pinky Chong, 012-373 
5965, REN:13054, 

E(3)0050/3, 
UP5087083
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Jalan Ipoh, DeSkye Residence, Condominium, SALE, RM 600,000, 
3r2b, BU1037sqf, LA1037sqf, Jerry Ting, 6016-660 5259, REA:2415, 

E(1)1465/2, UP5038231

Desa ParkCity, The Breezeway, 
Condominium, SALE, RM 

1,280,000, 2r2b, BU1292sqf, Jim 
Cheah, 013-313 3393, REA:0325, 

E(1)1215/2, UP4469273

Puchong, Impian Heights, Duplex, SALE, RM 600,000, 4r4b, 
BU1990sqf, Lau Yoke Kok, 6019-213 6663, REA:16536, E(1)1492, 

UP3921231

Klang, Bandar Botanic klang, 
2-sty Terrace/Link House, SALE, 
RM 990,000, 4r3b, BU1780sqf, 

LA40x65sqf, Brandon Lim, 
017-235 3003, REN:04760, 

E(1)1215/1, UP1330840

Kelana Jaya, The Grand , Petaling Jaya, Serviced Residence, SALE, 
RM 640,000, 2r2b, BU755sqf, PT Chong, 012-213 9513, E(1)1501, 

UP2454183

Seri Kembangan, Taman Equine, 
Residential Land, SALE, RM 
1,080,000, LA9000sqf, Jim 

Cheah, 013-313 3393, REA:0325, 
E(1)1215/2, UP4753029

Serdang, taman 
sri serdang , seri 

kembangan , 2-sty 
Terrace/Link House, 
SALE, RM 780,000, 
4r3b, BU2450sqf, 

LA20x75sqf, Raymond 
Yeo, 012-500 5039, 
E(1)1307, UP5111997

Sri Petaling, Sri 
Endah, 2-sty Terrace/

Link House, SALE, 
RM 790,000, 

4r3b, BU2450sqf, 
LA20x75sqf, Raymond 

Yeo, 012-500 5039, 
E(1)1307, UP5111962

Bandar Sunway, D’ Latour, Condominium, SALE, RM 680,000, 2r2b, 
BU753sqf, Belinda Hoe, 6017-581 9699, E(1)1026, UP5094000

USJ, subang factory, Detached 
factory, SALE, RM 1,300,000, 

BU3750sqf, LA25x80sqf, Elaine 
Lee, 6012-549 1341, REN:04629, 

E(1)1215, UP5092699

Denai Alam, Nerida, 2-sty 
Terrace/Link House, SALE, RM 
1,300,000, 5r5b, BU4182sqf, 

LA52X80sqf, Vivian Lee, 
6016-208 5040, E(1)1395/8, 

UP4887728

Bandar Sri Damansara, Damansara Foresta, Bandar Sri Damansara, 
Petaling Jaya, Condominium, SALE, RM 830,000, 3+1r3b, 

BU1493sqf, Shirley Lim, 017-351 5777, REN:17701, E(2)1064/4, 
UP4773361

Cheras, mahkota hills, Semi-
detached House, SALE, RM 

1,320,000, 5r5b, LA38X75sqf, 
Vivian Lee, 6016-208 5040, 

E(1)1395/8, UP2383862

Damansara Heights, Damansara 
City Residency, Damansara, 
Condominium, SALE, RM 

1,500,000, 1r1b, Evelyn Teo, 
012-337 8139 / 010-888 

8446, REN:04777, E(1)1197/3, 
UP4679787

Sri Petaling, TAMAN SALAK SELATAN, 2-sty Terrace/Link House, 
SALE, RM 820,000, 4r3b, BU2350sqf, LA20x70sqf, Raymond Yeo, 

012-500 5039, E(1)1307, UP5112624

Setapak, Taman 
Setapak, 2-sty Terrace/

Link House, SALE, 
RM 960,000, 4r3b, 

BU2000sqf, LA1600sqf, 
Chiew Kiam Boo, 012-
386 6122, REA:2296, 

E(3)1353/7, UP5044330

Sentul, taman sentul jaya, 
Semi-detached House, SALE, 

RM 1,500,000, 6r5b, BU1800sqf, 
LA2960sqf, Angelinee, 012-969 

4244, REN:15724, E(3)0688, 
UP5043127

Puchong South, 
Taman Putra Prima 

Puchong, 2-sty Terrace/
Link House, SALE, 

RM 860,000, 3+1r3b, 
BU2800sqf, LA45 x 

70sqf, Ryan Sum, 017-
332 1563, REN:16056, 
E(1)1112, UP4395286

Damansara Perdana, armanee 
terrace 2, Condominium, 

SALE, RM 1,500,000, 4+1r4b, 
BU3220sqf, Sharon Foo, 

6012-317 2557, REN:04594, 
E(1)0452/9, UP5038055

Ambang Botanic, 
Izumi, Ambang 
Botanic 2, 3-sty 

Terrace/Link House, 
SALE, RM 1,100,000, 
5+1r5b, BU2830sqf, 
LA1650sqf, Derrick 
Ng, 0128228366, 

E(1)1439/3, UP4778406

Rawang, Taman Velox, Taman 
Velox, Industrial Land, SALE, RM 

1,560,000, 1r1b, BU24000sqf, 
LA24000sqf, KCWong, 017-871 
8136 / 012-374 3762, REN:1300, 

E(1)1501, UP4229898

Petaling Jaya, Seri Setia, 
ss9a, Petaling jaya, 1-sty 

Terrace/Link House, 
SALE, RM 980,000, 
8r4b, BU5422sqf, 

LA5422sqf, Derrick 
Ng, 0128228366, 

E(1)1439/3, UP4371040

Seri Kembangan, seri 
kembangan,, Office, 
SALE, RM 1,080,000, 
4+1r4b, BU3235sqf, 

LA22x75sqf, Raymond 
Yeo, 012-500 5039, 

E(1)1307, UP4057490
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q Puchong, taman mutiara puchong, lake edge, lake side, mutiara 
indah , taman mutiara puchong, lake edge, 2-sty Terrace/Link 
House, SALE, RM 850,000, 4+1r3b, BU2300sqf, LA20X70sqf, 

Raymond Yeo, 012-500 5039, E(1)1307, UP2106151

Bandar Sri Damansara, sd 12, 2-sty Terrace/Link House, SALE, RM 
950,000, 4r3b, BU2300sqf, LA22x75sqf, Jackson Loke, 012-904 

3817, REN:19501, E(1)1307, UP5093777

Cheras, Ceriana, Taman Sri Cheras, Batu9, Cheras, Semi-detached 
House, SALE, RM 986,000, 4+1r4b, BU2800sqf, LA35x75sqf, Wong 

Mee Leng, 6012-328 4438, E(3)0256, UP5113385

KLCC, Binjai Residency, KL 
City Centre, Condominium, 
SALE, RM 1,987,200, 3+1r5b, 
BU2208sqf, Calvin Yew, 012-

969 7882, PEA:1075, E(3)1631, 
UP5008246

Petaling Jaya, Bandar Utama, 
Petaling Jaya, 2-sty Terrace/

Link House, SALE, RM 
2,100,000, 5r3b, BU3300sqf, 

LA42x75sqf, Vincent KS 
Tan, 012-618 9618 / 016-626 
1232, REN:06904, E(3)1699, 

UP4195707

Subang Jaya, Semi-detached 
House, SALE, RM 2,200,000, 

4+1r5b, BU3600sqf, LA3200sqf, 
Goh Ching Chee, 6012-208 
0028, REN:01778, E(3)1375, 

UP3290198

Mont Kiara, Lumina Kiara, Mont Kiara,, Condominium, SALE, RM 
1,250,000, 3+1r4b, BU1448sqf, Evelyn Teo, 012-337 8139 / 010-888 

8446, REN:04777, E(1)1197/3, UP4755355

City Centre, St Mary Residences, 
KLCC, Condominium, RENT, RM 
8,500, 3r4b, BU1600sqf, Evelyn 

Teo, 012-337 8139 / 010-888 
8446, REN:04777, E(1)1197/3, 

UP3055959

Damansara Heights, Damansara City Residency, Damansara, 
Condominium, SALE, RM 1,300,000, 1r1b, BU899sqf, LA899sqf, 
Jerry Ting, 6016-660 5259, REA:2415, E(1)1465/2, UP5082724

Mid Valley City, 
Northpoint Residences, 
Condominium, SALE, 
RM 1,505,000, 3r2b, 
BU1367sqf, Sam Low, 

019-378 8622/02-9670 
9826, REN:02735, 

E(1)1544/1, UP509545

Bangsar, Bangsar Ria Townhouse, 3-sty Terrace/Link House, SALE, 
RM 1,370,000, 3r2b, BU1632sqf, Lau Yoke Kok, 6019-213 6663, 

REA:16536, E(1)1492, UP4243506

Cheras, (R 1335) 6 Sty Office Building, Pudu, Shop-Office, SALE, RM 
1,500,000, 10+r10b, BU2800sqf, LA16800sqf, Jimmy Goh, 6012-202 

9977, REN:15525, E(3)1508, UP5076028

Bandar Utama, BU 2, 2-sty Terrace/Link House, SALE, RM 
1,500,000, 4+2r3b, BU2640sqf, LA22x85sqf, Jackie Ngau, 012-332 

5055, REN:02743, E(1)1112, UP5106939

Country Heights, Country Heights, Kajang, Semi-detached House, 
SALE, RM 1,550,000, 5+1r6b, BU3250sqf, LA3024sqf, Elaine Ding, 

6017-777 1395, REN:15650, E(1)1584/1, UP894605

Cheras, surian tropika, taman bukit suria,, Semi-detached House, 
SALE, RM 1,600,000, 6r5b, BU5168sqf, LA36x90sqf, Raymond Yeo, 

012-500 5039, E(1)1307, UP2295520

Ampang Hilir, M 
Suites, Ampang, 

Condominium, SALE, 
RM 2,116,800, 3r2b, 

BU1500sqf, Chiew Kiam 
Boo, 012-386 6122, 

REA:2296, E(3)1353/7, 
UP2688593
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Gombak, Taman Permai Jaya, Bungalow House, SALE, RM 
1,600,000, 7+1r5b, BU4165sqf, LA8256sqf, YATIE, 012-309 7858, 

REA:2448, VE(3)0148/1, UP3296806

Mont Kiara, Mont 
Kiara Damai Resort 

Condominium, 
Condominium, SALE, 

RM 2,200,000, 4+1r4b, 
BU3100sqf, Chiew Kiam 

Boo, 012-386 6122, 
REA:2296, E(3)1353/7, 

UP4735041

Puchong, D island residence , taman tasik puchong, puchong, D 
island residence , taman tasik puchong, Semi-detached House, 

SALE, RM 1,600,000, 5r4b, BU3413sqf, LA40x80sqf, Raymond Yeo, 
012-500 5039, E(1)1307, UP3558165

Bandar Puteri Puchong, 
Puchong, 2-sty Terrace/

Link House, SALE, 
RM 1,800,000, 5r3b, 

BU3245sqf, LA4348sqf, 
Elaine Lee, 6012-549 

1341, REN:04629, 
E(1)1215, UP5092112

Cyberjaya, Setia Eco Glade Charm of Nusantara , Semi-detached 
House, SALE, RM 1,880,000, 4+1r6b, BU3342sqf, LA41x85sqf, Jeslyn 

Goh, 012-288 8372, REN:09364, E(3)1546, UP4824936

Ampang, The Valley 
TTDI, Bukit Indah, Semi-
detached House, SALE, 
RM 2,200,000, 6+1r6b, 
BU5336sqf, LA4078sqf, 
Chiew Kiam Boo, 012-
386 6122, REA:2296, 

E(3)1353/7, UP1653411

Cheras, Bukit Segar, jalan bukit segar, Semi-detached House, SALE, 
RM 2,350,000, 4+1r5b, BU3200sqf, LA40x90sqf, Morgan Koh, 016-

696 8923, REN:06063, E(3)0256, UP5111812

Mont Kiara, Sunway 
Vivaldi, Condominium, 
SALE, RM 2,300,000, 
3+1r5b, BU2573sqf, 

Chiew Kiam Boo, 012-
386 6122, REA:2296, 

E(3)1353/7, UP1768558

Ampang, Tijani Ukay, 
Ukay Perdana, Ampang, 

Zero-Lot Bungalow, 
SALE, RM 2,400,000, 
5+1r6b, BU3778sqf, 

LA45x85sqf, Gan Pit 
Soon, 012-336 3018, 

REN:11157, E(1)0452/14, 
UP5034607

Damansara Heights, 
Twins @ Damansara 

Heights, Kuala Lumpur, 
Condominium, SALE, 

RM 2,500,000, 5+1r6b, 
BU2078sqf, Chiew Kiam 

Boo, 012-386 6122, 
REA:2296, E(3)1353/7, 

UP1126677

Mont Kiara, Sunway Vivaldi, Condominium, SALE, RM 2,580,000, 
3+1r5b, BU3466sqf, Evelyn Teo, 012-337 8139 / 010-888 8446, 

REN:04777, E(1)1197/3, UP4881299

Petaling Jaya, kelana jaya,, kelana jaya, , Shop-Office, SALE, RM 
2,600,000, BU7330sqf, Raymond Yeo, 012-500 5039, E(1)1307, 

UP2316067

Desa ParkCity, Zenia Parkhomes, 3-sty Terrace/Link House, SALE, 
RM 2,780,000, 4+1r6b, BU3900sqf, Evelyn Teo, 012-337 8139 / 010-

888 8446, REN:04777, E(1)1197/3, UP1598782

Mont Kiara, 11 Mont 
Kiara @ MK11, Jalan 

Kiara 1, Condominium, 
SALE, RM 2,800,000, 
3+2r5b, BU3317sqf, 

Chiew Kiam Boo, 012-
386 6122, REA:2296, 

E(3)1353/7, UP3700350 Country Heights, Country Heights, Kajang, Bungalow House, SALE, 
RM 2,800,000, 5+1r7b, BU6000sqf, LA6600sqf, Elaine Ding, 6017-

777 1395, REN:15650, E(1)1584/1, UP1587076

KL City, Menara KH, Jalan 
Sultan Ismail, KL City, Kuala 
Lumpur, Office, SALE, RM 

3,146,500, BU5075sqf, Wayne 
Chan, 6012-202 7379, E(1)1529, 

UP2277667

KLCC, Vipod Suites Pent House, 
Jalan Kia Peng, Condominium, 
SALE, RM 3,800,000, 4+1r5b, 

BU2995sqf, M. Elangovan, 
012-498 3599, REN:20432, 

E(1)0452/2, UP5085518
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Mont Kiara, Kiaramas Cendana, Condominium, SALE, RM 
3,000,000, 5+1r6b, BU4515sqf, Lau Yoke Kok, 6019-213 6663, 

REA:16536, E(1)1492, UP2389456

Sri Hartamas, kenny heights estate, kenny heights, Link Bungalow, 
SALE, RM 3,300,000, 4+1r5b, BU5231sqf, Evelyn Teo, 012-337 8139 / 

010-888 8446, REN:04777, E(1)1197/3, UP3431107

Country Heights, Country Heights, Kajang, Bungalow House, SALE, 
RM 3,300,000, 5+1r6b, BU6800sqf, LA9000sqf, Elaine Ding, 6017-

777 1395, REN:15650, E(1)1584/1, UP563014

Setia Eco Park, Bungalow House, SALE, RM 3,500,000, 5+1r7b, 
BU4592sqf, LA10700sqf, Jackie Ngau, 012-332 5055, REN:02743, 

E(1)1112, UP622342

Taman Melawati, 
20 Trees West, 

Bungalow House, 
SALE, RM 3,800,000, 
5+1r6b, BU6600sqf, 
LA8300sqf, Chiew 
Kiam Boo, 012-386 

6122, REA:2296, 
E(3)1353/7, UP2390973

Ara Damansara, 
Seri Pilmoor, Semi-
detached House, 

SALE, RM 3,900,000, 
5+1r4b, BU4628sqf, 
LA4400sqf, Chiew 
Kiam Boo, 012-386 

6122, REA:2296, 
E(3)1353/7, UP2261064

Bukit Tunku, Kenny 
Hills Residence, 

Condominium, SALE, 
RM 4,200,000, 4+1r5b, 

BU3600sqf, Chiew 
Kiam Boo, 012-386 

6122, REA:2296, 
E(3)1353/7, UP3373719

Mont Kiara, 10 Mont Kiara @ MK10, Condominium, SALE, RM 
4,500,000, 4+1r5b, BU4090sqf, LA4090sqf, Jackie Ngau, 012-332 

5055, REN:02743, E(1)1112, UP5113515

KL Sentral, The Residences at St Regis Kuala Lumpur, Serviced 
Residence, SALE, RM 4,779,500, 2+1r4b, BU1738sqf, Gavin Chong, 

012-310 3618, VE(1)0309, UP4849116

Bukit Tunku, Semi-
detached House, SALE, 

RM 5,200,000, 5r6b, 
BU5500sqf, Evelyn Teo, 
012-337 8139 / 010-888 

8446, REN:04777, 
E(1)1197/3, UP4820827

Country Heights, Country Heights, Kajang, Bungalow House, SALE, 
RM 5,500,000, 4+1r5b, BU5500sqf, LA19000sqf, Elaine Ding, 6017-

777 1395, REN:15650, E(1)1584/1, UP5084934

Ara Damansara, Seri 
Pilmoor, Bungalow 
House, SALE, RM 

6,000,000, 5+1r4b, 
BU6750sqf, LA6500sqf, 
Chiew Kiam Boo, 012-
386 6122, REA:2296, 

E(3)1353/7, UP2263373

Bandar Utama, 
Effingham, Petaling 

Jaya, Bungalow House, 
SALE, RM 5,800,000, 

6r7b, BU6000sqf, 
LA4500sqf, Chiew 
Kiam Boo, 012-386 

6122, REA:2296, 
E(3)1353/7, UP2263513

Country Heights Damansara, Country Heights Damansara Hill Top 
Flat Land, Country Heights, Damansara, Residential Land, SALE, 
RM 6,420,000, BU10700sqf, LA10700sqf, SK Lee, 6012-239 2188, 

REN:09441, E(1)1532, UP5094565

Rawang, 2 Sty Offcie with Factory, Rawang, Rawang Perdana, 
Factory, SALE, RM 20,000,000, 4b, BU50095sqf, LA140964sqf, 
Jimmy Goh, 6012-202 9977, REN:15525, E(3)1508, UP3045962
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Kapar, Kapar, Meru, North Port, 
Factory, SALE, RM 4,600,000, 
BU14940sqf, LA21590sqf, LC 

Chieng, 019-262 4811, REN:3154, 
E(1)0452/7, UP5103564

Balakong, Balakong, Taman 
Perindustrian Alfa Impian, Alfa 
Impian, Taman Impian Ehsan, 
Factory, SALE, RM 4,990,000, 
6b, BU10300sqf, LA15479sqf, 

Jitco Chin, 012-361 3999, 
E(3)0256, UP3438837

Kuala Selangor, Alam Jaya, 
Agricultural Land, SALE, RM 
5,124,000, 20 Abover20b, 

BU128100sqf, LA128100sqf, 
KCWong, 017-871 8136 / 012-

374 3762, REN:13004, E(1)1501, 
UP3471951

Rawang, Sungai Choh Agri 
land, Sungai Choh, Agricultural 

Land, SALE, RM 9,800,000, 
BU217800sqf, LA217800sqf, 
KCWong, 017-871 8136 / 012-

374 3762, REN:13004, E(1)1501, 
UP1123409

Country Heights 
Damansara, Bungalow 
land, Residential Land, 
SALE, RM 6,413,000, 
LA10689sqf, Chiew 
Kiam Boo, 012-386 

6122, REA:2296, 
E(3)1353/7, UP5077351

Damansara Heights, Bungalow House, SALE, RM 7,000,000, 6+1r6b, 
BU6000sqf, LA7000sqf, Jackie Ngau, 012-332 5055, REN:02743, 

E(1)1112, UP5106931

KL City, (R 1335) 6 Sty Shop, Shop, SALE, RM 15,000,000, 10b, 
BU17000sqf, LA3200sqf, Jimmy Goh, 6012-202 9977, REN:15525, 

E(3)1508, UP5082478

Desa ParkCity, HOT, Zenia Parkhomes, 3-sty Terrace/Link House, 
SALE, 3+1r5b, BU3228sqf, Evelyn Teo, 012-337 8139 / 010-888 8446, 

REN:04777, E(1)1197/3, UP4639057

qwertyuiop

Subang Bestari, Subang 2, Shah 
Alam, Commercial Land, SALE, 
RM 47,000,000, BU233046sqf, 
LA233046sqf, Goh Ching Chee, 

6012-208 0028, REN:01778, 
E(3)1375, UP4160540

Klang, Industrial Land, SALE, 
RM 32,670,000, LA435600sqf, 

Jimmy Hon, 016-339 1199, 
REA:E0759, E(3)0483, 

UP4881869

Wangsa Maju, VILLA 
WANGSAMAS, Condominium, 

SALE, 3+1r3b, BU1267sqf, 
Andrew Saw, 012-335 5339, 

REN:13298, E(3)0812, UP519090

Johor Bahru, V@summerplace, 
Condominium, RENT, RM 

3,500, 3+1r3b, BU1485sqf, Sam 
Low, 019-378 8622/02-9670 
9826, REN:02735, E(1)1544/1, 

UP4761549

Johor Bahru, Sri Awana, Taman 
Selesa Jaya, Townhouse Condo, 
RENT, RM950, 3r2b, LA1013sqf, 

Desmond chung, 019-608 
8860, REN:15068, E(3)1665, 

UP5100304 

Johor Bahru, Tmn Setia Tropika, 
2-sty Terrace/Link House, SALE, 
RM 588,000, 4r3b, LA20x70sqf, 

FOYER REALTY, 6012-738 
8000, E(3)0096, UP5065627

Johor Bahru, Tmn Sentosa, 
Shop, SALE, RM 1,200,000, 

LA22X70sqf, FOYER REALTY, 
6012-738 8000, E(3)0096, 

UP5058300

Johor Bahru, Tmn Seri Alam, 
Shop, SALE, RM 1,400,000, 

LA24X80sqf, FOYER REALTY, 
6012-738 8000, E(3)0096, 

UP4821849

Johor Bahru, Tmn Johor Jaya, 
Shop, SALE, RM 768,000, 

LA22X70sqf, FOYER REALTY, 
6012-738 8000, E(3)0096, 

UP4821663

Johor Bahru, Tmn Adda 
Heights, Semi-detached House, 

SALE, RM 1,280,000, 4r3b, 
LA34x70sqf, FOYER REALTY, 

6012-738 8000, E(3)0096, 
UP5112781

Nusajaya, Eco Botanic Garden 
- The Aldingham, Cluster 

Homes, SALE, RM 1,018,000, 
4+1r5b, BU2480sqf, LA32 x 

80sqf, Kelvin Chee, 6012-770 
0459, REN:07847, E(3)1142, 

UP4998665

Nusajaya, Eco Botanic Coleshill 
35x80 Johor, Cluster Homes, 
SALE, RM 1,300,000, 4+1r5b, 
BU3150sqf, LA35 x 80sqf, Mr. 
Lai, 016-772 8255, REN:20897, 

E(1)1465, UP5076024

Nusajaya, Eco BotanicKey 
Features Private Garden , 
Cluster Homes, SALE, RM 

1,060,000, 4+1r5b, BU2340sqf, 
LA32X70sqf, Brannon Loo, 012-
385 8526, E(1)1307, UP5102780

Johor Bahru, Eco 
botanic, Cluster Homes, 

SALE, RM 1,280,000, 
4+1r3b, LA50x70sqf, 
susanlee, 6012-713 
9998, REN:13378, 

E(3)1451, UP4982864

Nusajaya, Tmn Nusa 
Duta, Semi-detached 

House, SALE, RM 
1,680,000, 4r3b, 

LA32x70sqf, FOYER 
REALTY, 6012-738 
8000, E(3)0096, 

UP5112832

Masai, Strait View, 
Permas Jaya, 

Condominium, SALE, 
RM 2,500,000, 4r4b, 

BU3000sqf, Sally 
Siow, 012-721 8288, 

REN:03374, E(1)1544, 
UP2208081

Johor Bahru, Greenfield 
Regency, Skudai, 

Service Apartment, 
RENT, RM 1,300, 3r2b, 
LA967sqf, Desmond 

chung, 019-608 8860, 
REN:15068, E(3)1665, 

UP4903885

Johor Bahru, Parc 
Regency, Plentong, 

Apartment, RENT, RM 
1,000, 2r2b, LA810sqf, 
Desmond chung, 019-

608 8860, REN:15068, 
E(3)1665, UP4902679

Johor Bahru, Prima 
Regency Service 
Apartment, Jalan 

Masai Baru, Apartment, 
SALE, RM 1,300, 3r2b, 
BU1050sqf, susanlee, 

6012-713 9998, 
REN:13378, E(3)1451, 

UP5011011

Nusajaya, Nusa 
Sentral, 2-sty Terrace/

Link House, SALE, 
RM 570,000, 4r3b, 
LA22x70sqf, Yuki 

Cheng, 016-778 8224, 
REN:16518, E(3)1247/1, 

UP5100188

Johor Bahru, Taman 
desa tebrau, 2-sty 

Terrace/Link House, 
SALE, RM 720,000, 
4r3b, LA22x80sqf, 
susanlee, 6012-713 
9998, REN:13378, 

E(3)1451, UP5106746
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Tampoi, Sri Kenari Apartment, Tampoi Indah, Apartment, SALE, 
RM 250,000, 3r2b, BU918sqf, Chew BK, 016-734 7373, REN:15896, 

E(1)1307, UP4747174

Johor Bahru, Jentayu Residensi @ Tampoi, Apartment, RENT, RM 
1,350, 3r2b, LA954sqf, Desmond chung, 019-608 8860, REN:15068, 

E(3)1665, UP5098540

Kulai, Sedenak, Agricultural Land, SALE, RM 380,000, LA261,360sqf, 
Muhd Danial Atif, 013-463 6732, REN:19987, VE(1)0033/3, 

UP4991790

Johor Bahru, V@summerplace, Condominium, SALE, RM 1,050,000, 
3+1r3b, BU1485sqf, Sam Low, 019-378 8622/02-9670 9826, 

REN:02735, E(1)1544/1, UP4157773

Johor Bahru, The Seed, Sutera Utama, Condominium, RENT, 
RM 1,800, 3+1r3b, LA1390sqf, Desmond chung, 019-608 8860, 

REN:15068, E(3)1665, UP5100318

Johor Bahru, Greenfield Regency, Flat, SALE, RM 420,000, 3+1r2b, 
BU1188sqf, Zac Ong, 016-770 2996, AE(3)0015, UP5080263

Skudai, Tmn Mutiara Mas, Cluster Homes, SALE, RM 968,000, 
4r4b, LA45X80sqf, FOYER REALTY, 6012-738 8000, E(3)0096, 

UP5112277

Nusajaya, ECO BOTANIC Coleshill Aldingham Davenham, Cluster 
Homes, SALE, RM 1,300,000, 4+1r5b, BU3380sqf, LA35 X 80sqf, 

Chew BK, 016-734 7373, REN:15896, E(1)1307, UP5068659

Ulu Tiram, taman gaya, Link Bungalow, SALE, RM 1,480,000, 5+1r5b, 
BU3500sqf, LA5699sqf, Max Teong, 012-593 8858, REN:13572, 

E(1)1533, UP5091750

Ulu Tiram, Tmn Puteri Wangsa, Shop, SALE, RM 1,280,000, 
LA35X70sqf, FOYER REALTY, 6012-738 8000, E(3)0096, 

UP5062358

Johor Bahru, Tmn Johor Jaya, Shop, SALE, RM 798,000, 
LA22X70sqf, FOYER REALTY, 6012-738 8000, E(3)0096, 

UP5058095

Kluang, Taman Titiwangsa, Kluang, 2-sty Terrace/Link House, SALE, 
RM 320,000, 4r3b, BU1540sqf, Jean Kwa, 012-710 6422, E(1)1307/4, 

UP5071006
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Seremban, Bungalow House, 
SALE, RM 2,500,000, 6+1r6b, 

BU9135sqf, LA8418sqf, Winson 
Goh, 012-375 2235, E(1)1197/9, 

UP5059331

Nilai, taman nilai, 2-sty Terrace/
Link House, SALE, RM 560,000, 
4r3b, BU2660sqf, LA22x75sqf, 
Raymond Yeo, 012-500 5039, 

E(1)1307, UP5112428

Seremban, Saujana 
Duta, Semi-detached 

House, SALE, RM 
1,600,000, 4+1r6b, 
LA4500sqf, Tuang, 

6014-932 7188, 
REN:05991, E(1)1026, 

UP5089920

Other, australia melbourne Kl, australia melbourne Kl, Townhouse 
Condo, SALE, RM 2,000,000, 2r2b, BU1600sqf, Raymond Yeo, 012-

500 5039, E(1)1307, UP5113051

Seremban, seremban 2, , 2-sty Terrace/Link House, SALE, RM 
580,888, 4r4b, LA22x80sqf, Raymond Yeo, 012-500 5039, E(1)1307, 

UP4920056

Port Dickson, port dickson, 2-sty Terrace/Link House, SALE, RM 
475,000, 4+1r4b, BU2610sqf, LA20x80sqf, Raymond Yeo, 012-500 

5039, E(1)1307, UP4050989

Seremban, S2 height summer, Bandar Sri Sendayan, S2 height 
summer, Bandar Sri Sendayan, 2-sty Terrace/Link House, SALE, 
RM 560,000, 4r3b, LA22 x 75sqf, Raymond Yeo, 012-500 5039, 

E(1)1307, UP3891735

Sendayan, Shop-Office, SALE, RM 1,018,000, 4r3b, LA22x80sqf, 
Raymond Yeo, 012-500 5039, E(1)1307, UP5113085

Sendayan, bandar sri sendayan, seremban, bandar sri sendayan, 
Shop-Office, SALE, RM 1,018,000, 4r3b, LA22x80sqf, Raymond Yeo, 

012-500 5039, E(1)1307, UP5112953

Seremban, Bukit Rasah, Bungalow House, RENT, RM 10,000, 
5r4b, LA10000sqf, Tuang, 6014-932 7188, REN:05991, E(1)1026, 

UP5084662

Brinchang, Mont’vue, 
Cameron Highlands, 
Brinchang, Kea Farm, 

Apartment, SALE, 
RM 387,000, 3r2b, 
BU843sqf, Luke 

Lee, 012-2577 440, 
E(1)1395/6, UP4580677

Kuantan, Semi-detached House, SALE, RM 320,000, 4r2b, 
BU1332sqf, LA49 x 69sqf, Wendy Chan, 019-678 3338, E(1)1395/6, 

UP5097777

Kuantan, alam perdana, Semi-detached House, SALE, RM 440,000, 
4r2b, BU1200sqf, LA35x82sqf, Wendy Chan, 019-678 3338, 

E(1)1395/6, UP5097759

Seberang Jaya, Bloack 
A , Tenggiri Flat, Flat, 

SALE, RM 85,000, 2r2b, 
BU660sqf, SH Koay, 011-

1095 8731, E(3)0256, 
UP5079109

Johor Bahru, Bungalow 
House,Straits 

View,Danga Bay, Straits 
View, Bungalow House, 

RENT, RM 9,000, 
7r9b, BU12000sqf, 
LA12000sqf, Bryan 
Ting, 011-3843 7777, 

E(1)1465, UP5009533

Port Dickson, Laguna 
Condo, Negeri 

Sembilan, Apartment, 
SALE, RM 95,000, 
2r2b, BU1000sqf, 

C.B.Lee, 6019-368 7799, 
E(1)1492, UP1480320
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Genting Highlands, Ion Delemen @ Genting Highlands, Service 
Apartment, SALE, RM 781,000, 2r1b, BU665sqf, Ms Eugene Goh, 

6017-605 4800, REN:15531, E(3)1508, UP5079877

Genting Highlands, Genting, Condominium, SALE, RM 365,000, 
Studior1b, BU362sqf, Vivian Lee, 6016-208 5040, E(1)1395/8, 

UP5038936

Tanjong Tokong, Quayside Condominium, Tanjung Tokong Seri 
Tanjung Pinang, Condominium, SALE, RM 1,650,000, 1+1r1b, 

BU1371sqf, Johannson Yu, 016-441 3171, REN:20739, E(1)0452/12, 
UP5099280

Gelugor, Minden Garden, gelugor, Semi-detached House, SALE, RM 
1,980,000, 4+1r5b, BU3160sqf, LA2099sqf, Elise Tan, 017-489 9705, 

E(3)0256/3, UP5111186

Ipoh, Lapangan Setia, 
Semi-detached House, 

SALE, RM 700,000, 
5+1r5b, BU3410sqf, 
LA3335sqf, PWP 

Properties (N) Sdn Bhd, 
012-525 8116, E(1)1172/2, 

UP5075878 Tawau, Taman Sawit Sg Balung Tawau Sabah, 1-sty Terrace/Link 
House, SALE, RM 233,800, 3r2b, BU760sqf, LA20x82sqf, Kenneth 

Goh, 019-883 1288, REA:E1288, E(3)0609, UP497251

Ipoh, Green Park , Cluster Homes, SALE, RM 428,800, 4r3b, 
BU2022sqf, LA2240sqf, PWP Properties (N) Sdn Bhd, 012-525 8116, 

E(1)1172/2, UP5025047

Bayan Lepas, Putra 
Place Condominium, 

Condominium, 
RENT, RM 1,500, 

3r2b, BU1000sqf, SH 
Koay, 011-1095 8731, 

E(3)0256, UP4963297

Seberang Jaya, 
K-Residence, 

Condominium, 
RENT, RM 920, 

4r3b, BU1362sqf, SH 
Koay, 011-1095 8731, 

E(3)0256, UP5105894

Seberang Perai, Prai 
Inai, Condominium, 
SALE, RM 225,000, 
3r2b, BU932sqf, SH 
Koay, 011-1095 8731, 

E(3)0256, UP5086052

Ayer Itam, All Seasons Park, Lebuhraya Thean Teik, Condominium, 
SALE, RM 470,000, 3r2b, BU877sqf, Cs Sean, 017-204 4479, 

REN:04809, E(1)1589/1, UP4988187

Batu Ferringhi, Eden Fairway Condominium, Batu Feringgi, 
Condominium, SALE, RM 500,000, 3r2b, BU960sqf, Patrick Oon, 

6012-476 5503, E(3)1402/1, UP5041786

Sungai Nibong, Semi-
detached House, SALE, 

RM 1,700,000, 4r3b, 
BU2700sqf, Maggie 

Cheong, 017-584 5911, 
REN:21069, E(3)1646, 

UP5107971

Gelugor, Condominium, 
SALE, RM 1,000,000, 

4r2b, BU1600sqf, 
Maggie Cheong, 017-
584 5911, REN:21069, 
E(3)1646, UP5108009

Bayan Lepas, Bayan 
Lepas New Condo for 
, Condominium, SALE, 

RM 447,000, 3r2b, 
BU1000sqf, Jack Chia, 

0195751588, REN:19586, 
E(3)1587, UP5101957

Pulau Tikus, The 
Cantonment, 

Condominium, 
SALE, RM 2,150,000, 
3+1r4b, BU2150sqf, 
Jason Lim, 012-562 
3937, EPM(3)0008, 

UP4199191
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