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#MEET us at the iProperty.com Home & Property 
Investment Fair
 
In our mission to change the way the world experiences property, we are 
excited to showcase a new and exciting property expo. 

To be held from the 21st to 24th April at the Kuala Lumpur Convention 
Centre, #MEET - Making Experiences, Enriching Tomorrow by iProperty.
com Expo is set to be a property expo that brings together a mix of 
innovative experiences, the latest technology and thought leadership.

#MEET is set to be the most exciting show yet, providing consumers and 
real estate professionals from here and around the world with a ‘one-
stop shop’ opportunity to capitalize and take advantage from the best 
property deals locally and internationally. 

It is more than just a property expo, it is where visitors will be inspired. So, 
do lock in the dates and we look forward to seeing you there. More details 
on #MEET can be found on page 28. 

Aside from that, in this month’s issue, we also share with you about our 
mingling night in KL, where we had the biggest turnout of developers 
gathering to gain insights into the property market. There is also a special 
feature on Sunway Iskandar and information on this can be found on 
page 34 and 35. 

Happy reading!
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EDITOR’S NOTE
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Is Strata living right for you? On page 86, Sr Adzman 
Shah of Exastrata Solutions Sdn Bhd shares what 
you should consider when looking for a Strata 
property and the pitfalls that could be avoided. 

Last but not least, our Property Man of the Month, 
CK Ng of CK East Group believes in the practice 
“honesty is the best policy”. Ng’s 
rise from humble construction 
firm employee to successful 
entrepreneur is proof that his 
vision and approach can bear 
fruit. 

I do hope you enjoy this issue. 
Till next month!

This month’s Special Focus is about Johor! Many 
Johoreans are indeed happy with the surprise 
announcement by the Sultan of Johor about 
the affordable housing project. The Johor ruler 
unveiled the freehold project to mark his 59th 
birthday celebration.

In this issue, Datuk Christopher Boyd, Executive 
Chairman of Savills Malaysia examines how will the 
Malaysian real estate industry be influenced by the 
economic slowdown and shift in consumer demand 
moving forwards.

With the latest iPropertyiQ data, Reena Bhatt 
explores the top residential hotspots in Johor and 
speaks to experts to find out what prospective 
home buyers and investors should look out for.
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On 15th March 2017, more than 200 people comprising 
of some of the country’s biggest developers, property 
experts and event sponsors flocked to the Ruyi & Lyn 
Restaurant, Bangsar to enjoy an evening of socialising. 

The guest list included representatives from Gamuda 
Land, IJM Land, LBS Bina Group, Low Yat Group, 
Matrix Concepts Sdn Bhd, Mah Sing Group, MK Land 
and TAHPS Group Berhad, Mayland Group, Eupe 
Corporation Berhad, Excel Glamour Housing Sdn 
Bhd, OCR Property, PRG Holdings Bhd, Binapuri, BCB 
Development, Mitraland, Macly Equity Sdn Bhd, TA 
Global, Andaman Group, among others.

Also present were some notable property figures; 
Sarkunan Subramaniam, Managing Director of Knight 
Frank Malaysia; Dr Daniele Gambero, CEO & Co-
Founder of REI Group of Companies, Khalil Adis, 
Director of REI Mediaction Sdn Bhd; Gary Chua, CEO 
of Smart Financing; Alan Poon, Managing Partner of 
Wealth Mastery Asia; Prof. Max Shangkar, Group CEO 
of Max Capital Management and James Tan, Executive 
Director of Raine & Horne International, among others. 

Haresh Khoobchandani, CEO of iProperty.com Malaysia 
& Singapore gave a warm welcome to the guests and 
in his speech he highlighted that iProperty’s goal is to 
provide the most compelling consumer proposition to 
the Malaysian property market. 

“Together with our parent company REA Group in 
Australia, we are now set to start turning up the dial and 
accelerate the move from print to online advertising. 
Our mission is to change the way the world experiences 
property. It is a bold ambition that puts intelligence 
from different sorts of data and technology at the heart 
of the consumer experience,” Haresh said. 

CHEERS TO A GREAT NITE!

The iProperty.com KL Developer’s Mingling Night 2017 event was one for the 
books as the industry’s biggest players gathered for a night filled with great food 

and even better conversation. 

1
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Haresh also shared the findings of the iProperty.com’s 
Consumer Sentiment Survey for H1 2017, in which the 
results proved that interest in Malaysian real estate, 
especially among foreign buyers is still high. 

This was followed by a presentation titled “The Role of 
Media Content in Property Development” by our key 
sponsor for the evening, Astro Malaysia. During which, 
Emely Poon, a famous radio deejay and representative 
of Astro Malaysia shared with guests on the various 
marketing and advertising services made available by 
Astro for property developers targeting homeowners. 

Next to take the stage was Premendran Pathmanathan, 
General Manager Data Services of iProperty.com 
Malaysia, who divulged on insights into the 2016 
Malaysian sub-sale property market. Utilising data 
gleaned from iPropertyiQ, the informative session 
revealed consumer purchasing trends such as popular 
locations, built-up sizes and property prices. 

As the night carried on, a sumptuous buffet was rolled 
out, where the attendees tucked into an array of mouth-
watering dishes. Some won lucky draw prizes which 
included gifts sponsored by Astro as well as the newly-
launched book series, “Good Tenant Great Tenant” by 
Alan Poon.

Once the formal portion of the evening was over, guests 
proceeded to mingle and network with one another 
well into the night. All in all, it was a night of great fun 
and we look forward to the next one!

1. Haresh presenting the findings of the latest iProperty.com
   Consumer Sentiment Survey.
2. (L-R) Lucky draw winners receiving their prizes from Alan
   Poon; Hee Jenn Wei (Asst-Vice President of B2B & IPTV,
   Astro Malaysia) and Haresh, respectively.
3. (L-R) Tim Yong, Account Manager, Developer Sales Team,
   iProperty.com Malaysia with Lens and Jolene from Stella
   World. 
4. (L-R) Ong Wei Ling, PR Executive, LBS Bina; Esther Yong,
   PR Executive, LBS Bina; Lim Sue Hui, Senior PR Manager,
   LBS Bina; Desmond Lim, PR Manager, LBS Bina, Jocelyn Tan,
   PR Executive, LBS Bina; Boyi Wong, Manager Sales &
   Marcom, LBS Bina, Janis Lim, Account Manager, Developer
   Sales Team, iProperty.com Malaysia and Anastasia Lim, PR
   Executive, LBS Bina. 
5. The data sharing session by Premendran was well-received
   by the guests. 

2

3

4
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TACKLING CHALLENGES & 
EXPLORING OPPORTUNITIES IN THE 
MALAYSIAN REAL ESTATE MARKET

REHDA Institute’s Economic & Business Outlook Conference 2017 provided its 
attendees with insightful information, invaluable knowledge and experiences as well 

as excellent networking opportunities. - REENA KAUR BHATT

Organised by REHDA Insitute, the conference was 
attended by numerous industry players in the banking, 
manufacturing, construction and real estate and 
property development sectors.

Datuk Muztaza Mohamad, REHDA’s National Treasurer 
& trustee of REHDA Institute kicked off the day’s events 
with his keynote address; in which he highlighted 
that more policies should be implemented by the 
government to rejuvenate the property market. “A 
reduction in stamp duty charges, extending the Step-
Up Financing Scheme (SPEF) to private residential 
projects as well more infrastructure projects will help 
stimulate market growth,” he said.

Chris Tan, Founder and Managing Partner of Chur 
Associates played host for the event, which saw 
various talks and forums divided into three sections 
– Macroeconomic Outlook & Economic Issues, 

Investment Outlook: China Factor and Real Estate & 
Trends Outlook.

Issues covered included:

• Should Bank Negara Malaysia ease lending for 
property purchases?

• 2017 Real Estate Outlook: What to build, where 
to build, how to sell?

• Falling Ringgit, Bank Interest Rates, Trumpism: 
How are our major economic sectors faring?

• The China factor: What JV and partnership 
opportunities are there for Malaysian companies 
with China companies?

• What real estate investment and development 
strategies can you implement in this current 
market?

(L-R) Premendran Pathmanathan, General Manager Data Services of iProperty.com Malaysia; Foo Gee Jen, Managing Director of CBRE I WTW; 
Datuk Christopher Boyd, Executive Chairman of Savills Malaysia; Tan Sri Datuk Eddy Chen, President of Building Management Association 
of Malaysia, (BMAM); Sarkunan Subramaniam, Managing Director of Knight Frank and a representative from Kansai Paint, the event sponsor.
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The list of speakers consisted of prominent 
industry figures including LEE HENG GUIE, Executive 
Director of Socio-Economic Research Centre; ALAN 
TAN, Chief Economist of Affin Hwang Investment 
Bank Berhad; FOO GEE JEN, Managing Director of  
CBREIWTW, SARKUNAN SUBRAMANIAM, Managing Director 
of Knight Frank Malaysia; HARESH KHOOBCHANDANI, CEO of 
iProperty.com Malaysia & Singapore, and DATUK 
CHRISTOPHER BOYD, Executive Chairman of Savills.

QUOTES OF THE DAY
Some of the day’s key takeaways were:

Sarkunan Subramaniam
Managing Director

Knight Frank Malaysia

Promotions and discounts for 
home buyers including deferred 
payment schemes will only work 

to a certain extent. A revolutionary 
reinvention is required to address 
the affordability issue – in order to 
bring down the cost of properties, 

developers should consider 
building bare shell homes as 

what is being done in China and 
Thailand. Not only is the entry 
point much lower, purchasers 

will get to furbish and renovate 
their properties to their liking and 

budget as well.

Robin Yang
Managing Director

MCC Overseas (M) Sdn Bhd

Haresh Khoobchandani
Chief Executive Officer

iProperty.com Malaysia & Singapore

The One Belt One Road policy is a huge 
thrust for China investors to venture into 
South East Asian countries. Malaysia is 

especially attractive, its sizable Chinese 
population lends a competitive advantage 

and is a strong determinant for Chinese 
businesses to anchor their products/

investments here.

Why are foreign property investors  
venturing into Malaysia? This country has it all; 
location, accessibility, necessary infrastructure, 

stability, cultural harmony and easy and 
supportive foreign policies such as the Malaysia 
My Second Home Programme (MM2H). The main 

draw is purchasers get value for money – RM1 
million buys you 1,190 sq ft of space in Malaysia 
as compared to 140 sq ft in Singapore and 150 

sq ft in Hong Kong. 

The local housing industry wilI 
be going through a structural 

change in the next 5 years – It is 
getting very expensive to develop 

properties; developers should 
move towards building their brand 

equity instead of relying on the 
age-old but cost-heavy strategy 
of land banking. We will witness 
more joint ventures like the one 
between EcoWorld Group and 

EPF; developers will partner with 
institutions/pension funds as equity 
partners to develop their projects.

Datuk Christopher Boyd
Executive Chairman 

Savills Malaysia
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buyers is backed by iProperty.com’s very own 
Asia Property Market Sentiment Survey (H2 2016). 
Carried out across Malaysia, Indonesia, Hong Kong 
and Singapore, the survey provides an insight into 
the region’s consumers’ intentions, preferences and 
motivations for acquiring a property.

One of the survey’s key finding - interest in purchasing 
properties overseas, including in Malaysia, remained 
high, with many respondents citing migration, favourable 
currency rates and economic slowdown as key factors driving 
this trend.

WHO, WHAT & WHERE?
Figures from both REA Group and the Asian Sentiment 
Survey showed tremendous promise; foreign investors 
demand trends are highlighted below:

iProperty.com Group is part of the Australian Stock 
Exchange (ASX)-listed REA Group; with market capital 
of $AUD8 billion. REA is also the leading global leader 
in online advertising serving the property industry. At 
a recent conference hosted by REHDA Institute, HARESH 
KHOOBCHANDANI, CEO OF iPROPERTY.COM MALAYSIA & SINGAPORE 
shared survey data from REA Group showcasing 
Australian consumers’ international real estate demand 
trends, i.e what and where are Australians looking to 
purchase properties overseas?

HOMES IN MALAYSIA: TOP 10 LIST
Malaysia appeared as one of the countries on the top 
10 list of Australian investors’ choice for real estate 
investment. Malaysia’s popularity among overseas 

FOREIGNERS ARE STILL ATTRACTED 
TO MALAYSIAN REAL ESTATE

Surveys by iProperty.com and REA Group point to an exciting nugget of information 
– Malaysia is rising in ranks on the foreign property investment hot list. - REENA KAUR BHATT

Country
Looking to 
Purchase 
Overseas

Malaysia’s Rank 
on Overseas 

Investment List
Property Type

Australia 35% 7th

(1) Semi-Ds 
(2) Terraced Houses  
(3) Condominiums 
(4) Bungalows

Singapore 98% 1st

(1) Semi-Ds 
(2) Terraced Houses  
(3) Condominiums 
(4) Bungalows 
(5) Flat/Walk-up Apartments

Hong Kong 39% 11th

(1) Condominiums 
(2) Terraced Houses 
(3) Semi-Ds 
(4) Flat/Walk-up Apartments  
(5) Bungalows

Indonesia 74% 6th

(1) Terraced Houses 
(2) Condominiums 
(3) Semi-Ds 
(4) Bungalows

The favourite hotspots are:

Source: iPropertyiQ

Kuala Lumpur Selangor Penang Johor 

• Taman Tun
 Dr Ismail 

• Ampang 

• KLCC /Golden 
 Triangle

• Mont Kiara 

• Bangsar 

• Damansara
 Heights 

• Sri Hartamas

• Tropicana 

• Damansara Perdana 

• Kota Damansara

• Bandar Utama 

• Puchong

• Gelugor 

• Tanjung Bungah 

• Batu Ferringhi 

• Gurney Drive

• Johor Bahru 

• Danga Bay Area 

• Iskandar Puteri

• Horizon Hills
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THE WORLD IS YOUR OYSTER WITH iPROPERTY.COM
It was through these surveys REA ascertained that many 
consumers out there have a huge intention to buy property 
overseas and this huge demand has led to REA launching it’s 
very own unique global property network last year.

The new listings experience allows consumers to search 
for international properties from 72 countries across 
Europe, the Americas and the Asia-Pacific region.

With 4.5 million listings and growing, this feature can be 
found on the iProperty Group’s core sites in Malaysia, 
Hong Kong, Indonesia and Singapore.

In Malaysia, HARESH shared that the top 10 international 
visitors to the iProperty.com site are from Singapore, 
followed by the US, Australia, the UK, Hong Kong, 
Indonesia, India, Japan, China and the UAE. 

WHY MALAYSIA?
HARESH says that there is a range of factors driving 
interest in the Malaysian property market. The country’s 
appeal includes:

• Value for Money Investment
The main reason foreigners are interested in investing 
in Malaysian properties more than any other country is 
that they know they are getting the biggest bang out 
of their buck.

A study carried out by REA proves this - RM1 million 
buys you 1,190 sq ft of space in Malaysia (KLCC) as 
compared to 140 sq ft in Singapore (District 09) and 
150 sq ft in Hong Kong (Wan Chai). 

• Good Accessibility & Growing Transportation Infrastructure
Its strategic location gives Malaysia an added edge, 
one can access 60% of the world’s population from 
Malaysia within a 5-hour radius; comparatively this 
percentage for New York is only 5%.

Within Malaysia, transportation infrastructure is 
continuously being improved; recent and upcoming 
projects include the upgrading of the LRT Lines 1, 2 
and 3, Mass Rapid Transit (MRT), Electric Train Service 
(ETS) from South (Johor) all the way up north (Padang 
Besar), Singapore – KL High-Speed Rail (HSR) and the 
East Coast Rail Line project which will connect Klang 
Valley to the eastern part of the peninsula. 

• Easy & Foreigner Friendly Policies 
Sweetening the pot for foreign retirees is the Malaysia 
My Second Home Programme (MM2H) which allows 
foreigners to stay in Malaysia on a social visit pass for 
10 years, and it is renewable upon fulfilment of the 
renewable requirement when it expires.

This programme is a hit and a wave of investors from 
China is beginning to emerge as shown by the number 
of MM2H foreign purchasers from 2002 to June 2016:

As pointed out by HARESH, the MM2H potential is 
tremendous; more should be done to promote foreign 
property ownership in Malaysia. Many countries provide 
a ready catchment of prospective buyers; for example, 
Pakistan has a population of 1.2 billion. 

Besides that, any MM2H transaction is exempted from 
the approval of the Economic Planning Unit (EPU) and 
foreign home buyers get to enjoy special prices in most 
states.

• Green Light to Purchase Sub-sale & New Developments
Foreign ownership of Malaysian property is pretty 
liberal, foreigners can even own 100% of the property 
as long as minimum requirements are met. Some 
restrictions do apply:
1. Properties valued < RM1 mil; though the minimum 

threshold differs in certain states (Selangor:<RM2 
mil; Penang Island: <RM 3 mil; Perlis: <RM500,000)

2. Low and medium cost residential units as defined by 
the state authority. 

3. Properties standing on Malay Reserved land.
4. Properties allocated to Bumiputera interest in any 

property development project as determined by the 
state authority.

• It is Ranked 6th in the Annual Global Retirement 
Index by International Living
It is no wonder that Malaysian real estate is much sought 
after - Foreign investors love its tropical climate, tasty 
local fare and its multi-racial environment.

MALAYSIA, A COUNTRY FOR EVERYONE
There is no denying that Malaysia presents a great 
and unique opportunity to attract foreign investors 
– HARESH feels that developers should make their 
move to capitalise on this trend. As such, the ability 
to engage with these potential buyers is critical. To 
attract buyers, we will first have to understand and 
identify your overseas buyer, localise the message and 
finally provide detailed and comprehensive information 
which expedites the decision-making process. With the 
advancement of technology, the smartest and most 
effective way to execute these 3 steps is through an 
online platform.

With the largest database of the most up-to-date 
listing, the iProperty.com portal helps tens of thousands 
of expatriates and foreigners make informed decisions 
when finding their dream homes or investment 
properties. Visit https://www.iproperty.com.my/international 
today to find out more.

Source: MM2H

China Japan Bangladesh UK/Ireland Iran

Singapore Taiwan Korea Pakistan India 

7,235 3,993 3,293 2,304 1,326

1,217 1,133 1,098 947 842
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The Estate employs craftsmanship to create meaningful spaces 
that matter to the modern dweller.

IT’S LIFE WITH AN 
ARTISAN’S TOUCH

1

As the world progresses so too urban culture, and with 
it comes a marked shift in lifestyle aspirations. 

Factors such a changing global economic climate, 
technological advancements, population expansion and 
environmental concerns have led to a reprioritisation 
of needs and wants among consumers, and in the 
property arena, this necessitates a reimagining of our 
built landscape.

For boutique luxury developer Bon Estates Sdn Bhd, the 
path is clear. A new-age developer that is determined 
to put people at the heart of its building ideology; it 
not only embraces this changing dynamic in the market 
place, but has also shaped its organisation around the 
values that will define home ownership demand in the 
future

“As the demands of a modern world put pressure on 
our time, income and environment, home seekers 
are not just looking for added value in their property 
investments, they are also redefining the meaning of 
‘value’ itself,” explains Bon Estates managing director 
Goh Soo Sing.

“No doubt, quality craftsmanship continues to be the 
hallmark of luxury properties, but we also have to 
recognise that buyers yearn for something a little more 
meaningful… they want to engage in the art of living,” 
he says. 

Goh adds that luxury buyers cannot be simply 
dismissed as those who have money to squander on 
excessive things. These are intuitive individuals and 
prudent investors that have disposal income to invest 
in something meaningful for them and their family. 

As such, the aspiration to buy a home these days is 
synonymous with the desire to live a more fulfilling life. 
This is especially true for those who live in the city, for 
whom the pressure of a fast-paced life leaves little time 
to spend at home. 

This means they seek out an environment that offers 
quality time with loved ones, respite from the hustle and 
bustle, and a healthy surrounding that is conducive to 
nurturing family and community bonds. This requires a 
special kind of craftsmanship that goes beyond quality 
build and finishing.

1
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2

1 Lap Pool - Soak in the cool waters under tropic
2 Grand Lobby - Designed to take care of your guests’
   comfort
3 Resort Lobby - Feel the tropical breeze in our shaded lobby

the overall commercial lure of the vicinity, which is why 
Bon Estates was keen to get involved in the area,” Goh 
says.

Its pricing at RM800per sq ft (lower than similar 
options in the area) creates immediate appeal among 
home seekers, but Goh says this is only part of the plan. 
The greater aim is to generate long-term demand and 
sustained potential for value appreciation by infusing 
lifestyle appeal and a sense of “pride of place” for 
residents.  

Designed to embody the Bon Estates ideology, The 
Estate focuses on the provision of spacious comfort 
and healthy living despite being in the heart of an 
urban setting. This is delivered with strong emphasis on 
interactive green public spaces and facilities that offer 
a sense of serenity as well as encourage healthy living 
standards that are conducive to nurturing growing 
families. 

“It is really about the quality of the space provided 
and how well it has been crafted to fulfil your lifestyle 
needs… something that appeals to both head and 
hearth with equal measure. We believe a key dynamic 
change we are seeing today is that people are returning 
to that basic emotive compulsion that defines a home – 
and that is, home is where the heart is,” says Goh. 

This is the underlying vision behind the company’s 
flagship project taking shape in the highly-vaunted 
South Bangsar locale in Kuala Lumpur, which is aptly 
dubbed The Estate. 

The project occupies 3.68 acres of rare freehold land in 
the popular vicinity, which not only boasts a centralised 
location with excellent interconnectivity with key 
urban centres within the Klang Valley, but also plays 
host to a vibrant and important commercial presence 
– promising healthy capital growth in the near future.
 
Limited supply of residential options in the locale 
already makes a compelling case for investment, but 
the project provides the additional rarity of large units 
that are targeted at families, which is currently in very 
short supply.

Adding to the appeal is the fact that The Estate is 
situated on rare freehold land that offers a verdant 
backdrop of the Bukit Gasing Forest Park.  

Here, two towers of 46 storeys will host a total of 328 
luxury units that range between 2,346sq ft and 3,110sq 
ft in size. These will not only address the need for 
sizeable spaces to accommodate larger families but 
also cater to an expatriate community that has long 
had an affinity with the Bangsar neighbourhood. 

“Bangsar has always had strong appeal as a residential 
address. It is an established area for upmarket 
properties and has consistently attracted an expatriate 
crowd. The extension into South Bangsar has boosted 

The project also recognises the growing desire to live 
eco-consciously. It is designed to be an energy efficient 
building in line with Building Sector Energy Efficient 
Project (BSEEP) standards set by the United Nation 
Development Programme (UNDP) and Jabatan Kerja 
Raya (JKR).

Featuring a density of just 89 units per acre (a 
benchmark for the Bangsar South area), The Estate’s 
two towers accommodate just four units per floor. Each 
unit is a corner unit, with north-facing units enjoying 
a view of University of Malaya and the KL city skyline 
beyond it, while south-facing units overlook the 
majestic Bukit Gasing forest.

2
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Standard units come in options of four-plus-one or 
five-plus-one bedrooms, while there are also a limited 
number of duplex units and penthouses available. 
About 40 per cent of the units will feature the dual-
key concept as well, expanding the appeal to those 
with older children or those who wish to sublease for 
recurring income.

The overall design language will be modern, linear and 
evergreen in line with its aim to create timeless appeal. 
Importantly, the project aspires to pay equal mind to 
form, function and sustainability.

Inside, buyers can look forward to spacious open 
concept layouts that impress with grandeur without 
compromising on the promised wholesome touch. 
Roomy ceiling heights of 11ft provide an airy ambience 
while every bedroom is afforded the convenience of 
an attached bathroom. Form and function are evident 
in the provision of quality designer fittings and fine 
finishing. 

All units come with a marble floor finish for the living 
area; homogenous tiles for the balcony, wet kitchen 
and bathrooms; engineered wood flooring for the 
bedrooms; and carefully selected bathroom fixtures 
which include designer sanitary ware, superior brass 
taps and stone composite bath tubs.

Goh expressed that the high-quality materials used go 
hand-in-hand with Bon Estates’ commitment to high-
quality workmanship. The Estate will be built based 
on QLASSIC standards certified by the Construction 
Industry Development Board (CIDB). 

Also, in line with its BSEEP rating, units are designed 
to be passively cooled homes. All east and west facing 
windows will be fitted with Low E laminated glass 
that cuts out the heat without compensating on the 
allowance of sunlight. 

The building’s architecture also includes vertical and 
horizontal fins to provide additional shading from the 
morning and evening sun and provide an increased 
sense of privacy. 

Residents will also enjoy private lift lobbies, generous 
allocation of four car-parking bays (situated side-by-
side) and various energy-efficient utilities – including 
six charging stations located within the premise.

“We incorporate natural materials in our buildings and 
landscape areas because we want to bring the natural 
environment closer to the living environment,” says 
Goh.

This is done through the careful selection of long-lasting 
building materials such as wood, stone and marble. The 
use of natural elements also creates a sense of balance 
in the environment, which is an important component 
of the overall lifestyle outlook at The Estate.

The focus on balanced living is also made clear in the 
design concept of exterior spaces, where almost 70 per 
cent of the land mass area is dedicated well-manicured 
landscaping. The Estate adopts an eye-catching 
tropical resort theme which includes luxury cabanas, 
a resort themed lobby and a beautiful tea garden to 
complement a host of lifestyle facilities. 4

3
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5
6

4 Cabanas - Find refuge from the urban heat in these cooling
    cabanas
5 Expansive Balconies - Enjoy the panoramic City Skyline or
   the Forest Canopies from your Living Room
6 Outdoor Pavilion - Experience the essence of tropical siesta

Conceptualising the look and feel of the common 
green spaces is renowned landscape architectural firm 
Seksan Design. Notably, Seksan’s team has created a 
sustainable and functional green feature at the project 
by converting an existing retention pond on site into 
a beautiful 300m lake walk where residents can enjoy 
morning and evening strolls.

Both towers at the project feature individualised lobby 
concepts. Tower A, located beside the pool area, 
showcases an open-air resort theme lobby, while the 
lobby at Tower B is fully air-conditioned and modelled 
after a 5-star hotel grand lobby so that guests can be 
received and entertained in style.

The two towers also come with sky decks featuring a 
barbecue area, dining area, lounge area and a dipping 
pool. Owners can host private parties at the sky decks, 
the multipurpose hall or party rooms.

Residents can choose to indulge in any of the five pools 
provided at The Estate. This includes the two sky pools, 
a lap pool, family pool and kid’s pool.  Other facilities 
include a 3,000sq ft gym, yoga room, meditation room 
as well as child-friendly facilities such as an open play 
area with a sunken lawn, custom play area and an 
indoor playroom.  

Overall, Goh says The Estate envisions a healthy and 
holistic lifestyle for its residents. In order to focus on 
people, Bon Estates understands that it needs to go 
beyond the provision of quality to invest tremendously 
into the quality of lifestyle it provides. 

“Bricks and mortar alone do not make a home; it 
requires a strong sense of belonging that only those 
you love and the community around you can provide. 
We believe that living spaces should be well crafted to 
cultivate such an environment, and this can be achieved 
by paying close attention to the basic emotive needs of 
people,” he says.  

“At Bon Estates, we see that pride of ownership 
is intrinsically connected to a quality of life that is 
wholesome, healthy and people-centric,” he adds. 
     
Goh believes true value should never be a short-term 
benefit but a long-term goal. The long-term value 
envisioned for The Estate is that it will appeal beyond a 
single generation; a 100-year home that will be handed 
down and valued by future generations as well. 

For more information, please visit  
www.theestatebangsar.com.

6
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Country Garden unveils a sterling project in Tampoi, Johor Bahru that boasts “Dream 
Homes Made Affordable”.

COUNTRY GARDEN CENTRAL 
PARK – DREAM HOMES MADE 
AFFORDABLE

Tucked away in the suburban enclave of Tampoi in 
Johor Bahru, Country Garden Central Park is a serviced 
apartment development spread across 53 acres of 
freehold land in Malaysia’s southern economic engine. 
Located just 11 kilometres away from Johor Bahru’s 
city centre, Country Garden Central Park offers 
contemporary and stylish living spaces. 

1

Dream homes
Promising dream homes amidst urban amenities in a 
suburban enclave, Country Garden Central Park offers 
1,778 residential units with 6 layout options as follows:
• Type A: 398 sq ft
• Type B: 538 sq ft
• Type C: 786 sq ft
• Type D: 980 sq ft
• Type E: 1,636 sq ft
• Type F: 592 sq ft
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Designed to exude contemporary style combined with 
practicality, the units are all north-south facing, with 
a 180 degree view of the surroundings. The units are 
also equipped with sophisticated smart-home locks 
systems, and multi-tiered security system complete 
with perimeter compound security, phase-by-phase 
border security, floor access security, smart lift security, 
smart home access and smart car access systems. In 
addition to this, the units also come with kitchen 
cabinets, hood and hob, and water heaters alongside 
top quality finishing. 

Quality fittings and workmanship adorn the homes 
which also come with multi-storage foyer cabinets, 
800 x 800 tiles and special drip-edge guard design 
worktops in the kitchen. The development features 
5-star hotel grade property services for the convenience 
and comfort of residents. 

1 Country Garden Central Park Sales Gallery actual scene
2 Enjoy the luxury park view right at your doorstep

2
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The development is currently open for priority booking 
and is expected to be completed by March 2020. The 
developer is targeting buyers from all age groups and 
is offering 15 percent bumiputera discount. A referral 
fee is also offered to introducers. 

Fascinating facilities
Country Garden Central Park presents an interesting 
array of in-house facilities for discerning buyers. One 
can unwind in the cool waters of the swimming pool or 
at the poolside bar. Take a vacation within the comforts 
of home and enjoy the ambience at the pool deck 
or play a game or two of tennis or basketball at the 
respective courts. Workout those tired muscles at the 
gymnasium or spend quality time with the children at 
the outdoor playground. 

One can even catch up with friends and family at the 
barbeque area or take a jog down the scenic jogging 
track. The development also provides 24-hour security 
surveillance, ample car park facilities, power outlets, 
emergency buttons at strategic locations and a 
community hall. Harmonise with nature at the unique 
green community park that boasts 15.6 acres of lush 
greenery, water elements and a spectacular landscape. 

Sterling locale
Country Garden Central Park is an ideal choice for 
those seeking a suburban abode with all the trappings 
of urban living. Strategically located in the bustling 
township of Tampoi in Johor Bahru, the development 
is within a stone’s throw from various amenities and 
conveniences. Popular shopping hotspots within several 
minutes’ drive include Sutera Mall, Plaza Angsana, KSL 
City Mall, The Zon Duty Free Mall and JB City Square. 

3

4

Premier healthcare facilities within a few minutes’ 
drive include Hospital Sultan Ismail, Hospital Sultanah 
Aminah, and Hospital Permai Johor Bahru. 

Popular tourist destinations such as Legoland, Puteri 
Harbour and the Hello Kitty Town are just 20-25 minutes 
away from the development. The renowned Danga Bay 
is just 7 kilometers away, while Austin Heights Water 
and Adventure Park is located 11 kilometers away. 
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that include the Pasir Gudang highway, the North-
South highway and the Skudai highway. 

The developer
Country Garden Central Park is the brainchild of a 
joint-venture between Damansara Realty Sdn Bhd 
(DBhd) and Country Garden Holdings Co. Ltd. The 
development is managed by DAC Properties Sdn Bhd, 
the joint-venture company, 30 percent of which is 
owned by DBhd’s wholly-owned subsidiary, Damansara 
Realty Johor Sdn Bhd (DRJ) and 70 percent by Country 
Garden Management Sdn Bhd (CGM). CGM is owned 
by Country Garden. 

Central Park is the fourth real estate project by 
Country Garden whilst the company has three other 
projects, Country Garden Danga Bay in Johor Bahru 
and Country Garden Diamond City in Kuala Lumpur as 
well as its flagship mega-project, Forest City. Country 
Garden is one of China’s most reputable developer with 
an impressive track record across China, Malaysia and 
Australia. 

For more information on Country Garden Central 
Park, contact 1300-88-0888 / +607-239 6508 or visit  
www.countrygardencentralpark.com.

3 An integrated city in Johor Bahru (artist’s impressions only)

4 General plan of Country Garden Central Park (artist’s 

impressions only)

5 Swimming pool with beautiful scenery for you and your 
family

5

Country Garden Central Park is only 8 kilometers from 
the vibrant commercial centre of Taman Sutera Utama, 
9 kilometers from Bukit Indah, and 10 kilometers from 
the reputable enclave of Mount Austin. The Woodlands 
Checkpoint is just 13 kilometers away, while Senai 
International Airport is 22 kilometers distance from the 
development. 

Country Garden Central Park also offers excellent 
accessibility and is well-connected via major highways 
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CK NG: DRIVEN BY QUALITY

Ng Chong Kiat
Managing Director of CK East Group

Key to CK East’s success is its eye for detail and strict insistence on providing 
quality furnishings and unique designs for its projects, explains Ng Chong Kiat.

 Our emphasis is on 
quality. You can see that 
in all of our projects.“ “  Ng’s rise from humble 

construction firm employee 
to successful entrepreneur 
is proof that his vision and 
approach can bear fruit. 

“ “
PROPERTY

Man of The Month

Interview by ROSHAN KAUR SANDHU
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“Our emphasis is on quality. You can see that 
in all of our projects,” declares CK Ng, 
managing director of CK East Group. “We 

may not be competing with the big guns but we place 
great emphasis in giving our projects outstanding 
value. You could describe us as a boutique developer.” 
He is not interested in categorizing his firm according 
to size but is keen that property buyers, know CK East 
for its quality projects, which are tied to its superior 
furnishings and high end workmanship.

This was no idle boast but a candid assessment from 
an entrepreneur who rose up the ladder the old 
fashioned way – through hard work and sheer bloody-
minded belief in his vision. By Ng’s own admission, his 
SPM results were far from impressive and his financial 
circumstances forced him to endure a job he intensely 
disliked in a construction firm. But the then 19-year-old 
made full use of the opportunity to learn more about 
the property industry and build his network of useful 
contacts. His perseverance was rewarded as he worked 
his way up to become partner before breaking ranks to 
go solo in 2002.

A PLATINUM MOMENT
Ng’s book of contacts became essential when he set 
up his own construction firm. He got his first big break 
when Platinum Victory Sdn Bhd - approached him to 
do some earthwork, which then led to infrastructure 
work. Ng says he is very grateful for the opportunity 
to expand his area of expertise from construction 
into infrastructure. “I was just a small firm but when 
opportunity knocks, you must seize the moment,” 
he states. “It was very challenging trying to learn the 
relevant know how in a short space of time but it was 
something that needed to be done if the company was 
to grow.”

His next move was to establish CK East as a 
developer of unique vision and capability. Ng took 
over a bungalow project called Anjung Melati in 
Taman Melati, Kuala Lumpur. The project was facing 
several issues, not least the fact that the original 
developer had under priced the units. “There were 
bookings but actual signed S&Ps were few and far 
between,” recalls Ng. “Many potential buyers could 
not believe that such nicely appointed bungalows 
could be built at the original price. There was a clear 
lack of buyer confidence.” Ng managed to turn the 
project round by revamping the pricing and tweaking 
the designs and dimensions. He gave an example of 
the latter as when he raised the ceiling height of the 
bungalows from 10ft to 15ft, which greatly improved 
the aesthetics of these high end abodes. The project 
was sold out in 2012. 

DIAMOND IN THE ROUGH
“A diamond in the rough” is how Ng describes the latest 
development his company is involved in – Rencana 
Royale TTDI. Central to his vision was to capitalize on 
the development’s prime location of Taman Tun Dr 
Ismail. Ng certainly does not believe that it being Malay 
Reserve Land is any sort of hindrance to the success 
of the project.  “Do the math” he challenges. “There 
are plenty of potential buyers in the market, especially 
in the Klang Valley, who appreciate the location of the 
project and would be willing to pay a premium.” In fact, 
Ng sees the pioneer land status as a means of attracting 
buyers with lower purchase prices as compared to non-
reserved land. But as he points out, in prime locations 
such as TTDI, properties would command premium 
rentals, regardless of whether they are situated on 
reserved land or not. Thus the lower purchase price 
makes the Malay Reserve development a much more 
attractive proposition. 

1
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Ng says that his contractor background has helped 
him greatly as he understands the finer points of the 
construction industry. He knows where construction 
faults usually occur and what the prices of raw materials 
are, thereby avoiding many of the usual pitfalls faced 
by developers. 

As parting advice to upcoming property industry 
leaders, Ng said to “not place great importance on 
one’s self but rather to always focus on the needs of 
the buyer.” Last but not least, he urges property players 
to practice “honesty is the best policy”. Ng’s rise from 
humble construction firm employee to successful 
entrepreneur is proof that his vision and approach can 
bear fruit. 

4

The RM380 million project will offer 627 units of suites, 
2-storey garden terraces, studio suites, duplex suites 
and corporate suites, as well as two facility floors. The 
facilities include meeting rooms, a theatre, barbecue 
area, gym and prayer room. Sizes for the units range 
from 472 sq ft to 4,296 sq ft. According to Ng, take up 
rate is about 80%.

As a taster of the premium-ness of Rencana Royale 
TTDI, Ng highlights the Suites in the Sky, which he 
describes as “corporate suites on top of the 13-storey 
development”. These 16 exclusive units will be privy to 
their own private elevators and even swimming pool, 
among others. Ng certainly believes in going the extra 
mile to attract buyers by with value propositions such 
as guarding privacy with private walkways, lobbies and 
car parking.

SIX-STAR DESIGNS
“We concentrate a lot of our efforts in the common 
areas rather than placing too many fittings in individual 
units,” he said. This is because each home owner will 
have personal preferences. CK East is not scrimping 
but by not cramping units with gadgets, fittings and 
furnishings, owners can customize the units accordingly. 
“That is why all our projects such as East Utama, luxury 
terrace in Damansara have very nice common areas, 
from the lobbies to the facilities. This gives our projects 
an exclusive and premium feel.”

This is an approach Ng brings to all his projects; whether 
they are they are situated on pioneer land or not. 

HONESTY IS THE BEST POLICY
Ng has come a long way since branching out alone in 
2002, with a new low-rise residential project called One 
East, located near Bandar Utama, Petaling Jaya. Also 
in the pipeline are 29 link houses in Gombak, Kuala 
Lumpur, slated for a year end launch. 

1 Current project - Rencana Royale
2 Top Management for Rencana Royale: 
 (L-R) Mr. Tan Aik Huat ; Mr. CK Ng ; Mr. Mohamed Shariff
3 Main Entrance - Rencana Royale
4 3 Room Deluxe Suite - Rencana Royale

2
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Rencana Royale Sales Gallery
Lot 3085, Jalan Datuk Sulaiman, 60000 Kuala Lumpur,
Federal Territory of Kuala Lumpur, Malaysia
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Make Experiences
Enrich Tomorrow

The Future is

#MEET is an event showcasing leading property developments with a wholesome 
focus on enriching experiences via the latest innovation and technology in homes.

It is more than just buying a property, it is about 
building a home. Come and experience the latest 
innovations and technologies in homes from home 
appliances, renovation ideas, and more with our 
partners such as BuildEasy, Habitat.my, MyLori, 
TEKA and Trybe. Walk into the different #MEET 
spaces built around the different rooms in a home 
and indulge in submersive interactions.

ME-EAT-SHOOT-ROOTS
• This thought leadership activity takes visitors 

beyond just purchasing a property but with 
thoughtful concern for carbon footprints left 
behind by the way we live, and the things we do 
every day.

ME-PLAY, MY PLACE
• A game zone for visitors. Redeem exciting prizes 

when you complete a minimum of 3 activities on 
the grid. Upon completion of each task, visitors 

will receive a stamp on their #MEET grid. Then, 
locate the Ask Me Booth, snap a picture with 
#MEET to redeem exciting freebies! Remember, 
first come first serve basis only.

What else is in store?
• Limited edition #MEET merchandise for the first 

500 online registrants

• Seminars and compelling content from property 
and lifestyle experts

• Too lazy to drive? Take GrabCar to the event! 
Special discounts available, register online now to 
find out more!

• More surprises to be revealed at the event!

For more information, go to expo.iproperty.com/
meet. Come #MEET us. Learn, interact, and be inspired.
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Property outlook for 2017 remains 
muted but with pockets of 
opportunities to be sought in the 
secondary market and southern 
corridor of Klang Valley

Greenland Group and AirAsia unveil new A320 Livery for Guangzhou 
direct flights

Homes in the secondary market and the Southern 
Corridor of Klang Valley are what buyers should look 
out for when property hunting in 2017, according to 
experts at a recent talk held at Bukit Puchong Sales 
Gallery.

“A  good time to buy a property will be the second 
half of the year. For the first half, the market is still 
very volatile. The second half will be more stable 
and you will see more available stocks in the market. 
The secondary market will present very good 
options. The primary market is a bit slow this year. 
However, for next year, the primary market will be 
good,” said Prof. Joe Choo, president of Malaysian 
Institute of Geomancy Science (MINGS).

“You should have an investor’s mindset by looking 
for the most affordable home but with the greatest 

In their continued efforts to promote rapidly developing 
Johor Bahru as a lifestyle and tourism hotspot, 
Greenland Group and Air Asia recently launched their 
joint partnership A320 Livery. The newly unveiled design 
which will be flying direct routes between Senai Airport 
and Guangzhou seeks to showcase the potential of 
Malaysia’s southern expanses to draw the interest and 
patronage of the local and international community. 
The launch was attended by FuGen, General Manager 
of Greenland Malaysia, and Spencer Lee, Head of 
Commercial AirAsia Berhad (Malaysia).

room for capital appreciation,” said Dr Daniele 
Gambero, CEO of REI Group.

“When looking at transformation, this means 
looking at growth strategies via new economic 
drivers and the strengthening of infrastructure 
developments. One example is the economic 
growth corridor of Southern Kuala Lumpur where 
the Malaysia Vision Valley will be developed 
between 2015 to 2035. Covering high tech, 
logistics, education, health, tourism and sports, this 
new economic corridor is expected to create some 
1.35 million jobs by 2035,” he said.

Both Prof. Choo and Dr Gambero were invited 
speakers at TAHPS Group Property and Feng Shui 
Talk held on 4 March 2017 at Bukit Puchong Sales 
Gallery which attracted around 150 attendees.

 “As a Fortune 500 company headquartered in China 
and China’s no. 1 integrated developer, it is natural that 
Greenland Group sees the importance of fostering and 
solidifying ties between China and Malaysia. We believe 
that together with AirAsia’s direct route to Guangzhou, 
we can promote Johor Bahru as a major hub in tourism, 
trade and investment,” said FuGen, speaking at the 
event.

Greenland Group is a developer which counts Jade 
Palace, a prestigious project in the Danga Bay area along 
the Straits of Johor amongst its portfolio. It is designed 
by internationally-renowned architect Aedas, one of the 
Top 5 winners of the Architects’ Journal International 
Practice for 2015. Highlights of Jade Palace also include 
a “5D” concept which marries the greenery of nature 
together with panoramic views of the seafront, as 
well as access to a unique coastal shopping hub with 
delightful seaside shopping and dining options. Spencer 
Lee echoed FuGen’s sentiments on emphasising and 
encouraging bilateral relations and catering to the 
needs of these communities.
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Mah Sing launches its first RUMAWIP project

Mah Sing Group Berhad recently launched its 
RUMAWIP project, Residensi Seri Wahyu in Lakeville 
Residence Sales Gallery. 

The development consists of one tower with a total of 
660 units. Each unit comes with one complimentary 
carpark and is priced at RM300,000 with a built up 
of 805 square feet (sq ft) that includes 3 rooms and 2 
bathrooms.

Buyers are given an option for an upgraded package 
that features kitchen and bedroom fittings, air 
conditioners, water heaters, floor tiles as well as added 
electrical points for an additional RM30,000.

Additional carpark bays are also made available to the 
buyers – RM25,000 for one additional tandem parking 

bay or RM30,000 for one additional side-by-side 
parking bay.

RUMAWIP is the Malaysian government’s initiative to 
develop 80,000 housing units throughout Wilayah 
Persekutuan Kuala Lumpur, Putrajaya and Labuan 
in the span of five years. Single individuals with a 
monthly income of less than RM10,000 or married 
couples with household income of less than RM15,000 
are entitled to register for the project. Buyers must 
also be a Malaysian citizen of 18 years old and above 
and either work or reside in Wilayah Persekutuan.

The launch event is part of Mah Sing’s effort to support 
the government’s initiative and cater to the need of 
mass-market homes. This is also in line with Mah Sing’s 
revamped image that promises to enhance the lives of 
the rakyat.

Group Managing Director of Mah Sing, Tan Sri 
Dato’ Sri Leong Hoy Kum shared, “We support 
the Government’s initiative to make homes more 
affordable for Malaysians.

Residensi Seri Wahyu is strategically located in Kuala 
Lumpur with a layout that is suitable for young adults 
who are working in the city as well as young families. 
We hope to see the rakyat take advantage of RUMAWIP 
projects as they are well-planned developments that 
will become an asset for young homebuyers.”

Situated in the vicinity of Lakeville Residence, residents 
of Residensi Seri Wahyu will be able to enjoy ease of 
accessibility along Jalan Kuching, Jalan Ipoh, Jalan 
Kepong, Duta-Ulu Kelang Expressway (DUKE) and the 
Middle Ring Road (MRR) 2.

As an added convenience, residents of Residensi Seri 
Wahyu can easily access nearby public transportation 
as the development is located nearby the Taman 
Wahyu KTM station. It is also located approximately 
2km from the Sri Delima MRT station, which is part of 
the Sungai Buloh-Serdang-Putrajaya (SSP) MRT Line 
2 and is scheduled for completion by 2021. For users’ 
convenience, MRT Corp will be providing a feeder bus 
service to pick up MRT users from a bus stop located 
right in front of the project.

The development will feature various facilities such 
as swimming pool, children’s pool, playground, gym, 
BBQ area, a multi-purpose hall and more. The public 
are encouraged to visit the Lakeville Residence Sales 
Gallery which is open from 10am to 6pm.
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S P Setia Launches 900 units of Rumah Selangorku at Setia Eco Templer

Skyworld’s SkyAwani 2 Residences fully snapped up in 2 hours

S P Setia Berhad, Malaysia’s leading property 
developer officially opened the registration for 
its Rumah Selangorku units in Setia Eco Templer 
last month. Y.A.B Dato’ Seri Mohamed Azmin Bin 
Ali, Dato’ Menteri Besar of Selangor officiated the 
launch held on 4 March 2017.

Named as Pangsapuri Cenderawasih, the Rumah 
Selangorku project comprises 900 units of 
apartments which are made up of Type A, C and 
D. Type A’s built-up is approximately 700 sq ft and 
is priced at RM42,000. Type C and D’s built up are 
approximately 800 sq ft and 1,000 sq ft and are 
priced at RM150,000 and RM220,000 respectively.

City developer, SkyWorld Development Group has 
plenty of reasons to celebrate. Following the remarkable 
100% take-up of Tower A – SkyAwani 2 Residences 
on 3 December 2016, SkyWorld opened up its highly-
anticipated Tower B for unit selection end of February 
2017. Once again, it did not disappoint as the 294 units 
were snapped up in just 2 hours. The SkyAwani series 
has become must-owned starter homes for first time 
home buyers – given its extraordinary value – a strong 
combination of good price, practical layout and the icing 
on the cake is the full-fledged condominium facilities. 

Lee Chee Seng, COO of SkyWorld shared, “This is a 
strong evidence of SkyWorld’s ongoing endeavour in 
delivering a good mix of projects centred around our 3 
key strengths namely – Value Creation, Integrated Sky 
Living experience, and Innovative concepts. Aligned 
with our CSR commitment and our compliance with 
RUMAWIP, we delivered value for money without 
compromising on quality and aesthetics.

“Being Malaysia’s leading property developer, we 
are committed to nurturing a balanced community 
where families can enjoy living based on our 
development philosophy of LiveLearnWorkPlay,” 
said Tan Sri Dato’ Seri Dr Wan Mohd Zahid Mohd 
Noordin, Chairman of S P Setia Berhad.

Located within the newly launched eco-themed 
township of Setia Eco Templer at Templer’s Park, 
the residents of Rumah Selangorku will be able 
to enjoy a green and healthy lifestyle set amidst 
beautiful limestone hills and creeks.

Setia Eco Templer is Setia’s latest eco-themed 
development located on the former site of the 
Perangsang Templer Golf Club in Templer Park. 
This 194-acre gated and guarded township 
comprises a residential mix which carries unique 
architecture themes of English, Balinese and 
Peranakan, and commercial properties. It is a joint-
venture development between Setia Eco Templer 
Sdn Bhd and Cash Band (M) Berhad. It has a Gross 
Development Value (GDV) of RM2 billion.

Residents of Setia Eco Templer will enjoy clubhouse 
facilities to service their leisure needs. The 
clubhouse features an Olympic-sized swimming 
pool, gymnasium, ballroom, function rooms, F&B 
outlets and more.

SkyAwani 2 features 2 towers of 39 & 44 storey serviced 
apartments with 9 levels of podium parking and 
3-storey stratified shop offices. Tower A & Tower B has 
414 and 294 units respectively with built-up of 800 sq ft 
for each unit at a fixed price of RM300,000. Seated on 
a 2.78-acre of leasehold land, the total estimated GDV 
of SkyAwani 2 is over RM250 million.
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Designed for sustainable living and to promote an eco-
friendly environment, Sunway Iskandar has integrated 
700 acres of equatorial rainforest into the township 
complemented by natural and picturesque elements 
such as the Emerald Lake, mangrove forest, Pendas River 
and the Straits of Johor. 

Sunway Iskandar is set to present 6 precincts - The 
Lakeview, The Seafront, The Marketplace, The Parkview, 
The Riverside and The Capital. Each precinct has been 
designed to be a self-sustaining integrated city with a 
wide range of amenities and conveniences such as a 
themepark, retail malls, education hub, medical city, golf 
courses and more.

THE LAKEVIEW PRECINCT
Citrine 
Citrine is the first integrated development in The 
Lakeview precinct, next to a 20-acre Emerald Lake 
Garden. Citrine is located just 500 meters away from 
the premium Seafront precinct with a panoramic view 

SUNWAY ISKANDAR: PROMISING 
SOUTHERN FRONTIERS

An award winning township and Nature’s Capital City - Sunway Iskandar has 
an exciting array of developments to cater to the thriving business and lifestyle 

activities of Iskandar Malaysia.

Iskandar Malaysia has phenomenal progress and is now a 
thriving economic engine in Malaysia’s southern borders. 
Iskandar is a hub for business, education, entertainment 
and contemporary residences. The region is divided 
into five flagship zones namely JB City Centre, Iskandar 
Puteri (formerly known as Nusajaya), the Eastern Gate 
Development Zone, the Western Gate Development 
Zone and Senai-Kulai. 

Iskandar poses excellent potential and is rapidly growing 
to become an international hotspot at the southern part 
of Peninsular Malaysia, making it a sought-after location 
for developers. As one of the leading Master Community 
Developer, Sunway Property established Sunway 
Iskandar, one of the largest township projects over 1,800 
acres of land in Iskandar Malaysia.  Offering a world-class 
integrated city balanced with beautiful nature, Sunway 
Iskandar presents excellent connectivity for residents 
and business owners with a distance of approximately 
5km to Malaysia-Singapore Second Link via the newly 
completed Coastal Highway Southern Link (CHSL).
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Sunway Iskandar is another signature project by the 
renowned and award-winning Sunway Group – one 
of Malaysia’s leading developers with a reputation for 
international-class property developments. The Group’s 
most recent awards include iProperty.com People’s 
Choice Awards for Best Township of the Year (2014 – 
2016), The Edge Top Property Developers Awards (2003 
– 2016), the Putra Brand Awards (2010 – 2011, 2013 
– 2016) and the BCI Top 10 Developers Award (2011 – 
2016), among others. 

The Group’s sterling developments include Sunway City 
and Sunway Velocity in Klang Valley, Sunway City Ipoh 
in Ipoh, and Sunway Seberang Jaya as well as Sunway 
Wellesley in Penang.

Emerald Boulevard
Making up the commercial aspect of the Emerald 
Collection is the Emerald Boulevard, which is the first 
commercial retail shop development in Sunway Iskandar. 
Fronting the main road towards the Seafront precinct 
and future theme park, Emerald Boulevard will be a 
venue for urban streets bazaar and lifestyle piazza.  The 
project which was launched in the fourth quarter of 2015 
is expected to be completed by end of 2018.

THE MARKETPLACE
Grid @ Sunway Iskandar
Grid presents an exciting mix residential, commercial 
and retail lots at the Marketplace precinct.  It aims to 
attract young entrepreneurs, satellite offices and start-
up businesses who require smaller office units for 
commercial activities.  Grid offers 501 residences with an 
Olympic length swimming pool, 74 designer office units 
and 41 retail units. 

of sea and lake. It comprises 328 residences, 167 office 
suites and 51 retail spaces managed by Sunway. Citrine 
also feature a sustainable and eco-friendly landmark 
with natural lighting and air ventilation in this integrated 
development. In addition, Citrine residences will be 
partially furnished with wardrobe, kitchen cabinet and 
air-conditioner for the entire house.

Emerald Residence
Emerald Residence is the first landed development in 
Sunway Iskandar. Situated on a hilltop with exclusive 
Lakeview, Emerald Residence is a low density 
development which comprises 222 units of Link Homes, 
Courtyard Homes, Garden Villas, Link Semi-D and Semi-
Detached Homes that comes with a private club house. 
Adjacent to the 20-acre Emerald Lake Garden, the 
residences offer a scenic view of the lush greenery and 
beautiful green vistas of Sunway Iskandar. In addition, 
Emerald Residence will be the first Astro-Ready Home in 
Sunway Iskandar with the plug-and-play facilities. 

The Grid is the second integrated development after the 
success of Citrine at Sunway Iskandar.  Its unique feature 
allows young entrepreneurs to combine small offices into 
bigger office spaces.  With flexible home layout, GRID 
residents will be able customise their home to suit their 
needs. The GRID is expected to launched in June 2017 
and to be completed in 2020. 

The Developer
Besides the Lakeview and Marketplace precinct, Sunway 
Iskandar will be transforming each precinct into a self-
sustaining integrated township similar to Sunway City 
in Klang Valley, where all amenities are well connected, 
key components such as educational institutions, leisure 
hotspots, healthcare and recreation will be incorporated 
in the precincts to cater to the needs of its residents. 

For instance, Sunway Iskandar has also partnered 
with the Causeway Link bus services to transport the 
residents, workers and visitors to Singapore. In addition, 
the developer also provides feeder busses for residents 
to travel to nearby amenities such as Legoland, Educity, 
Puteri Harbour, Medini Mall and more once the township 
is completed.

Sunway Iskandar is poised to be the next education hub 
similar as Sunway City in Klang Valley.  The first Sunway 
International School, Sunway Iskandar (SIS,SI) which 
covers pre-school right up to grade 12, commenced on 
January 16th this year with over 180 students. The school 
has been well received among parents and the number is 
expected to grow in the coming years.

1

3
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Sunway Iskandar and Daiwa House create revolutionary Japanese-inspired homes in 
Malaysia’s southern economic corridor.

SAKURA RESIDENCE – 
DISCOVER THE ELEGANCE 
OF CONTEMPORARY 
JAPANESE ARCHITECTURE

1

Innovation presents endless possibilities, and Sunway 
Iskandar is testament to that as it welcomes another 
sterling new development called Sakura Residence. 
Developed by Sunway Iskandar and Japan’s leading 
developer, Daiwa House, Sakura Residence is Malaysia’s 
first landed luxury prefabricated development. 
With a gross development value of RM230 million, 
Sakura Residence presents Japanese innovation in 
contemporary style. 

Innovative living spaces
Sakura Residence is a gated and guarded community 
comprising 100 elegant Japanese-inspired homes 
nestled in Sunway Iskandar which is dubbed Nature’s 
Capital City. Surrounded by lush greenery, and the 
refreshing waterways of the Pendas River and Straits of 
Johor, the development presents unique homes using 
cutting-edge technologies. 1

2 3
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Boasting architectural ingenuity, Sakura Residence 
offers homes that have been built with precision 
construction methods, creating high quality and 
durable residences for modern living. The development 
consists of semi-detached and bungalow houses with 
built-up sizes ranging from 3,190 sq ft to 3,903 sq ft. 

Oozing contemporary charm complemented by the 
rustic ambience of country-side settings, Sakura 
Residence features homes with well-defined living 
spaces, and cozy private areas. The homes offer 
unprecedented living with thermal insulation – the 
ideal solution for Malaysia’s hot and humid rainforest 
climate. Built with Daiwa’s unique external wall system, 
the homes are protected from water leakage into the 
walls, thus preventing the growth of mould. 

The residences are fitted with insect screens to keep 
mosquitoes and other pests out, and is sound insulated 
with finger-safe doors and gentle slopes that will 
ensure easier mobility for the young and elderly folks. 
Sakura Residence sports modern facades yet comprise 
highly functional interiors that cater to demands of 
modern living. 

1 Semi-D show unit facade
2 Semi-D show unit external appearance from backside
3 Semi-D show unit landscape
4 Prefabricated construction using steel structure
5 Semi-D show unit wet kitchen
6 Semi-D show unit dining and dry kitchen
7 Sakura Residence Aerial View (Artist’s impression)
8 Finger safe door
9 Storage under Tatami space

4

7

5

6
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Targeted at Singaporean, Malaysian and Japanese 
buyers, Sakura Residence is priced between RM2.43 
million and RM2.47 million for semi-detached houses 
while bungalow units are tagged at RM3.37 million. 
Launched in Q2 2017, the homes are expected to be 
completed by 2020. The developer is offering attractive 
early bird promotions. 

A nurturing environment
Sakura Residence promises an ideal environment to 
nurture young families while living in harmony with 
nature. Experience the scenic beauty of Mother Nature 
and bask in the lavish green vistas that is almost dream-
like. Revel in the refreshing fragrance of greens and 
take in the breath-taking sights and sounds of nature. 

Sakura Residence provides an assortment of facilities 
within the gated and guarded grounds. With something 
for all ages, Sakura is an ideal abode for the modern 
generation. The development comprises a multi-
purpose hall, a private swimming pool, a gymnasium, a 
barbeque pit, jogging tracks inspired by four seasons, 
and 2 children playgrounds. Each unit consists of 3 to 4 
private parking bays. 

For peace of mind and to ensure safety, Sakura 
Residence provides 24-hour security surveillance, 
single entry and exit points, and CCTV monitoring.

8 9

A world of conveniences
Sakura Residence is strategically located within 5 
kilometers from Iskandar Malaysia’s education hub. 
The development is adjacent to a full spectrum of 
educational options which include Sunway International 
School, EduCity, Raffles American School, Marlborough 
College as well as SK Medini. 

Popular recreational, tourist spots and other amenities 
are also within a convenient distance namely, Legoland 
Malaysia theme-park, Puteri Harbour, Poresia Golf 
and Country Club, the Horizon Hills, Golf and Country 
Club, and Medini Mall, as well as several hotels and 
entertainment outlets. 
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11
Daiwa House Industry was established in 1955 in 
Japan with a commitment to the “industrialization 
of construction”. Over the years, the company has 
expanded its portfolio and operations to include 
single-family houses, rental housing, condominiums, 
commercial facilities, and general business-use 
buildings. The Group is extensively involved in the 
development of smart towns and eco-friendly buildings 
in Japan. 

Having spread its wings across the region, Daiwa House 
is also involved in projects in China, the ASEAN region 
and the US, among others. 

In Malaysia, the Group has established a representative 
office in Kuala Lumpur since 2012 with the intention of 
industrializing Malaysian housing. In April 2015, Daiwa 
House Malaysia was established to provide products 
and services for the construction of revolutionary 
homes and commercial developments. 

With its sterling reputation as a premier builder in Asia, 
Daiwa House has been recognized as a Fortune Global 
500 company. 

For more information on Sakura Residence, contact  
07-509 6575 or visit http://sakuraresidence.com.my/.

10  Semi-D show unit living room
11 Semi-D show unit Tatami space
12 Semi-D show unit master bathroom

Healthcare centres within a convenient distance include 
Gleneagles Medini Hospital, KPJ Johor Specialist 
Hospital and Columbia Asia Hospital in Iskandar Puteri. 

Sakura Residence is within 5 kilometers from the 
second Malaysia-Singapore link (TUAS) and is easily 
accessible via major expressways. Johor Bahru’s central 
business district is just 25 minutes away, while Senai 
International Airport is 30 minutes away. The state 
administrative centre of Kota Iskandar is just 8 minutes 
away from the development. 

The developer
Sakura Residence is brainchild of the builders of Sunway 
Iskandar and Japan’s leading developer, Daiwa House. 

10

13
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There may be uncertainties in the 
southern economic zone’s property 

market, but industry experts believe that 
foreign investments and infrastructure projects 

will support real estate demand moving forwards.  

ISKANDAR MALAYSIA: FORGING 
ON AMIDST UNCERTAINTIES

Many parties have voiced their concern over the glut 
of properties in IM. CBRE I WTW’s Asia Pacific RE 
Market Outlook Report details that “An additional 
9,025 serviced residence units were completed 
since 2H2015, with near to 50% of the units located 
in Iskandar Puteri. All these newly completed 
developments currently record fairly low occupancies 
of less than 30%.”

What are your thoughts on this matter?

(WEE) No doubt there is a serious oversupply situation, 
especially in the high-rise residential (serviced 
apartments) sector. An additional 24,800 high-rise 
units will be coming into the IM market this year with 

another 23,800 units set to be completed in 2018. Out 
of the total sum, 24% or 11,700 units will be located in 
the Iskandar Puteri area itself. 

The influx of properties has certainly affected selling 
prices and rental rates – both experienced a significant 
decrease in figures. For instance, serviced residences 
at the Imperia@Puteri development, which is in the 
heart of Iskandar Puteri saw a 35% drop in prices. It 
was launched at RM750 per sq ft (PSF) in 2013 but was 
recently sold off at an auction for RM490 per sq ft.

Meanwhile, its monthly rental for a fully-furnished 3 
bedroom unit has nose-dived from RM3,500-RM4,000 
in 2013/2014 to RM2,500. Unsurprisingly, the current 
occupancy rate is low and the rental market will be 
pressured further once additional units come into the 
market.

Wee Soon Chit, Executive Director of 
Landserve (Johor) Sdn Bhd and Liew Toh 
Sen, Chairman of Malaysian Institute of 
Estate Agents (MIEA) Johor shares with 
REENA KAUR BHATT their thoughts on several 
current issues plaguing the Iskandar 
Malaysia (IM) real estate market.WEE SOON CHIT (WEE) LIEW TOH SEN (LIEW)
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However, more reasonably priced high-rise units will fare 
better moving forwards – there is considerable demand 
for units priced between RM400-RM600 per sq ft. 
This is evidenced by the admirable performance of the 
MIDAS apartments in Taman Perling. Launched in 2015 
with prices ranging between RM400 per sq ft to RM600 
per sq ft, almost all of its units have been taken up.

(LIEW) The serviced apartment glut is a scary thing 
indeed and the low occupancy rate is only expected 
as monthly rentals for these properties are at the 
very least RM5,000 – which is out of the range of the 
mass market’s income bracket. One must earn at least 
RM15,000 per month to consider even living in such 
a residential unit. Thus, the public’s outcry that there 
is an obvious mismatch between supply and demand holds 
true. Most of these units are catered for foreigners - 
local developers should build more realistically-priced 
unit for the locals.

The poor performance of these serviced residences is a 
growing concern among unit owners and management 
corporations. Being a strata development, there is the issue 
of monthly maintenance fees and sinking fund collections, 
which are vital for the building’s maintenance.

Owners who cannot secure tenants will be struggling 
to keep up with the monthly payments; thus the 
percentage of defaulters will only increase leading to 
possible building disrepair. 

Nevertheless, the absorption rate of these high-rise 
units may gradually improve with the push from public 
and private sectors – the combination of more business 
opportunities, higher income job creation and tourism 
promotion will help spur the property take-up rate. 

The Forest City mega-project will see almost half a 
million homes being constructed to house a population 
of 700,000. According to media reports, the influx of 
homes has contributed to a drop of almost one-third 
in the value of residential sales in Johor in 2015, with 
some developers offering discounts of 20% or more. 

How sustainable will this mega-project be in the long 
run?

(WEE) Forest city is a very ambitious land reclamation 
project - Covering an area of some 4,000 acres, the 
township boasts a free zone status. It is designed to be 
a self-contained city with direct linkages to Singapore 
both by road and sea. 

Its developer, Country Garden, claimed that as at 
February 2017, approximately 13,000 of mainly serviced 
apartment units have been sold; where 70-80% of the 
buyers are from mainland China.

Recently, the developer had to close some of its sales 
offices due to capital control measures by the Chinese 
government.

Restrictions such as this may affect the Forest City 
project; its sustainability very much depends on the 
developer’s ability to attract buyers from other countries 
such as Australia, the Middle East and Europe. 

(LIEW) Forest City is a mega-project that plays on an 
entirely different property ball game. It differs from the 
target market of local developers – Forest City aims to 
deliver a self-sustained township catered for foreigners, 
especially Chinese nationals.

Marketed as second homes, the new concept of 
building and innovative model for the future city is 
really attractive to Chinese homebuyers.

As long as there is strong international appeal and 
continuous support from the local government, Forest 
City’s prospects remain promising.

However, it might take some time for the development 
to realise its dream of being a township of international 
standing.

The developer must look beyond China – and market 
aggressively to neighbouring countries such as Indonesia 
and Australia. The sustainability of this mega-project 
is attainable as its target market caters for a different 
market beyond Malaysia and Singapore. 

Do you truly think that IM is capable of replicating 
Shenzhen’s success?

(WEE) I personally feel that IM will be a successful 
economic zone but it may not reach the magnitude of 
Shenzhen. The Shenzhen special economic zone was 
conceptualised way back in 1979, hence it had a longer 
time frame to develop and reach its peak.

IM has a long way to go before it could mimic Shenzen’s 
success - Shenzhen currently has a population of 
roughly 12 million as compared to IM’s 1.5 million. In 
terms of Gross Domestic Product (GDP), in 2016, 
Shenzhen recorded about US$294 billion in 2016, 88% 
more than IM’s GDP of US$35 billion. 

Having said that, one of the crucial factors for IM’s success 
will be the improved connectivity between Malaysia and 
Singapore. The daily traffic congestion on the Causeway 
and the Tuas second Link is a major problem. 

The proposed High-Speed Rail (HSR) and Rapid Transit 
System (RTS) projects will go a long way in alleviating 
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the congestion issues and encourage more people to 
live in IM and commute to Singapore for work. 

(LIEW) IM’s capability to replicate Shenzen’s success 
very much depends on the macroeconomic and 
microeconomic factors in the coming years.

Economic vibrancy is vital, the local government 
must continue to offer business opportunities to both 
foreign and local investors by providing the necessary 
infrastructure and facilities/amenities.

Besides that, support must be given to transform local 
businesses into international/cross-border ventures to 
ensure they remain competitive on a global scale. 

With the scale of projects by Chinese developers in IM 
and construction of properties far outpacing demand, 
many are not optimistic about IM’s future.

What do you think is in store for IM in the next 20-
25 years? With an influx of these ‘foreigner-catered’ 
developments, how will Johoreans be affected?

(WEE) As mentioned before, the proposed HSR and RTS 
are extremely crucial in bringing IM to the next level. In 
any case, the current slump in IM is not an isolated one 
– with the global economic slowdown, markets globally 
are experiencing a rough patch.

Many believe that an upswing in oil prices and an 
improvement in global conditions will help bring in 
more foreign investments into IM in the future. The 
IM property market is facing a critical occupancy 
issue; hence it is crucial to attract more job-creating 
industries into the region.

It is true that there are several “foreign-catered” 
developments; but local developers are now offering 
more affordable housing products in line with the 
rakyat’s affordability. 

(LIEW) If these Chinese developers could bring in 
qualified Chinese nationals to live and work in IM, I 
believe that the supply-demand mismatch could be 
gradually solved. 

The weakening Ringgit is an added incentive for 
foreigners to come into Malaysia. Johor, in particular, 
is a hotspot for Singaporeans, as the cost of living is 
comparatively lower for them here. 

How will the inflow of foreigners affect inflation in 
Johor moving forwards? Will Johoreans be displaced 
due to the increase in the cost of food, goods & 
services, education/healthcare, etc?

(WEE) The inflow of foreigners into Johor has its pros 
and cons. The good news is that it will help spur local 
businesses; on the flip side, there is the possibility of 
inflation, especially for consumer goods.

Personally, I feel that the locals will adjust accordingly by 
looking for more affordable goods and move away from 
regular areas patronised by foreigners. 

Locals will not be on the losing end in terms of services 
as government schools and hospitals are heavily 
subsidised for most of the rakyat.

Those who can afford it will opt for the private colleges/
hospitals instead. 

(LIEW) Looking at it from an economic perspective, the 
consumption of local goods by foreigners will activate 
the money inflow into the country. Foreigners will also 
take advantage of the weak Ringgit to purchase real 
estate in IM – which will help alleviate the oversupply 
issue.

It is the right time to purchase property for investment 
purposes as current property values in IM is still the lowest 
when compared to other prime cities in Malaysia, such as 
Kuala Lumpur and Penang, thus presenting a very attractive 
potential for capital appreciation growth.

Also, as the foreign ownership real estate is regulated 
and restricted, according to property types by the local 
government, Johoreans will not be affected in any way.  

Foreign participation in IM’s real estate market will step up 
the local economy and prevent it from remaining stagnant.

The consumption of goods by foreigners and any 
possibility of a decrease in purchasing power among 
locals will occur in selected areas only

Even Klang Valley has its ‘expat areas’ such as Mont 
Kiara and Bangsar. 

Any increment in the cost of living in Johor will be 
minimal. The inflow of foreigners will not cause any 
detrimental effects – in fact, the main contributors 
to inflation are currency fluctuations, government 
interventions and taxes.
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MB WORLD GROUP:
BUILDING 
COMMUNITIES FOR 
THE FUTURE

With major catalytic projects in the eastern gate development 
of Iskandar Malaysia, MB World Group’s Taman Sri Penawar is a 
welcome relief to the region’s growing population

development business through our subsidiaries MB 
Max Sdn Bhd and Cocoa Valley Development Sdn Bhd. 

Can you share with us on your past and current 
project?
Our projects include Pinnacle Tower in Johor Bahru 
City Centre and Taman Sri Penawar in Bandar Penawar, 
Kota Tinggi. Developed by our subsidiary MB Max Sdn 
Bhd, Pinnacle Tower is a 38-storey serviced apartment 
housing a total of 273 units. 

It is located in the vicinity of high-end residences and 
luxury hotels and boasts convenient access to major 
shopping malls and the Johor Bahru checkpoints to 
Singapore. Pinnacle Tower has an estimated gross 
development value (GDV) of RM374 million and is 
expected to be completed by the fourth quarter of 2017. 

NG LIANG KHIANG, EXECUTIVE DIRECTOR 
OF MB WORLD GROUP BERHAD 
(MBWG) shares with iProperty.
com the company’s property 
development journey and how its 
first integrated township is set to 
catapult from its prime location 
in south-east Johor, which is 
shaping up to be a regional 
investment destination. 

Can you tell us about MB World Group?
MB World Group Berhad is a public listed company 
on Bursa Malaysia. Formerly known as Emas Kiara 
Industries Berhad, we started off as an engineering 
company offering geo-synthesis services and solutions 
in 1995. A decade later, we diversified into the property 

Taman Sri Penawar
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Taman Sri Penawar is an integrated township 
development spearheaded by Cocoa Valley 
Development Sdn Bhd. Spanning 470 acres of 
prime land bank, the development consists of 3,300 
residential units and 380 commercial units. Taman Sri 
Penawar’s estimated GDV amounts to RM1.9 billion 
and the township will be developed in phases with an 
expected completion date in 7 years’ time.  

What is your strategy to take your company to 
the next level?
MBWG’s foray into the property development industry 
2 years ago was no walk in the park. The Group faced 
challenges in terms of cost development and cash 
flow due to the rise of goods and material costs, 
implementation of the Goods and Service Tax (GST) 
and weak sales in the higher-end market. However, with 
the expertise of the management team in property 
development as well as a solid relationship with our 
contractors, business partners and financial institutions, 
we were able to make a turnaround and move to the 
next level. 

Property development has always been a lucrative 
endeavour. Though it is a cyclical business, we find 
personal satisfaction in building homes for the 
community, especially at a location like Desaru, where 
housing is scarce.

As we know, the area has high potential as it is 
located at a confluence of traffic; it is in between the 
prime localities of Johor Bahru, Kota Tinggi, Senai 
and Pengerang. Moreover, its proximity to the world-
class resort destination Desaru Coast, Pengerang 
Integrated Petroleum Complex (PIPC),  Refinery and 
Petrochemical Integrated Development (RAPID) 
project and educational institutions could only mean 
fantastic things for Taman Sri Penawar’s growth 
potential.

Desaru promises high rental yield and capital 
appreciation for investors with the strong employment 
growth in these nearby developments, hotels, resorts 
and the nearby RAPID project. 

The Group’s focus is currently on Taman Sri Penawar. 
This integrated township development will be our 
stepping stone to venture into bigger and more exciting 
developments in the future. 

Can you share with us what are your plans for 
future development?
In the next three years, MBWG will develop Phase 1 and 
2 of Taman Sri Penawar which bears a total GDV of 
RM492 million. The first and second phase will consist 
of single storey terrace houses while the second phase 
will also comprise of Desaru Avenue, double storey 
shop offices and Harmonia, double storey terrace 
houses. 

Our goal for 2017 is to continue building the Group’s 
position as an established and reputable listed 
property development company. At the same time, we 
are constantly looking out for any potential land banks 
and opportunities that may arise.

What is your property market outlook for 2017?
The property market’s outlook might seem bleak 
against the backdrop of the global economic 
slowdown. However, there is still demand for certain 
property types, particularly the affordable and mid-
range properties. More people are buying for their own 
stay rather than for investment at the moment. 

Futhermore, in selective areas such as Desaru, demand 
from investors is still high due to the positive spillover 
effects from the Desaru Coast, PIPC and RAPID project. 

Taman Sri Penawar’s vicinity to these projects makes 
it an ideal investment and residential choice. And, we 
are pleased to say that the products offered by us has 
an attractive price and is value for money that would 
appeal to the investors group. 

Therefore, we are confident that in the next few years, 
we will see a gradual and steady growth in the Group 
as a quality developer. 

Pinnacle Tower @ Johor Bahru
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(Harmonia). There are also single storey terrace homes 
(320 units) as well as double-storey shop offices 
(Desaru Avenue) (161 units) in the second phase.

The 320-unit single-storey homes sport a spacious 
built-size of 1,091 sq ft with dimensions of 20ft x 70ft. 
The units consist of 3 bedrooms and 2 bathrooms. 

The double-storey Harmonia terrace homes have 
dimensions of 22ft x 70ft and a built-up size of 1,996 sq 
ft. The homes come with 4 bedrooms and 3 bathrooms. 
The shop offices measure 22ft x 70ft with a built-up 
size of 3,080 sq ft. 

Bustling township
Located within the bustling and rapidly growing 
township of Bandar Penawar, Taman Sri Penawar is 
surrounded by various amenities and conveniences. 
Reputable schools and colleges are within a convenient 

Desaru witnesses the rise of a sterling new development, a symbol of 
urbanisation in the eastern coast of Johor. 

The historical town of Kota Tinggi, known for its 
popular waterfalls, beaches and seafood villages, is set 
to welcome a new integrated township development 
called Taman Sri Penawar in the vicinity of Bandar 
Penawar. Scheduled to be developed in phases over 
the next 7 years, Taman Sri Penawar has a gross 
development value of RM1.9 billion and spans 470 
acres of land. The development will comprise 3,300 
residential units and 380 commercial units. 

Contemporary residences
Taman Sri Penawar offers contemporary living and 
business spaces for property owners and investors. 

The first phase of Taman Sri Penawar presents the 
single storey terrace homes (265 units). 

Under phase 2, there is gated and guarded residential 
precinct comprising 272 double-storey terrace units 

TAMAN SRI PENAWAR
UNRAVELLING THE BEAUTY OF JOHOR’S EAST COAST

1
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1 Harmonia - Show unit - Living area
2 Desaru Avenue double storey shop office
3 Harmonia - Double storey terrace house

distance, such as Institut Sains & Teknologi Darul 
Takzim (INSTEDT), Institut Kemahiran Belia Negara 
(IKBN), Kolej Profesional MARA, Kolej Komuniti Bandar 
Penawar and Bandar Penawar Sports School. 

The township is also a stone’s throw away from popular 
tourist destinations such as the Tanjung Balau Beach, 
Desaru Beach, Desaru Fruit Farm, Desaru Firefly River 
Cruise and the luxurious destination resort Desaru 
Coast complemented by The Els Club and waterpark. 

Taman Sri Penawar is adjacent to the mature township 
of Taman Desaru Utama which has a good range of 
amenities such as SKS City Mall, hotels, retail outlets, 
restaurants and clinics. 

Excellent growth potential
With the rapid development and urbanisation of 
Johor, Taman Sri Penawar sports excellent growth 
potential, especially since it is flanked by other mature 
developments and industrial hubs such as the Desaru 
Coast, the Pengerang Integrated Petroleum Complex 
(PIPC) and the Refinery and Petrochemical Integrated 
Development (RAPID) in nearby Pengerang.

With the demand for good quality properties on the 
rise, the first phase of single-storey terrace homes are 
fully sold while the second phase was booked up to 50 
percent by enthusiastic buyers, prior to the launch. 

Taman Sri Penawar is strategically located close to 
major roads and highways such as the Tanjung Balau 
Road, the Kota Tinggi-Pengerang Highway and the 
Senai – Desaru Expressway linking Tanjung Balau, 
Bandar Penawar, Pengerang, Kota Tinggi, Johor Bahru, 
Senai and Iskandar Puteri. 

The developer
Taman Sri Penawar is a township development 
spearheaded by Cocoa Valley Development Sdn Bhd, 

a subsidiary of MB World Group Berhad, a public listed 
company on Bursa Malaysia. MB World Group started 
its foundation in geo-synthetic engineering industry in 
1995. Since 2015, MB World Group has diversified its 
business into property developments. 

For more information on Taman Sri Penawar, contact 
019-766 4110, 013-242 2856 or 017-732 1177 or visit  
www.mbworld.com.my. 

2

3
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JOHOR 
REAL ESTATE

HEATMAP
REENA KAUR BHATT explores the top residential hotspots

in Johor and speaks to experts  to find out what prospective home buyers 
and investors should look out for.

Latest data from iPropertyiQ showcases transaction activities, median prices and capital growth for terraced 
homes and apartments across Johor. Here are the recorded figures with an analysis of the findings:

TERRACED HOMES

Top 5 Most Transacted Areas (Sept 2015 – Aug 2016)

Source: iPropertyiQ
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FINDING 2 - The average price per sq ft for terrace 
homes in Tebrau at RM329 is catching up with homes 
in Johor Bahru (JB), where the figure tops RM335.

SAMUEL notes that over the last decade, both 
commercial and residential developments had 
decentralised to the suburbs, with Tebrau being the 
prime example. 

Formerly a sleepy town, the Tebrau corridor is now 
an up and coming suburb -  with various residential 
developments in the area including Taman Pelangi, 
Century Gardens and Taman Mount Austin

These housing schemes are made all the more 
appealing to homebuyers with the many supporting 
amenities built in the area. These commercial 
components include Aeon and Jusco Tebrau City, 
Hospital Sultan Ismail and the Starhill Golf & Country 
Club. In addition, IKEA is set to join Tebrau’s retail 
landscape by the end of this year. 

ERIC comments that more Johoreans now prefer to 
stay in self-containing suburbs located close to the 
city centre. With Johor Bahru just 15km away, Tebrau 
meets the ‘family living’ requirements while ensuring 
a convenient commute for those who work in the city 
centre.

FINDING 3 - Pasir Gudang has always been known 
as an industrial town/area as it houses its own port 
and many factories are located there. However, the 
past year shows that Pasir Gudang was the area with 
the highest capital growth for terrace homes at 23%. 

According to SAMUEL, the growth in capital appreciation 
is mainly attributed to the recently completed Eastern 
Coastal Highway (ECH) aka Southern Link. 

Prior to this, travelling from Pasir Gudang exceeds an 
hour during peak hours; the new expressway reduces 
this figure to just 20 minutes.

Concurrently, a few major developers have ventured 
into the area with township developments, attracting 
a burgeoning number of home buyers with its 
attractive unit prices. This includes Mah Sing with 
its Meridin East project, EcoWorld Development 
Group’s Eco Tropics township and Taman Scientex by 
Scientex Berhad.

FINDING 1 - Skudai recorded the highest transaction 
for terraced homes at 953 sales, with Kulai coming 
in second at 804.

SAMUEL TAN, EXECUTIVE DIRECTOR 
OF KGV INTERNATIONAL PROPERTY 
CONSULTANTS explains that Skudai 
and Kulai have always been 
popular with the locals. In the 
1980s-1990s, many residential 
villages sprouted around these 
2 towns and as time evolved, 

modern housing estates were soon developed there. 
Thus, resulting in many existing residents upgrading 
to these newer homes coupled with strong demand 
from children who grew up in these areas and are 
now forming their own households. 

More employment opportunities are found here too 
as these two areas continue to develop. They will 
continue to be hotspots as the radius of Skudai’s 
development progressively moves outwards and 

merges with that of neighbouring Iskandar Puteri 
(IP), which houses Johor’s new administrative centre, 
Kota Iskandar. An example of housing schemes 
overlapping into IP is the Taman Bukit Indah project, 
which is experiencing high take-up rates in terms of 
sales and rental.

ERIC YONG, BRANCH MANAGER AT 
ARBORLAND & CO SDN BHD (JOHOR) 
agrees that Skudai and Kulai’s 
popularity is here to stay as 
homes in these areas will 
continue to cater to significant 
demand from young families 
and new couples.

ERIC believes that the demand will be sustainable 
regardless of any fluctuation in the economy, 
especially for Kulai which will be housing quite a few 
large-scale industrial projects in the near future. In 
turn, the incoming working population will further 
stimulate the demand for homes in the area.
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LANDED PROPERTY MARKET MOVING FORWARD
Whilst the overall property market tempo may slow, 
SAMUEL believes that landed homes in Johor will still 
experience activity growth, as the buyer demographic 
shifts from the higher-end segment to mid-priced 
homes, in line with the rakyat’s affordability.

Opportunities will surface for first-time house buyers as 
well as those with a lower budget as many developers 
are restrategizing their development plans in 
cognisance with the current economic slowdown. New 

launches bear prices which fall within the locals’ reach.  
Notwithstanding the above, niche landed properties 
will continue to do well as it caters to well-to-do buyers 
looking for comfort and prestige.

ERIC also notes that the demand for landed residential 
property in Johor is still strong, especially for homes 
costing below RM600,000 and located within gated 
and guarded developments. The sub-sale market 
especially is ripe for the picking as it offers numerous 
good deals for the aspiring home buyer.

FINDING 4 - Unsurprisingly JB tops the list for 
apartment sales while Masai recorded the second 
highest transaction activity for apartments at 179.

SAMUEL shares that apartments only became 
popular among JB home buyers in the mid-2000s 
as the city centre’s population peaked, leading 
to the construction of higher-density residential 
developments due to land scarcity.

As it got pricier for developers to construct landed 
homes in JB, the local development plan was also 
altered to allow for a higher plot ratio for high-
rise projects, thus leading to the mushrooming of 
stratified developments across JB.

The emergence of foreign developers also  
contributed to the increase in apartment supply. 
Meanwhile, apartments in Masai are popular for a 
different reason – With a median price per sq ft of 
RM200, most of the available units fall within the 
affordable range.

Most are built with the mid and lower income group in 
mind, especially those who cannot afford to purchase 
landed homes.

ERIC adds that the many factories located nearby 
also adds to the demand for these high-rise units, as 
investors could obtain high rental yields with the low 
entry points.

APARTMENTS

Top 5 Most Transacted Areas (Sept 2015 – Aug 2016)

Source: iPropertyiQ
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HIGH RISE PROPERTY MARKET MOVING FORWARD
SAMUEL believes that the new completions of high-rise 
properties in the next 2 years will pose a challenge in 
terms of take-up rates and tenant occupancy due to 
the influx of supply.

However, the negative impact may be mitigated by the 
fact that new development applications for serviced 
apartments in the state have been frozen since 2014. 

The Rapid Transit System (RTS) will also revolutionise 
the demand pattern for apartments in the city; however, 
a significant increase in demand will take a while to 
happen. 

In the meantime, serviced apartments are expected to 
go through a rough patch, as the higher cost deters a 
majority of buyers looking for value for money deals.

Nevertheless, this presents an opportunity for 
financially stable buyers who can snap up discounted 
units.
 
Concurring to this, ERIC says that developers are offering 
attractive packages for new high-rise developments in 
order to clear off their unsold stock; a boon to young 
buyers looking to fulfil their home ownership dream.

On the other hand, ERIC points out that some areas in 
Johor are actually experiencing a lack in apartment 
supply, in neighbourhoods such as Kulai, Masai and 
Batu Pahat; the demand from homebuyers outstrips 
the current stock in the market.

He anticipates that more developers will be planning 
to build more affordably-priced high-rise units in these 
prime areas in tandem with the growing demand.

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

once the stamp duty for the Sales and Purchase Agreement is paid while the source of rent data is from agents’ listings listed at iProperty.com. 

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

FINDING 6 - Permas Jaya’ apartments had the 
highest median price per sq ft at RM301, slightly 
higher than JB’s apartments.

SAMUEL explains that the many new developments in 
the area have contributed to the rise in the average 
price PSF of apartments in Permas Jaya.

These new projects such as Greenland Tebrau which 
bear higher price tags inevitably pushed up the prices 
of the existing apartments within the locale.

Permas Jaya is also rising steadily as a property 
hotspot due to its strategic location in between JB 
and Pasir Gudang. Also, with the new Permas Bridge 
connecting to the Eastern Dispersal Link (EDL), it 
only takes roughly 10-minutes to drive to the JB CIQ; 
thus making Permas Jaya a favourite among those 
working in Singapore. 

ERIC believes that the sub-sale market in Permas Jaya 
is seeing robust activity as the apartments there are 
newer and offer better facilities than its counterparts 
in Johor Bahru. 

FINDING 5 - Skudai far surpassed other areas in 
terms of Y-O-Y capital growth, at 17%.

Sharing his reasoning for the trend above, SAMUEL 
says that the Skudai has benefited from the spillover 
effects of its neighbours, namely Iskandar Puteri, 
Senai and Johor Bahru.

Also, most of the newer apartments deemed to be in 
Skudai actually borders or overlaps the three areas 
mentioned. These include developments in Taman 
Perling, Taman Bukit Indah and Taman Nusa Bestari. 

Nevertheless, these self-contained townships are 
attracting a growing number of family occupiers as 
they boast a full range of amenities and conveniences.  
Skudai also provides easy access to the Woodland 
Causeway and the Malaysia-Singapore Second Link. 
Many who work in Singapore choose to live here due 
to the proximity and ease in daily commute.

ERIC shares that ongoing developments in the area 
have contributed to the capital appreciation growth 
– these include Paradigm Mall along Jalan Skudai, 
Capital 21 along Jalan Tampoi, which is slated for 
completion in early 2018 and Mydin Mall Mutiara Rini, 
to open its doors sometime this year.
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A MULTI AWARD WINNING DEVELOPMENT
D’ Lagoon Luxury Development by the Lake is the 
winner of two prestigious awards in the South-East 
Asia Property Awards (Malaysia) 2016 which are Best 
Landscape Architectural Design and Best Mid-Range 
Condominium Development. It also took home the 
Asia Pacific Property Award 2015/2016 in the category 
of Highly Commended Leisure Development Malaysia 
and The Malaysian Property Press Awards for the Most 
Luxurious Residential Project. Its award-winning design 
and style is well reflected in the beautiful forms of its 4 
home designs as well as the overall concept of its breath-
taking grounds. 

D’ LAGOON LUXURY 
DEVELOPMENT BY THE LAKE: 
ENCHANTING YOUR LIFESTYLE
Taman Seri Austin’s D’ Lagoon Luxury Development by the Lake overlooks a 

beautiful lagoon and is located at the very pulse of the Tebrau Growth Corridor. 

The mesmerising sight of a beautiful lake of crystal clear 
water is what residents of D’ Lagoon Luxury Development 
by the Lake wake up to while its gentle rippling is the 
sweet lullaby they fall asleep to. D’ Lagoon Luxury 
Development by the Lake, a luxurious condominium 
project in the multi award winning township of Taman 
Seri Austin has caught the eye of many busy professionals 
with its promise of the perfect environment to unwind 
after a hectic day. Its location at the heart of Iskandar 
Malaysia’s premier corporate address and its 5-star 
facilities simply multiplies its attractiveness for those 
looking for a serene haven in a fast-growing international 
city. Additionally, with only 6 units per floor, this low-
density development offers professionals the privacy to 
enjoy the lifestyle they desire.

1
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PREMIUM CONDOMINIUM FACILITIES
The luxurious ambience of D’ Lagoon Luxury 
Development by the Lake flow seamlessly to its facilities. 
Its inviting infinity pool presents an elegant space for 
a daily swim or to entertain guests for some poolside 
dining.  It is complemented by a children’s pool. Other 
entertainment spaces within residences’ estate are its 
function rooms, barbecue terrace and gazebos. For 
those looking at facilities for their daily workout, there 
is a gymnasium and a multi-purpose court. The green 
haven of the estate with its beautifully landscaped 
garden and jogging track will become a favourite among 
residents who enjoy a morning jog or even an evening 
walk. Families with young children will appreciate the 
children’s playground while other facilities within the 
residence’s grounds include a reading and games room. 
Beyond its great facilities, residents are assured of very 
affordable maintenance and utilities charges as the D’ 
Lagoon Luxury Development by the Lake has a freehold 
residential title. The homes are high speed broadband 
and ASTRO ready.

The 204 homes within the condominium block consist 
between 1-3 bedrooms and range in size from 807 sq ft 
and 1033 sq ft.  All of them feature high ceilings, wide 
balconies as well as wide windows that allow residents to 
enjoy the panoramic views of the lovely lake. On its well 
landscaped grounds also sit 58, 3-storey villas that serve 
as the perfect alternative for those who prefer landed 
living and yet would like to enjoy the scenic environment 
and lifestyle facilities of D’ Lagoon Luxury Development 
by the Lake.

Located within the Tebrau growth corridor, D’Lagoon 
Luxury Development by the Lake offers easy accessibility 
through a comprehensive network of well-planned 
physical infrastructure that include the Eastern Dispersal 
Link (EDL), North-South Highway, Pair Gudang Highway, 
the Dato’ Onn interchange and Tebrau-Kota Tinggi 
Highway. The Woodland Checkpoint is only 15 minutes 
away while the Second Link is about 30 mins away.

A NAME OF DISTINCTION IN DEVELOPMENT
Dynasty View Sdn Bhd, a wholly owned subsidiary 
of UMLand is the developer of Taman Seri Austin 
which comprises of 500 acres of freehold residential 
neighbourhood. Taman Seri Austin offers a planned and 
conducive community living environment. Its homes 
are of quality design and affordable pricing within 
gated and guarded neighbourhoods that emphasize 
healthy outdoor lifestyles with community recreational 
zones such as parks, jogging tracks and bicycle lanes. 
Taman Seri Austin is recognized by Iskandar Regional 
Development Authority (IRDA) as the first Smart Healthy 
City & Communities Township in Iskandar Malaysia under 
the Smart & Healthy Community Program initiated by 
the IRDA.

2
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1. D'Lagoon Luxury Development by the Lake
2. Luxury condominiums and villas overlooking the 
    mesmerizing lake
3. The multi award winning development
4. Three storey luxury villas available for residents who 
    prefer landed living
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TREND 1 - Yes there is currently an oversupply
Similar to the Singaporean property market, Iskandar 
Malaysia (IM) is currently in a state of oversupply. Rental 
yields have dropped across the board as competition 
for tenants intensify. A terrace house in Horizon Hills 
could fetch a monthly rent in the RM3,000 range 2 years 
ago, but the figure has now dropped to the RM2,000 
range. Tenants have a broad choice of options and thus 
have the upper hand in negotiation.

I would like to emphasise however that the oversupply DOES 
NOT MEAN that there is zero rental demand. In fact, IM’s 
population has been growing steadily at an annualised 
7% per annum compared to just over 1% per annum in 
Singapore. This has been driven by new job creation for 
both locals and foreigners with Johor’s economy being 
the second fastest growing state by Gross Domestic 
Product (GDP) in Malaysia. So where lies the problem? 

The first problem is the properties on offer do not match 
most tenants’ income levels. For example, Malaysians 
(earning in MYR) migrating from Kuala Lumpur to work 
in IM will unlikely rent a luxury high-rise unit in Danga 
Bay.

They will rent a mass market apartment or a landed 
home in the suburbs. These property segments will 
hence perform much better and are largely resilient. 
However, luxury properties or the mid-high end market 
do not perform as well as the supply-demand dynamics 
are less in their favour.

The second problem is that many localities that were 
popular with Singaporean buyers in the past few 
years are effectively still construction sites. It is quite 
common to see recently completed condominiums sit 
next to other work in progress projects that make the 
area quite difficult to live in at this point. Areas such 
as Medini, Puteri Harbour and Danga Bay are still new 
and developing, hence there is a lack of amenities or 
services required to service a stable population. 

TREND 2 - Some of the problems investors face 
are self-inflicted
Many Singaporean property investors have picked up 
poor property management habits. Upon completion 
of the property, these Singaporean owners are always 
the slowest to do the following - collecting the keys, 
reporting any defects, furnishing/ renovating, passing 
keys to property agents and consequently the slowest 
to get tenants or viewings. 

5 TRENDS TO WATCH IN 
ISKANDAR MALAYSIA’S 
PROPERTY MARKET RIGHT NOW

Ryan Khoo, Co-founder and Director of Alpha Marketing highlights some important 
trends investors and homebuyers should pay attention to in Iskandar Malaysia.
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And this is assuming that they bother to do something 
about the property in the first place. Many leave their 
properties empty for months if not years – they make little 
effort to dress up the property, doing zero value adding 
activities while expecting property agents to perform 
miracles.

Any potential buyer or tenant will be turned off and 
given the choices in the market today, they would have 
little reason to choose a poorly managed or unfurnished 
property.

TREND 3 - New incoming supply will taper off 
from 2018 onwards
The poor primary market performance has caused 
many developers to hold off new launches. Most of 
the incoming supply will be completed by end 2018 
and thereafter, new supply will drop significantly, very 
much mirroring Singapore’s own situation.

New launches today are driven mainly by mass market 
properties that rarely target Singaporean based buyers 
and other foreign buyers.

It is a good time to start bargain hunting - prices have 
remained somewhat flattish over the past 2 years and 
as properties come into the market, bargain hunters 
start to sniff out choice units that can be bought at 
a good price and held over the longer term. We see 
interest primarily in well-located freehold landed 
properties as they are still a fraction of what it costs 
in Singapore. Buyers now consist of local upgraders, 
weekend homebuyers or retirement home buyers with 
longer investment timeframes. 

TREND 4 - Forest city is building fast and doing 
well, but it is in a world of its own
Forest City, which is built on 4 reclaimed islands off 
the Second Link to Tuas is very much misunderstood 
in Singapore. Traditionally, the Tuas area is only known 
for housing the Port of Tanjung Pelepas (PTP). Other 
than PTP, there are jungle and plantations with very 
minimal human habitation. Hence, for many locals and 
Singaporeans, to even consider Forest City as a place 
to live and work in is still a far off possibility.

Nevertheless, Forest City has been a huge boon to IM, 
creating new attractions and providing much exposure 
of IM throughout China. For a start, Forest City will do 
well as a tourism and retail destination, what potential 
lies beyond still remains to be seen. A good comparison, 
in my opinion, is how Genting Highlands is to Kuala 
Lumpur (KL). Genting is near KL but not near enough 
for residents to live there and commute for work in KL, 
but it is a great place for KL-lites to visit and enjoy its 
attractions. 

TREND 5 - IM’s economic prospects are bright 
and getting stronger
Up to H12016, Johor is still the state with the highest 
manufacturing investments in Malaysia for the past 
4 years; industrial land and properties in good locations 
are seeing a strong take-up as IM offers an attractive 
combination of low operating cost and a strategic location. 

The latest to migrate from Singapore to IM will be 
carmaker Volvo’s regional aftersales operations joining 
BMW that has similar operations in IM for several years 
already. 

DISCLAIMER: The opinion stated in the article are solely of Ryan Khoo 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.

Ryan Khoo
Co-founder & Director
Alpha Marketing

Industrial land and 
properties in good 

locations are seeing 
a strong take-up as 

IM offers an attractive 
combination of low 

operating cost and a 
strategic location. 

Other strong economic indicators are seen in tourism, 
retail and construction sectors, all of which are doing 
well in IM. As incomes rise and population increases, 
there is an influx of new service operators to meet the 
demand of a more discerning consumer. The popular 
township of Bukit Indah now boasts a growing Korean 
and Chinese population, with Korean hair salons and 
BBQ restaurants coming up alongside Chinese hotpot 
restaurants. IKEA has chosen Johor Bahru as the site 
of its third store in Malaysia and will open in late 2017. 

When construction of the High-Speed Rail and Rapid 
Transit System commence in the next 1-2 years, 
confidence in the economy can only improve. The need 
for it remains as strong as ever, traffic on the two links 
are still as bad as it was despite toll fare increases 2 years 
ago. If you are an investor with a 5-10 year timeframe, 
there is only 1 direction for IM, and that is up.
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ALL ABOUT LIVING IN JOHOR
Johor is the home to many professionals, locals and foreigners, who work in the 

area after many of the large businesses have relocated their offices here. 

Some locals and foreigners had this to say about Johor. -ROSHAN KAUR SANDHU-

LORAINNE NG
Head of Southern, Developer Sales

iProperty.com Malaysia (Johor)

“IT’S THE BEST”

Living in Johor Bharu (JB) is unique in one way as 
one can’t find another vibrant city in Malaysia with 
such proximity to another country, Singapore. I call 
JB my home as my family and love ones are here 
too. It is also more relaxed than KL. Last but not 
least, I believe in the vision of Iskandar Malaysia and 
am proud to be part of it! 

DIYA UPADHAYA
Teacher

Fairview International School 
(India)

“LOVE THIS CITY”

Johor presented me with a brilliant opportunity 
of working in a reputed international school along 
with living in a lovely city. The state has a rustic 
charm, it is quaint and convivial. It is a perfect 
blend of heritage, history and a vibrant modern 
side. I appreciate celebrating the diverse culture 
and delectable cuisine. Living in Johor is certainly 
a wonderful experience and I will cherish this city 
forever!

MICHAEL CHENG
Group Director of Sales, Marketing, 
and Communications

United Malayan Land Berhad 
(Hong Kong)

“BEST PLACE YET”

In 2012, we came across Puteri Harbour in Iskandar 
Puteri and I imagined the neighbourhood to be an 
ideal home for my young family – a nest of calm and 
tranquillity with large spaces dedicated to nature, 
waterways, and an up-and-coming community with 
a lot of potential.

By 2015, my family lives, studies, and spends most 
weekdays in Johor with the convenience of travelling 
to neighbouring states or countries on the weekend 
and holidays. We are glad to have made the move 
and we are ecstatic about the future it holds.

Over the past few years, we have witnessed the rapid 
growth of Iskandar Malaysia and the communities, 
infrastructures, and lifestyle amenities are maturing 
on par. In comparison to all the cities I have lived in, 
Johor is a hidden gem and with certainty, it is poised 
to become a world-class city.

ALLAN FERNANDEZ
Asia Medical Group (Johor) 

“ THERE IS NO OTHER PLACE”

From Tangkak to Tanjung Puteri, Pontian to 
Pengerang, there is much more to our beloved 
state than just Johor Bahru. As a child, my father 
(another proud Johorean) often brought me to visit 
the towns and villages in Johor.  

Johor has a rich, remarkable and unique history 
with a bright and prosperous future. I love that 
peace, harmony and mutual respect exists between 
different races and religions, more so than in other 
states. 
 
I love that we can enjoy simple pleasures and simple 
meals, just as easily we can experience world-class 
dining and entertainment. I love Johor because it is 
home
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1. What is your vision for Desaru Coast?
We have a clear vision to put Malaysia on the map when 
we first designed the master plan of Desaru Coast 
as a premium integrated destination that can create 
multiplier effects.

We envisioned Desaru Coast to attract high-yield, 
longer staying visitors that will return to enjoy the 
premium and extensive offerings, that will translate 
into tourism receipts for the nation and this in turn, 
promotes local economies.
 
2. Who is your target market? How will Desaru 
Coast strive to serve the needs of this group?
Desaru Coast’s wide range of offerings has been built in 
mind with a goal of providing something for everyone 

THE FUN NEVER ENDS AT 
DESARU COAST!

Desaru Coast’s strategic location serves as an opportunity to attract 
travellers from Singapore, Thailand, Indonesia as well as the region, 

accessible via land, air or sea.

like holidaymakers, families with children to couples, 
golfers and those in the corporate segments.

Our key target markets for Desaru Coast would be the 
Asia Pacific, in line with the growth of tourist arrivals for 
the past few years that includes Singapore, Indonesia, 
China, Hong Kong, India, Japan, Korea, in addition to 
longer-haul international visitors.
 
Fundamental to destination marketing is a thorough-
understanding of the travellers and making travel more 
seamless and convenient. Equally important, we aim 
to deliver on premium products and events hence 
ensuring that all our visitors will have an unforgettable 
and memorable experience when they come to Desaru 
Coast.
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We want to give them reasons to return to Desaru 
Coast and turn those positive experiences into helping 
us ‘market’ through word of mouth.

3. How will Desaru Coast add value to the real 
estate market in Southeastern Johor?
The development of Desaru Coast will not only provide 
a higher multiplier effect from tourism numbers, but it 
will also create job opportunities, in addition to spur 
growth of other trade and local businesses.

We believe in market driven valuation for real estate 
will take its course to reflect consumer confidence.
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MARKET OVERVIEW
With Iskandar Malaysia (IM)’s comprehensive 
development plan (CDP) entering into the 2nd half 
of the 20 years plan (2006 – 2025), the region has 
recorded total cumulative committed investment of 
RM208 billion for the period of 2006 to June 2016 
with 60% were contributed by local investors. Of the 
total investment, 51% had been realised on the ground. 
The largest contributor to committed investments is 
retail/mixed developments (27% or RM57.19 billion) 
followed by manufacturing (26% or RM53.68 billion) 
and residential properties (20% or RM40.87 billion).

In 2016, the IM market continued to observe a slow 
momentum in terms of total volume and value 
transacted which could be due to the impact of the 
overall slowdown in the global market. 

NAPIC recorded a total value of RM10.57 billion and 
volume of 15,119 units transacted as of 3Q2016, 5.3% 
and 20.1% lower comparing to the same period in 2015. 
The overall soft market is the result of the general 
economic conditions and cooling measures. 

Nonetheless, 2016 was an exciting year for the office 
sector where the market witnessed 4 transactions of office 
buildings with a total transaction value of RM1.24 billion. 
Rentals for purpose-built offices also marked a new 
high benchmark especially for new office buildings in 
Iskandar Puteri. With the rapid development of the IM 
economic corridor, the hotel sector is observed to have 
picked up pace, with more direct flights connecting to 
other Asia countries coupled with a few mega property 
developments being promoted internationally. 

The weakening Ringgit has also encouraged tourism 
activities in the region. Contrariwise, whilst general 
slowdown in terms of transaction activities and take-
up within new developments are observed, especially 
for higher-end products, particularly in residential sub-
sectors, developers have diversified their plans to offer 
more affordable products to meet the present market 
needs. In addition, for the industrial sector, albeit the 
slower growth, there are still foreign MNC companies 
exploring and expanding their investments in IM, eg. Lotte 
Chemical and Amore Pacific Corporation of South Korea.

Looking forward, both developers and purchasers will 
continue to be cautious in the current market situation. 
However, demand for quality and affordable properties as 

CBRE I WTW ISKANDAR MALAYSIA 
2016 PROPERTY MARKET OVERVIEW

well as those in a prime address, are expected to remain 
as the key drivers for the property market. Where the 
overall IM property market is expected to remain soft 
in the short term but is expected to gain strength 
upon recovery of the regional and national economy. 
Moreover, the continuing effort in promoting IM, the 
rapid development of infrastructure projects i.e. High-
Speed Rail, Rapid Transit System, the double-track 
project as well as oil & gas ventures in Pengerang is 
expected to create investment opportunities and 
encourage property developments in the region.

The economic region’s property sector continued to observe
a slow momentum in terms of total volume and value transacted.

The supply of landed residential in 2016 stood at 
294,694 units and terraced houses continued to form 
the bulk of supply at 83% of the total. The number of 
houses is expected to increase by 13,584 units in the 
next two years, comprising 91% of terraced, 7% of semi-
detached and 2% of detached houses. 

In the sub-sale market, 2-storey terraced houses were 
transacted at RM321 PSF over the built-up area which 
is about the same as compare to RM325 PSF (only 1% 
different) in 2015, and 40% lesser in terms of volume, as 
of August 2016. In older established housing schemes, 
Permas Jaya recorded higher transaction values at 
RM300 PSF followed by RM275 to RM285 PSF achieved 
by Taman Perling and Taman Pelangi.

Total supply of residential units

LANDED RESIDENTIAL

Source: NAPIC, CBRE | WTW Research
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were being launched in 2016 as compared to previous 
years. Two projects were launched in Skudai. Mutiara 
Bestari and Rini Homes which offer 2 and 3 storey 
cluster and 2 storey terraced houses at RM315 and 
RM280 PSF respectively. 

In Iskandar Puteri, the developer of Melia Residences 
has priced their 2 storey terraced houses (Phase 1 & 
2) at RM270 to RM350 PSF. At the eastern corridor, 
2 storey terraced houses in Meridin East and Bandar 
Alam Masai are selling in the range of RM200 to RM225 
PSF. Landed terraced houses with more affordable 
prices remained as one of the most favourite products. 
The market is expected to continue to be a buyers’ market 
and is predicted to maintain its current momentum in the 
near future.

In newer developments such as Bukit Indah, Taman 
Sutera Utama and Horizon Hills, a similar type of 
properties were transacted in the range of RM325 to 
RM395 PSF, about 5 to 10% lower than the previous 
year. The majority of the new housing schemes are gated 
and guarded developments and some are completed with 
basic facilities. Prices of 2 storey semi-detached houses 
have also dropped by about 10% in general, recorded at 
RM488 PSF in 2016. 

Transaction volume as of August 2016 was approximately 
40% lesser than 2015, only one transaction was found 
in East Ledang and no transaction recorded for Horizon 
Hills. The highest transacted price was recorded in East 
Ledang of RM702 PSF and followed by RM588 PSF in 
Taman Pelangi. As our observation, lesser developments 

Performance of high-rise residential

Source: CBRE | WTW Research

Total supply of high-rise residential
HIGH RISE RESIDENTIAL

Source: CBRE | WTW Research

Source: CBRE | WTW Research

Selected new completions

Selected new launches
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The high-rise residential market in IM is further 
softening and remain challenging in 2016 as compared 
to 2015 and the last few years.

The existing supply of high-rise residential (apartment, 
condominium and serviced residence) in 2016 is 
estimated at 43,898 units, increased approximately 
16% from the previous year. 

Our in-house survey revealed that about 15 high-rise 
residential developments were completed since 2H2015, 
of which majority are serviced residence developments, 
contributing an additional of approximately 9,025 units 
to the market, with near to 50% of the units are located 
in Iskandar Puteri.

All these newly completed developments currently 
record fairly low occupancies of less than 30%.

The average transaction values of high-rise residential 
units in the sub-sale market was analysed at RM370 
PSF or about 11% lower than last year and transaction 
volume is 50% lesser than the previous year.

Highest transaction price recorded in the secondary 
market are units within KSL City D’Esplanade, with the 
price of RM730 PSF. 

This followed by Sri Samudera and Zenith Suites with 
units changed hand at an average of RM460 to RM470 
PSF.

For 2016, most of the transactions were in Molek Pine of 
Taman Molek, however, the transaction prices are more 

than 20% lower compared to the previous developer’s 
selling prices.

Based on our survey, there are only a few high-rise 
residential developments launched in 2016 namely 
Southern Marina Residences at Puteri Harbour offered 
456 units with selling prices ranged from RM900 to 
RM1,300 PSF.

Grand Medini (Tower C ) at Medini was offered to the 
public at RM850 to RM1,200 PSF while Phase 1 of The 
Elysia Residence and Tower A of The M - Macrolink 
Medini, both located at Medini, are launched at RM850 
to RM900 PSF and RM860 to RM950 PSF respectively. 

Forest City, a newly launched mega project by the joint 
venture between Country Garden Holdings Co Ltd 
(Hong Kong-listed property developer) and Johor’s 
Esplanade Danga 88 Sdn Bhd, will be located on four 
man-made islands near to the Malaysia-Singapore 2nd 
Link and spans over 1,386 ha and is a duty-free zone 
which enjoys special incentives. 

To date, more than 13,000 Forest City units have been 
sold and approximately 75% was purchased by China 
purchasers. The selling price for the condominium is 
pegged at RM1,200 PSF onwards. 

2017 will expect new completions of approximately 
19,000 high rise units, resulting in a total of about 
63,000 units in IM. Lower transaction price in the 
secondary market and higher vacancy rate are expected 
due to a competitive market.

Source: CBRE | WTW Research

Selected new completions

Selected new launches
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DISCLAIMER:  The  data above  represents the  findings of  CBRE I WTW Research  and is  not in  any form  and endorsement  or 

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

There will be an additional 2.4 million sq ft of new office 
spaces available in IM within the next 3 years by completion 
of 5 upcoming developments in Medini and Eco Botanic, 
Iskandar Puteri and 4 located within Johor Bahru city 
centre.

Demand for office space has been stable and the 
vacancy rate was about 21%. Rental rates for prime 
office space in Johor Bahru city centre remained steady 
at about RM3.20 to RM3.50 PSF per month, while it 
was RM2.80 to RM3.30 psf for office buildings located 
in city fringe.

A new benchmark was recorded for the new office 
buildings in Medini and Puteri Harbour with higher 
rental rates achieved in the range RM4.50 to RM5.00 
PSF. 

In January 2016, D’Pristine Tower in Medini with NFA 
of 514,795 sq ft was acquired by Pelaburan Hartanah 
Berhad at RM373 million or analysed at RM725 PSF. The 
sale is with a 3-year fixed guaranteed return of 6.5% per 
annum.

In March 2016, Bank Rakyat has also purchased an entire 
block of 550,000 sq ft within Coronation Square in the 
city centre of IM at RM460 million which is expected 
for completion in 2019.

In November 2016, another 2 transactions viz. Selesa 
Tower (consists of a hotel and an office tower) was 
acquired by Optimum Impress Sdn Bhd (OISB) at 
RM100 million whilst Astaka Padu Sdn Bhd entered into 
a sale and purchase agreement with Johor Bahru’s City 
Council (MBJB) to construct, develop and sell to MBJB 
office tower for RM308 million or analysed at RM880 
PSF. 

With newly completed office buildings and the 
additional 2.4 million sq ft of office space coming 
into the market, office market in IM is expected to be 
more challenging and relatively long take up period is 
expected before the upcoming office spaces can be 
absorbed by the market.

2016 was an exciting year for office sector where the 
market witnessed a number of transactions of purpose 
built office building in IM, recorded total transaction 
value of RM1,241 million. At the same time, completion 
of several new office buildings in Medini and Puteri 
Harbour have set a new benchmark in terms of quality 
and rental for office buildings in IM. 

As of 3Q2016, the existing supply of office space in 
IM stood at 9.21 million sq ft of which the government 
buildings contributed 30.4%. By the end of 2016, the 
office sector witnessed the completion of two office 
buildings in Medini and Puteri Harbour at Iskandar 
Puteri, known as Corporation Training Centre of Afiniti 
Medini and Imperia Tower with NLA.

PURPOSE BUILT OFFICE & SHOPOFFICE
Performance of purpose built office

Source: CBRE | WTW Research

Supply & demand of purpose built office 

Source: CBRE | WTW Research
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KNIGHT FRANK reviews the latest updates for all sub-sectors in Johor’s property 
market. 

JOHOR BAHRU REAL 
ESTATE HIGHLIGHTS 

2H2016

MARKET INDICATION
Based on data from NAPIC, 1H2016 recorded 20,680 
transactions across all sectors in the state of Johor for 
a total value of RM10.87 billion. This represents a drop 
of 15% in total transactions and a 1.4% drop in total 
value of transactions when compared to 1H2015. 

All sectors experienced a fall in the number of 
transactions with the industrial sector experiencing a 
47.6% shortfall when compared to the previous year. 
This is followed by commercial (-33.6%), agricultural 
(-14.4%), development land (-14.3%) and residential 
(-10.9%) for the same period. Commercial, agricultural, 
and development land managed to register increases 
in the total value of transactions (6.4%, 11.6% and 10.3% 
respectively) with residential and industrial sectors 
bucking the trend with -6% and -28.1% when compared 
with 1H2015.

MARKET HIGHLIGHTS
In November 2016, Al-Aqar Healthcare REIT entered 
into a Sales and Purchase Agreement with Optimum 
Impress Sdn Bhd for the sale of its commercial 
development (Hotel Selesa and Metropolis Tower, 
comprising a 27-storey and a 31-storey building 
respectively) erected on a 5,156.62 sq m freehold land 
in Johor Bahru for RM100 million. 

Meanwhile, KPRJ Healthcare Bhd intends to develop a 
RM67.6 million hospital in Batu Pahat, to be known as 
KPJ Batu Pahat Specialist Hospital. The seven-storey 
proposed hospital has a gross floor area (GFA) of 
157,500 sq ft and consists of 90 beds with 162 car park 
bays. The hospital is scheduled to be completed in 24 
months. 

Iskandar Waterfront City (IWCity), through its wholly-
owned, Success Straits Sdn Bhd (SSSB) has entered 
into an agreement to purchase two parcels of freehold 
land at Jalan Sg.Danga, with a combined area of about 
3.89 hectares (9.55 acres) for RM90 million to develop 
a mixed-used project. 

A Hard Rock Hotel is set to open in the prestigious 
Desaru Coast Development. A project by Themed 
Attractions Resorts & Hotels Sdn Bhd (TAR & H), 
the hotel offering 365 rooms, is slated to commence 
operations by 4Q2017. 

RESIDENTIAL 
The residential sector continues its lead in overall 
market activities. In Johor, the sector accounted for 
66.2 % of all transactions with a corresponding value 
of RM4.30 billion. This represents a 10.9% and 6% drop 
in volume and value or transactions respectively when 
compared with 1H2015. 

SP Setia’s double-storey homes in Bukit Indah were 
well received during its launch, recording circa 80% 
take-up rate. 

Melia Residence by UEM Sunrise was also well received: 
Phase 1 fully sold while only Bumiputra units are 
available for sale in Phases 2 and 3. The project offers 
a total of 160 units of 2-storey terraced homes that are 
priced from RM596,888 to RM1.21 million per unit. 

Some 80% to 90% of high-rise residential units (total: 
7,574 units) within Phases 1 and 2 of Country Gardens 
latest massive 4-island integrated project known as 
Forest City, have been sold. 

Mah Sing Group has launched the Meridin East 
township. Set upon 1,313 acres of land, it is currently the 
largest township development in Zone D of Iskandar 
Malaysia with an estimated GDV of RM5 billion. To be 
developed over five phases, the first phase consists of 
linked, semi-detached and detached houses. 

Astaka Padu Sdn Bhd has entered into a joint-venture 
with Saling Syabas Sdn Bhd to develop an integrated 
township on 360 acres of land in Bukit Pelali, Pengerang. 
The township, to be located near the PIPC project in 
Pengerang, will feature mainly landed properties and 
commercial buildings (shophouses).
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OFFICE 
As at 1H2016, the total supply of purpose built office 
space in Johor Bahru stands at about 8.9 million sq ft 
with an overall occupancy rate of about 79.1%. Asking 
gross rentals of prime and nonprime CBD office space 
remain stable, ranging from RM2.50 per sq ft to RM3.50 
per sq ft per month. 

Astaka Padu Sdn Bhd has entered into an agreement 
with Johor Bahru City Council (MBJB) to design 
and construct a 15-storey Grade A office tower with 
445,848 sq ft of space to be known as MBJB Tower for 
an agreed sum of RM308 million. To be located within 
the Astaka development in Bukit Senyum, the tower is 
slated for completion by 2019. 

Menara JLand, a purpose built Grade A office tower 
at Jalan Wong Ah Fook, will add some 262,592 sq ft 
of space to the current office stock when completed 
next year.

RETAIL 
The total retail space in Johor Bahru currently stands at 
about 11.85 million sq ft with an incoming supply of circa 
3.40 million sq ft. Overall occupancy rate improved 
from 74.8% in 1H2016 to 75.9% in 2H2016 while take-up 
/ absorption grew by 258,064 sq ft. 

The first Malaysian IKEA outlet to be located outside 
Klang Valley is currently under construction. The store 
with a net floor area of circa 502,814 sq ft at Jalan Desa 
Tebrau, near Mount Austin, is expected to open by the 
end of 2017. 

Southkey Megamall Sdn Bhd has reportedly raised 
about RM1.0 billion to fund the construction of the 
Mid-Valley Megamall in Southkey, Johor Bahru. The 

shopping mall is a part of the integrated development 
of Southkey with an estimated GDV of about RM6.0 
billion. The shopping mall will consist of six levels of 
retails space, two levels of basement car parks and 
eight levels of elevated parking bays. Upon completion, 
the mall is expected to have an NLA of 1,506,047 sq ft. 

UDA Holdings Bhd plans to build Plaza Angsana 2, 
adjacent to the current Angsana Mall. The building will 
be erected on the adjoining 5-hectare vacant land and 
is expected to take three to five years to complete. The 
project also includes the Ancasa Hotel, a convention 
centre and commercial lots. 

INDUSTRIAL 
According to data from MIDA, the manufacturing sector 
in Johor attracted over RM18 billion in total proposed 
capital investment for the January to September 2016 
period, the highest in the country. The ratio of domestic 
and foreign investments is 52%:48%. Real estate 
activity in the industrial sector, however, slowed down 
significantly. 

Over the 1H2015 to 1H2016 period, there was a total 
of 358 transactions in the industrial sector with a 
corresponding value of RM931 million, reflecting a 
sharp decline of 47.6% in volume and 28.1% in value 
respectively when compared to the preceding period. 

In July 2016, Tropicana Corporation Berhad, via its 
wholly-owned subsidiary, Tropicana Desa Mentari 
(TDM), entered into a sales and purchase agreement 
with Tiarn Oversea Group Sdn Bhd, for the disposal of 
a freehold land for a consideration of RM569.9 million. 
The 251.60-acre land located in Gelang Patah is zoned 
for agricultural and industrial land use.

Source: Knight Frank Research / NAPIC
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Johor Bahru real estate 
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investments.

Chin Hin Group Sdn Bhd acquired a parcel of land 
located in Kota Tinggi for RM22 million from TKW 
Capital Sdn Bhd. Chin Hin Group plans to consolidate 
all of its subsidiaries into one integrated manufacturing 
facility. 

AmorePacific Corporation, a South Korean cosmetics 
manufacturer has entered into an agreement to 
purchase 25.37 acres of land within the Southern 
Industrial and Logistics Clusters (SiLC) in Iskandar 
Puteri. The Koreans are set to invest about RM691 
million into a new integrated R&D and manufacturing 
facility.

Super Group Ltd, which is a Singapore-based food & 
drinks manufacturer will invest RM500 million to set up 
its principal hub on a 16.18-hectare land in Johor. The hub 
will operate as a regional centre for procurement and 
distribution of its food ingredients business segments. 
It is expected to contribute more than RM826 million to 
the company’s overall export by 2018. 

Chocolat Moderne New York, a US-based chocolate 
firm is planning to set up a 5,500 sq ft chocolate 
factory in Johor’s Halal Park (JHP) with a RM10.0 
million investment. 

MTD ACPI Engineering Berhad, via its wholly-owned 
subsidiary, ACP Marketing Sdn Bhd has entered into 
a sales and purchase agreement with Kong Hwee Iron 
Works & Construction (M) Sdn Bhd to dispose of a 
parcel of vacant land for a consideration of RM5.54 
million. The 2.4281-hectare leasehold land is located in 
Senai.

OUTLOOK 
The slowdown in market activity in Johor looks set 
to continue into 2017. With many developments, 
particularly high-rise residential projects, set to be 
completed next year, the large impending supply will 
present tenants with a wide range of choices. 

This will depress potential rental returns to landlords. 
New offerings of landed residential have performed 
well throughout 2016 and with more phases to be 
released in 2017, this trend looks set to carry on next 
year.

Properties priced between RM350,000 and 
RM600,000 have proven to be popular in Zone D of 
Iskandar Malaysia. 

Similarly, for retail, new space will be added throughout 
2017. With over 3 million sq ft of retail space opening 
up, this will generate greater pressure on rental rates. 
With the consumer market being affected by global 
and domestic economic trends, the retail sector will 
need to be resilient in the year to come. 

New announcements on the development of the 
High-Speed Rail (HSR) connecting Kuala Lumpur and 
Singapore will see investors jockey for positions close 
to the proposed station locations. 

Additionally, the extension of the Southern Link 
connecting the Coastal Highway to the Second Link will 
be a strong catalyst as traffic will be directed through 
the Medini / Iskandar Puteri areas. This extension is set 
to open by 1Q2017.
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Johor property market review 2016/2017

RAHIM & CO INTERNATIONAL SDN BHD reports market activity and trends for both the 
residential and office sub-sectors in 2016/2017. 

JOHOR PROPERTY 
MARKET REVIEW 

2016/2017

RESIDENTIAL 

The performance of residential property market in 3Q 
2016 continues its downtrend with total residential 
transaction decreased by 17.5%. Of the overall residential 
transaction, houses with price bracket of RM400,001 to 
RM500,000 showed positive growth y-o-y of 7.6% in 
1-3Q2015/1-3Q2016 whilst others showed a decrease. 

The residential market in Johor remains popular within 
established areas such as Johor Bahru city centre, 
Iskandar Puteri, Medini, Tebrau, Tampoi and Skudai area. 
Observing the sentiment of the residential property 
market in Johor, there is a concern of oversupply with 
more upcoming residential projects being built. 

However, even though the total number of transactions 
had decreased in the third quarter of 2016, demand 
is still seen for selective projects in good areas with 
growing population and ready infrastructure coupled 
with the product concept and branding positioning.

On average, a 2-storey terraced house in Johor Bahru 
would be priced from RM500,000 to RM800,000 for 
a standard unit within prime areas whilst others would 
sell between RM350,000 to RM450,000 depending on 
its size and location. Among residential schemes selling 
to note are Horizon Hill, Taman Bukit Indah and Taman 
Mount Austin. 

Country Garden continued making its mark after 
its Danga Bay project, through the USD$42 billion 
Forest City project in Gelang Patah. The 1,386-hectare 
futuristic eco-city, Forest City, will be built on four man-

made islands under a venture between China’s Country 
Garden Holdings and Johor’s Esplanade Danga 88 and 
is currently progressing on ground. Reportedly, to date, 
it has seen the sales of 11,000 units which buyers from 
China forming a significant chunk of them. 

Prices of condominiums in Forest City have also been 
reported to be RM1,000 to above RM1,500 PSF - 
notching one of Iskandar Malaysia’s prime benchmark 
figures. 

Last year, it was announced that Forest City is to 
become a duty-free zone. Another new growing area 
is at Iskandar Malaysia’s Flagship B area, i.e. Medini and 
Puteri Iskandar (formerly named Nusajaya).

The area is steadily establishing itself after the successful 
opening of Legoland Theme Park, Pinewoods Studio 
and EduCity as well as several high-end residential 
developments.

An example is Citrine Residences in Sunway Iskandar, 
which was launched in 2014 at RM581,000 per unit 
and slated for completion in 2017. Emerald Residence 
(landed residential) was launched end of 2015 with 
prices starting from RM888,000 for its 2-storey link 
houses (terraced houses). 

To adapt to the current lifestyle, some new projects 
include high-rise apartments to be within an integrated 
development complemented by commercial aspects 
to support its community. Several projects seen on the 
ground are 9 blocks of a condominium in Danga Bay, 
Centra Residences@Nasa City in Kempas and GEO, 
NEO and REO@Capital City in Tampoi. Currently, the 
upcoming high rise residential projects 

are still under construction and some are expecting its 
completion in 2017. Starting price for this type in Johor 
Bahru has currently reached about RM500,000 to 
RM800,000 and some even selling about RM1 million 
and above.

Key Facts (as at 3Q 2016)

Source: Rahim & Co Research, JPPH
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Upcoming High Rise Residential Properties in 
Johor

Upcoming Landed Residential Properties in 
Johor

Johor Bahru Residential Property Price Trend & House Price Index (2010-2016) #1

Issues on affordable housing have been in the market in 
Johor where there have been programs and initiatives 
brought up by both state and federal governments to 
build more affordable houses in the state. The state 
government is currently aiming for 60,000 units of 
affordable homes to be ready by 2019. Early in the 
year, 700 units of affordable houses were launched 
under RMMJ (Rumah Mampu Milik Johor) program by 
the state government to be known as Taman Desaru 
Utama 2. The project includes townhouses and 1-storey 
terraced houses of 1,000 sq ft built-up area and priced 
at RM150,000. Another project to note is by Kejora 
Development Holdings known as Taman Desaru 
Permata.

Overall, while the supply of residential units in Johor, 
especially of the high-end products in Iskandar Malaysia, 

is still growing with the upcoming supply, demand has 
softened due to not just the local factors but also the 
global economic conditions. There are opinions that 
some of the newly launched units is priced higher than 
expected.

Source: Rahim & Co Research

Source: Rahim & Co Research

Source: Rahim & Co Research, IHRM

Upcoming Affordable Housing Projects

Source: Rahim & Co Research
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PURPOSE BUILT OFFICE 

Overall total supply of office space in Johor showed a 
slight growth of 0.3% with 11.67 million sq ft of space 
available as at 3Q 2016. Demand for office space is still 
competitive with an average occupancy rate still above 
80% even though there is a slight decrease of 0.1% 
compared to the previous year. Established buildings 
in Johor Bahru City Centre remain attractive with the 
rental rate being able to reach RM2.30 PSF to RM3.50 
PSF whilst some at the fringe command lower at 
RM1.40 PSF to RM2.50 PSF. 

Some notable offices in Johor Bahru are Menara 
KOMTAR, Menara Ansar and Menara Landmark in 
Johor Bahru. Quite a number of upcoming office 
projects are targeting for completion in 2018/2019 
and several to note are Corporate Office Tower@
UMCity Medini Lakeside, D’Pristine Tower, Medini 9, 
Medini 10 in Medini and Coronation Square in Johor 
Bahru. Others are slated for completion in 2017 such as 
Markers Iskandar and Menara JLand@KOMTAR JBCC. 

DISCLAIMER: The  data above represents the  findings of Rahim & Co International 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 investment

Key Facts (as at 3Q 2016)

Source: Rahim & Co Research, JPPH

Existing Supply & Occupancy Rate of Purpose 
Built Offices in Johor (2010-3Q 2016)

Source: JPPH

• Malaysia and Singapore had signed an agreement to build the Kuala Lumpur-Singapore High-Speed Rail in December 

   2016. It will be a 350km bullet-train line and expected to be completed in 2026. 

• Stop proposed at Kempas Baru station - The state government wants KTM Kempas Baru to be one of the two stations in 

   Iskandar Malaysia where the proposed high-speed rail (HSR) linking Kuala Lumpur and Singapore will stop. 

• Gemas- Johor Baru double railway tracking- construction expected to begin by end 2016 

• Pengerang Integrated Petroleum Complex (PIPC): 1st phase expecting completion in 2019 

• On the proposed Malaysia-Singapore Rapid Transit System (RTS) link, Bukit Chagar has been chosen on the Malaysian side 

   as the terminating station of the Rapid Transit System (RTS): i) The RTS would also be linked to the Kempas Baru station 

   ii) It will connect with Singapore’s Woodlands, expected to be operational by 2019. 

• The state government has requested RM600mil for the proposed Iskandar Sentral Integrated Transportation Terminal 

   2025 project under the 11th Malaysia Plan (RMK-11).

 • Coastal Highway Southern Link (CHSL) expected for completion in 2017

 • KPJ Specialist Hospital in Bandar Dato’ Onn is currently under construction and expected to complete in 2017.

• Sunway International School in Sunway Iskandar expected to be opened in 2017

 • In April 2016, the first phase’s construction for Singapore’s mega-port terminal in Tuas has started. 

• KUB Malaysia Bhd terminated the agreement with Malaysia Steel Works Bhd (Masteel) on RM1.23 billion rail project in 

   Johor.

NOTABLE ANNOUNCEMENTS / ACTIVITIES IN JOHOR

In August 2016, it was reported that Johor Bahru 
City Council intends to relocate its headquarters to 
an upcoming 14-storey office tower within One Bukit 
Senyum project once it is completed (expected in 
2019). It is estimated to have an estimated gross floor 
area of 445,848 sq ft. With more investments coming 
into Johor coupled with ready infrastructure, new office 
space is slowly being added especially within Iskandar 
Puteri, Medini and Johor Bahru areas.
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ISKANDAR MALAYSIA,
CONTINOUS PROGRESS,

10 YEARS AND COUNTING
The special economic zone attracted total cumulative committed 

investments of RM221 billion (as at November 2016) in various economic 
sectors whilst ensuring social inclusiveness of the community.

MILESTONE
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I find it mind-boggling how there are more defects in recent 
times; especially when considering the advancement of 
technology and building material innovation.

KOH KEAN KANG, a LEGAL ADVISOR FOR 
THE NATIONAL HOUSE BUYERS ASSOCIATION 
(HBA), lends his reasoning on the 
issue. According to him, from the 
time of Malaysia’s independence in 
1957 to the early 1980s, the local 
construction industry boasted 
skilled construction workers; the 

supervisors and management staff especially benefited 
from the construction system standards set by the 
British during the colonisation era. 

When recession hit in the 1980s, the construction 
industry was one of the sectors which took the full 
brunt. The recession was so bad that it took roughly a 
decade for the economy to recover, and by then, many 
skilled construction personnel either:-

1) left to work somewhere else; particularly Singapore 
or Brunei for the better remuneration packages. 
These individuals continue to remain overseas 
thereafter as by then, the foreign currencies had 
appreciated substantially against the  Ringgit; on 
top of other incentives;

2) left the trade for greener pastures and not to 
mention, quite a few retired.

Unfortunately, post-recession, there were very few, if any 
initiative by the relevant government bodies in keeping 
construction skills relevant through retraining/training 
programmes. 

How is it that Malaysians spend a hefty sum on a 
home that supposedly meets the necessary building 
requirements, only to find out that these assets are 
riddled with physical flaws, at this day and age? 
Cracked walls, leaking roofs and sinking floors – these 
are just a few of the gripes by purchasers.

What makes it worse is that most of the homes involved 
are not low-cost units, rather a bulk of them are projects/
townships by leading developers. The handful of 
complaints reported in the media is just the tip of 
the iceberg; most defect cases ‘disappear within the 
cracks’ due to a combination of factors:

1) There is insufficient ‘evidence’ that the defects were 
caused by builders and not due to natural causes; 

2) Homebuyers file their complaints with the wrong 
authority/party; 

3) Many purchasers adopt the victim mindset and do 
not try to fight for their rights as they assume that 
process involved is a tedious one with levels of red 
tape.

BUILD QUALITY – THEN & NOW
A fellow Gen-Y, Robert (renamed for privacy) 
mentioned that the 40-year old terrace house inherited 
from his parents in Taman Tun Dr Ismail (TTDI) is in 
much better shape than the medium-cost residential 
property he purchased in 2013 and built by a public-
listed developer. In the first year itself, in his new home, 
he was faced with the usual suspects – cracks in walls, 
leakages and a gradually sinking numerous defects 
including cracked walls, water leakages and sagging 
floors. 

FANCY A NEW-BUILD HOUSE? 
BEWARE OF THE
DEFECTS
REENA KAUR BHATT prods at the elephant in the room 
– In an age where we have an app for almost 
everything, why are Malaysian home buyers still 
dealing with building defects? 
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Hence, when the economy turned around in the 1990s, 
in a knee-jerk reaction to the sudden surge in demand 
for construction workers; the government began to 
hire many foreign workers. They were from Indonesia, 
Bangladesh and Myanmar to fill up the large void left 
behind by their Malaysian counterparts.

Most of these foreign workers were new to the trade 
and did not go through proper building construction 
training in their country. Meanwhile, in Malaysia there 
were no training academies or research centres 
working on introducing and implementing the latest 
building technology, except for Construction Industry 
Development Board (CIDB), the local body tasked with 
regulating building standards.

On top of that, there were sub-par workers led by 
their equally inexperienced or untrained supervisors 
and management personnel. The level of worker 
competence and skills standards were left to the device 
of the private contractors.

Further adding salt to the wound, many builders post 
recession were noticeably less passionate about building 
quality; they were either relatively new to the industry 
and/or motivated by maximising profits. Hence, there 
was no emphasis on quality; rather developers tend to 
outsource building jobs to contractors with the lowest 
bid. Thus, assurance of the quality of completed work is 
therefore reliant on self-certification by the contractor. 
Also, the contractor’s project managers usually come 
from a quantity surveying background, whose expertise 
is only on construction costs and contracts.

ON WHO DOES THE ONUS FALL?
How well are Malaysian homebuyers protected when it 
comes to defects in newly completed homes?

HBA points out that purchasers have to be proactive and 
make the effort to safeguard their own interest when 
it comes to home defects. Legal safeguard for home 

buyers comes in the form of a provision under the 
Defect Liability Period (DLP) Clause stated in the Sale 
& Purchase Agreement (SPA).

Developers are legally required to provide a retention 
sum equivalent to 5% of the SPA price, which will 
be parked with a law firm, that serves as one of the 
stakeholders of the sum held. If the developer fails to 
make good the defects within a time-frame, the sum 
retained can be used to remedy or make good the 
defects.

Alternatively, aggrieved parties could also file a claim 
with the Tribunal for Homebuyer Claims in the relevant 
zone. The Tribunal enables purchasers to recover 
rectification costs in a cost-effective and efficient 
manner. Parties are not allowed to be represented 
by lawyers in the Tribunal unless, under limited 
circumstances, this ensures that pursuing a claim is 
kept affordable. 

However, the Tribunal’s jurisdiction is limited to giving 
an award of not more than RM50,000 and in many 
cases, this amount is insufficient given the rising costs 
of material and labour. 

When necessary, the Tribunal will send its own team of 
technical personnel to visit the subject property and 
assess the defects including the rectification costs.

DO NOT BE A DAMSEL IN DISTRESS -  
HOMEBUYERS MUST BE ON TOP OF THEIR 
GAME 
In Robert’s case, as the defects experienced were 
still within the Defects Liability Period (DLP); upon 
his complaint, the developer did send over their 
contractors/repairmen to patch up the defects 
temporarily. However, these problems manifest after a 
few months, and the whole cycle repeats again (until 
the 24 months is up). 
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HOW DO WE FIX THE CORE PROBLEM?
All said and done, though the words of advise above do 
lend a hand in assisting homebuyers when something 
goes wrong, we are still faced with the issue of less 
than satisfactory build quality.

Requesting for compensation or bringing developers 
to court when they have messed up does not quite cut 
it, it is akin to bailing out water out of a ship riddled 
with leaks. 

* In the second part of the article (page 80-81), we look at 
how technology can go a long way in minimising defects and 
improving overall build quality.

This begs the question - What should a homebuyer’s 
course of action be in this instance; how does one 
compel the developer to make permanent repairs that 
will last quite a long time? 

HBA advises, if defects recur due to unsatisfactory 
rectification by the developer, the aggrieved buyer 
can file a claim/action at the Tribunal/Court as well as 
claim for the costs incurred in engaging his/her own 
contractor to rectify defects. 

WHAT CAN ROBERT DO IN THIS INSTANCE? 
According to HBA, the Malaysian Courts have held the 
DLP clause does not remove the rights of purchasers 
to claim for compensation resulted from defects 
discovered after the expiry of DLP.

In other words, purchasers are still able to claim for 
compensation to make good of defects discovered after 
the expiry of DLP provided that it can be proven that the 
defects were attributable to the developer. In that event, 
contract law as applicable in other normal contract 
cases applies.

Nevertheless, homebuyers must take note that if the 
claim is filed in court, the action ought to be filed not 
later than 6 years from the date of vacant possession 
or if it is filed in the Tribunal, the claim ought to be filed 
not later than 12 months from the expiry of DLP period.

Thus, Robert can recover compensation from the 
developer by filing an action in court or a claim in the 
Tribunal depending on the timing of filing a claim and 
the amount of claim. 

It is important that purchasers should exercise their rights 
promptly. This is because it may be more difficult 
to prove that the defects are attributable to the 
workmanship/quality of material as time progresses 
and issues of maintenance and wear and tear come in.

DEALING WITH UNSCRUPULOUS DEVELOPERS
Robert shared that unscrupulous contractors go to 
extra lengths to stave off big defects till after the DLP 
– for e.g: these contractors install a layer wooden panel 
just below the house to delay the ‘sinking’ process (as 
they can’t be bothered with the extra cost of treating 
the land properly and waiting for the land to sit after 
filling it).

As the wood slowly rots away, the homebuyer will be 
faced with a sinking home after a few years and the 
developer gets to escape scot free as this happens 
after the DLP. 

Robert and his fellow neighbours have lodged a 
complaint with the local council over this issue, but 
the ‘experts’ hired to analyse the homes’ condition 
dismissed the defects as natural occurrences. Ironically, 
the defect analysis was tasked to the developers, i.e: 
the experts were hired by them, thus the independence 
of the matter is highly questionable. 
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in turn, leads to onsite rectification, sub-standard 
workarounds and even sloppy repair work. A study 
conducted by Universiti Sains Malaysia in 2014, A 
Prospective Study on Building Quality points out that 
90% of building failures are due to problems arising in the 
design and construction stages. These problems include 
poor communication, inadequate information or failure to 
check information, inadequate checks and controls, lack 
of technical expertise and skills, and inadequate feedback 
leading to recurring errors.

BIM strives to provide solutions to these problems - 
With BIM, we have been able to help our clients create 
a 3D model with enough accurate information to help 
the various contractors coordinate their efforts and 
also quickly identify clashes, which eventually reduce 
on-site rework. This allows for more time to be spent on 
executing each phase of construction work effectively 
and efficiently with minimum errors. 

At Bina Initiatives, the BIM process is complemented 
by or mobile product, Novade Quality; an app 
that manages the A-Z of the construction process 
from inspections and checklists to handovers and 
throughout the Developer Liability Period. Novade 
automates and digitises contractors’ Quality Checks 
processes and Request for Inspections (RFI), allowing 
project managers to track and manage quality issues 
in real time.

What is BIM all about and how can it help 
improve construction quality? 

BIM is a process that involves creating and using 
intelligent 3D models to inform and communicate 
project decisions across a development lifecycle. BIM 
is actually a process that combines people, process 
and technology - As defined by the Associated General 
Contractors of America (AGC), “BIM is the development 
and use of a computer software model to simulate the 
construction and operation of a facility (project).

The resulting model, a BIM, is a data-rich, object-oriented, 
intelligent and parametric digital representation of the 
project, from which views and data appropriate to 
various users’ needs can be extracted and analyzed 
to generate information for decision-making purposes 
and to improve the process of delivering the project.”.

A construction project, particularly larger, multi-storied 
ones require the joint effort of a group of contractors, 
each handling a specific task. The many phases 
of a project, from piling and building structure to 
mechanical, electrical and plumbing (MEP) works are 
handled by different contractors and more than often, 
a few contractors are involved in each phase.

Building defects sometimes come about when element 
to element handovers are not executed well and this, 

BUILDING ON 
CONSTRUCTION 
QUALITY WITH 
BIM

A step-up in quality is long overdue for the local construction industry 
- Stakeholders should embrace new methods and technologies to 
improve building delivery. NV Kumaran, General Manager of Bina 
Initiatives Sdn Bhd explains how Building Information Modelling 
(BIM) can drive industry innovation and help contractors gain a 
competitive edge from doing things better, faster and at a lower 
cost. - REENA KAUR BHATT
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Developers might be hesitant to adopt BIM due 
to the cost factor. Is BIM affordable only for big 
developers or is there a misconception over the 
cost involved? 

The BIM solution is affordable for all organisations, be 
it big or small. Users now have the option to pay for 
software as and when they need it while previously 
clients had to pay a substantial upfront amount for 
a permanent license. Today, contractors even have 
the option to sign up for 1-month contract. Software 
companies like Bentley Systems have also lowered 
the barriers to entry by offering a Cloud Service 
Subscription without an expiration term.

Clients will be charged quarterly against the 
subscription balance only for the services used. This 
balance never expires, so when actual usage does not 
match the anticipated usage, any remaining sum rolls 
forward, thus the “pay it as you use it” mechanism.

Clients have cited numerous benefits including 
reduced errors and omissions, enhanced collaboration 
with owners/design firms, reduced construction cost 
and minimum rework. In overall, our clients enjoy an 
estimated savings of between 4-5% on change orders and 
5-7% on overall project costs. 
 
What do you think should be done to improve the 
standards of construction quality in Malaysia? 
Which country has exemplary construction 
quality practices that Malaysia could adopt?

The use of BIM in construction industries is being 
adopted on a global scale. A growing number of 
countries including the US, the UK, Singapore and 
South Korea have mandated the use of BIM in public 
construction projects.

Some countries have also set up agencies to manage the 
nationwide implementation of BIM and the introduction of 
best practices and standards – a move which Malaysia 
must follow to drive the local construction industry to 
the next level. 

In addition, I suggest the following initiatives:
• CIDB to provide support to local contractors and 

developers through a BIM training centres and 
laboratories. This will help educate stakeholders 
on the full potential of BIM technology and provide 
training on how to apply BIM accordingly in their 
daily work.  

• Developers should engage experienced and capable 
BIM consultants for guidance on where to begin and 
what are the available resources. 

• Utilise automated tools such as the Novade Quality, 
Novade Safety and Novade Maintenance – these 
digital resources will revolutionise the speed and 
quality of building delivery. 

• Liaising with universities/colleges to incorporate BIM 
into the curriculum of relevant degree and higher 
diploma courses.

Nevertheless, the current challenge is the existing culture 
and mindset – many in the local construction industry 
have yet to appreciate the value of BIM collaboration 
and may not understand the importance of different 
parties working together on the same project 
throughout its duration.

Also, most stakeholders are very much comfortable 
with the existing decades-old, conventional process. 
The lack of capable BIM coordinators and Managers is 
another issue. 

What are the long-term savings like, would 
developers/homebuyers save in terms rework/
maintenance cost?

Bina Initiatives has been providing BIM solutions and 
innovative software since 2009 and have seen many 
construction companies transform their build quality 
and capabilities.

For instance, our Novade app for quality management 
has helped contractors improve defect inspection 
productivity by 80% - with Novade, contractors require 
only 130 man hours for a general inspection process as 
compared to the 692 man hours under a conventional 
inspection process. 
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Some developers appear to be selling jewels. Others 
are asking buyers to ‘Bid it’. Some are enticing potential 
buyers with ‘Lock and Roll’ schemes. And there are 
even those offering all-expense paid football holiday 
extravaganzas in Europe! These were just some of the 
sales and marketing tools being employed by local 
property developers to attract buyers as highlighted 
by SARKUNAN SUBRAMANIAM, MANAGING DIRECTOR AT KNIGHT FRANK 
MALAYSIA SDN BHD. He was speaking at Regional Economic 
and Business outlook Conference 2017 by REHDA 
Institute, on the topic of ‘How to Sell and Market 
Creatively in the Current Market?’. 

The right strategy
SARKUNAN says, in short, what developers are really 
trying to communicate with these innovative sales and 
marketing schemes are:

PROPERTY SELLS . . . 
BUT WHO’S BUYING? 

Current market conditions have led to developers trying various sales and marketing 
tactics. Sarkunan Subramaniam, Managing Director of Knight Frank Malaysia shares 

some pointers.

• Certainty

• Discounts

• Deferred payment

• Financing Assistance

• Insurance
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“The rest is just gimmicks,” he pronounced.  He noted 
that some developers have focused on some key 
areas to ensure that their campaigns get the desired 
results, in particular addressing first-time home buyers’ 
financing issues. Other key strategies in the current 
market included focusing on excess stock as well as 
keeping end pricing attractive with smaller-sized units. 
He also observed more affordable projects in certain 
locations as well as developers selling an aspirational 
lifestyle, which he terms as ‘Fast Forward Future’, 
where potential buyers are tempted by a lifestyle which 
they cannot afford now. SARKUNAN says that while some 
of these strategies have been successful, much more 
needs to be done to ensure sales remain vibrant. 

Reinventing the wheel
SARKUNAN says one of the biggest wastages of money is 
when buyers fork out large sums to purchase a home, 
only to tear most of it down for renovation, further 
jacking up the costs. He suggests that perhaps it is time 
for local developers to follow the lead of China and 
Thailand where developers are building just bare shells, 
thereby reducing building (and renovation) costs.

He also noted the need to reinvent the product by 
offering different quality and cost packages to suit 
differing needs.  Developers also need to adhere to 
more efficient designs and adopt the Industrialised 
Building System methodology. 

Create a buzz
“You have to be the go-to expert with in-depth market 
knowledge,” said SARKUNAN. He believes this to be key in 
building a developer’s reputation and garnering repeat 
customers. “Being a thought leader is the way to go.” 

He also suggested using collaborative partnerships 
to sell creatively, especially for higher end products. 
The right brand partners will raise the profile of the 
development. 

The next step is to identify the right marketing 
platforms and SARKUNAN says not enough resources are 
being pumped into digital platforms. “How much are 
you spending on your website and digital marketing?’” 

he asked, noting that that is where majority of local 
consumers get their information from today. Use the 
right media to create awareness for the product and 
says social media is a great platform to achieve this.

He also asked that developers step up with the use 
of technology, utilizing movies, drones and videos 
to attract buyers rather than the conventional scale 
models at show galleries. 

Know your client
SARKUNAN insists that sales people in the property 
industry are never ‘off duty’, as they are always looking 
to network and identify new customers. Then create a 
strong client database to ensure developers can reach 
out to the intended target markets. 

Of course, price is all-important and SARKUNAN warns 
about over-pricing and then later having to slash prices 
to offload stock. This will lead to unwanted stigma for 
the developer. Here, he suggests that developers sell a 
lifestyle, not just a house. 

Young and innovative
SARKUNAN also believes that a young and hungry sales 
team is essential as younger personnel have new and 
innovative ideas. He also encouraged developers to 
outsource sales to other countries, even at the cost of 
higher commissions. 

He warned against lumping the entire budget into a 
launch campaign without provisions for other platforms. 
“Campaigns can run flat if not budgeted properly,” he 
said. And this is where, he believes, developers must be 
innovative in their sales and marketing campaigns to 
stand out from the competition and to create worthy 
buzz for the products.
 
Conclusion
Last but not least, SARKUNAN says that the best advert for 
a developer is a blemish-free track record. Developers 
who consistently deliver on time products that are 
defect-free will attract repeat customers and build a 
solid reputation.
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The Risk(s) 
Since young buyers are still relatively financially 
unstable, they run the risk of unemployment which then 
leads to overdue rents. It begs the question of whether 
the government is able to terminate the contract in 
such cases—or if the accumulated rent is transferable 
to the property when these young buyers decide to 
upgrade their home. The landlords risk having to bear 
the damages to the property if the tenant decides to 
refuse purchase at the end of the tenancy.

What you should do
Make sure you address these issues in your agreement.

OPTION-TO-PURCHASE (OTP)
An OTP is an agreement between a tenant and a 
property owner that allows the tenant the right to 
either purchase or refuse the property at any time 
during the lease. The purchase price can be set forth at 
the time the option agreement is signed or at the start 
of the deal. This practice has given a rise to the option 
fee trend.

“Paying an option fee to book a land is a common 
practice in Johor Bahru,” shares SIEW. “And now, the 
trend has moved to housing.”

The Risks
There have been numerous cases reported involving 
the fraudulent practice of option fee. SIEW shares her 
experience working with a client who became a victim. 
“A handicapped elderly woman came to the office 
claiming that she wanted to sell her property. She 
started asking a lot of questions and was willing to  
sign all the documents as a genuine seller would.”

“As it turns out, the house has already been sold to 
someone else—and my client lost RM250,000,” she 

In recent years, the property market has seen some 
of the most unconventional purchasing methods in 
a move to combat the credit crunch. The younger 
generation of property investors are less skittish about 
the idea of non-traditional financing as compared to 
their predecessors—to them, grants and freehold 
properties may be ideal, but not necessarily practical.

While the end game is still residual income, the 
new rule is “you no longer have to own a property 
to earn from it”. And because these methods are 
unconventional, they pose a higher risk than the 
traditional methods. ELIZABETH SIEW, COMMERCIAL & PROPERTY 
LAWYER AND AUTHOR OF “SMART PROPERTY INVESTORS KNOW THE 
LAW IN CREATIVE INVESTMENT”, broke down some of these 
creative investment strategies and ways to circumvent 
their risks.

RENT-TO-OWN (RTO) 
a. Government
 In a bid to help young buyers, the government has 

implemented the innovative rent-to-own housing 
scheme (under the People’s Housing Project) that 
is designed to ease homebuyers’ transition from 
renting to buying a home through a deferred 
payment method. Upon purchase, a tenant is 
required to service the monthly rent—which includes 
an amount that is accrued in the buyer’s savings 
account and will accumulate towards the purchase 
price—for an agreed period of time. The title will be 
transferred to you at the end of your lease.

b. Developer
 “Some developers are now offering this deferred 

payment scheme too,” informs SIEW. “You rent the 
property for three to five years, and at the end of 
your tenancy you can obtain a bank loan to pay off 
the outstanding amount.”

INVESTING
OUT OF
THE BOX
Refusing to be priced out of the market, 
property investors turn to creative 
methods to acquire their dream homes.
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adds. “These con artists will come to you with an 
elaborate story and various tactics to get your money.”

What you should do 
SIEW advises property investors to do their due diligence 
and verify the authenticity of Certified True Copy (CTC) 
documents of the title with the land office. Alternatively, 
do a CTOS search and then visit the address to identify 
the real owner.

“It is advisable to have more than one lawyer on  
standby. If someone ever approaches you with such 
proposition, request to seal the deal at your lawyer’s 
office.”

LEASE-SUBLET
If you are renting-to-own as an investor, you can sublet 
the property that has been leased out to you.

The Risk(s) 
You may be violating your tenancy agreement by 
subletting the property, in which case the owner has 
the right to terminate the lease.

What you should do
It is important to ensure that it is explicitly stated in the 
tenancy agreement that you are allowed to sublet the 
property. Impose a heavy compensation in the case of 
an early tenancy termination.

DISCLAIMER: The opinion stated in the article are solely of 

Elizabeth Siew 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.

Elizabeth Siew
Commercial & Property lawyer and author 
of “Smart Property Investors Know The 
Law In Creative Investment”
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Information such as the frequency  the security service 
company has been changed and whether the CCTVs 
are functioning  are all tell-tale signs of neglect.

Next, take a peek at the upkeep of the common 
facilities—this should tell you if there is an issue with 
the maintenance fee and sinking fund collection.

“The two main facilities that you have to look at are the 
swimming pool and the lifts,” stresses SR ADZMAN. “If the 
pool water has turned green and some of the lifts are 
poorly functioning, that is a sure red flag.”

Next, take note the number of cars parked in the 
common area or along the outside of the building; this 
may be an indication of parking insufficiency.

SR ADZMAN also advises investors to look at the state of 
cleanliness of its surrounding. “These are all signs that 
management  isn’t doing its work. It presents a bad 
impression to potential buyers or tenants.”

KNOW THY NEIGHBOUR

One of the gravest mistakes an investor could make 
is to purchase a property without knowing the 
demographic of its occupants. Properties with high 
student occupancy aren’t your best bet if you’re looking 
for value appreciation.

“Overcrowding is a common problem with student 
populated buildings—it makes leasing out your unit 
to a non-student difficult. And even if your unit is well 
maintained, chances are the common facilities aren’t.”

SR ADZMAN also suggests to take a spin around the 
neighbourhood at night and observe the number of 
units that are lit up. If majority of the units have their 
lights turned off, it may be an indicator that most of the 
units are owned by non-owner-occupiers, which means 
collection of maintenance fee may be more challenging 
than usual. 

With high population growth fuelled by the increased 
migration rate, the concrete jungle that is Klang 
Valley has been battling with land scarcity for a while 
now. In its early stages, living vertically and building 
as many units on as little piece of land possible may 
have seemed like the perfect solution, but without 
governance it comes with its own set of problems. 

Today, an approximately six million of the population 
in Malaysia live in strata titled property. Although they 
are much sought after due to the price, most people 
fail to understand the many distinct advantages and 
disadvantages that come with them.

SR ADZMAN SHAH OF EXASTRATA SOLUTIONS SDN BHD shares what 
you should look into when looking for a strata property 
and the pitfalls that could be avoided. 

WEEDING OUT THE BAD APPLES

When looking for a strata titled property, it is important 
that you do your homework and your legwork. Safety 
and security should be at the top of your checklist. 

STRATA PROPERTY
PURCHASING: 
A QUICK GUIDE

Stratified buildings may have proven that they stack up 
as a solid investment but when it comes to selecting,

one wrong move may cost you a great deal.
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DISCLAIMER: The opinion stated in the article is solely of Sr Adzman Shah 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.

 AVOID THESE PITFALLS

1. Failing to sort out the legal issues
During your purchase and submission of memorandum 
of transfer (MOT), you are required to show your quit-
rent receipt. “The developer’s quit-rentpayment must 
be up-to-date before they are able to accept the MOT 
for registration so as to facilitate transfer of the strata 
titles,” informs SR ADZMAN.

Also, do make sure that the previous owner has been 
paying up the maintenance charges, or you could be the 
one bearing the consequences as the current proprietor 
if not covered in the sale & purchase agreement. 

2. Failing to recognise the best value
“You have to recognise the value of the unit you’re 
buying,” says SR ADZMAN. The general understanding is 
that the price will increase in tandem as the floor level 
gets higher since the view improves—but this doesn’t 
always apply to rental.”

Those who purchase a walk-up apartment for example, 
generally prefer the first floor followed by the ground 
floor where the rental tends to be higher.

3. Failing to understand responsibilities
There’s a certain responsibility that comes with 
the strata title holder. It is important that everyone 
understands the significance of playing their part in 

maintaining the harmony and the quality of living of all 
the residents. It is as simple as taking care of leakages 
in your unit and paying your maintenance fee on a 
timely basis. 

4. Failing to monitor management
The role of a property manager in maintaining a building 
is often overlooked, when it is in fact a vital position 
to fill. It is important that the Joint Management 
Committee (JMC) or Management Corporation (MC) 
is willing to fork out that little extra to appoint an 
experienced property manager.

“Always try to look for a building that has a good track 
record with hiring managers. It contributes towards its 
value,” advises SR ADZMAN.

5. Failing to understand the role of management  
committee
The whole point of strata management is to give the 
owners the authority to decide on matters pertaining 
to the common property. However, without a strong 
Management Committee and the lack of enforcement 
of House Rules, living in a stratified property is as good 
as living in a soon-to-be a rundown shell of a building. 

An effective Management Committee could act as a 
dispute or altercation resolution mechanism and help 
promote neighbourliness.
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development in Malaysia for the past 40-50 years, i.e: 
the ‘single family homes’ category which is financially 
out of reach to many first time buyers. 

Besides that, some specialist developers and fund 
houses are looking to build logistics parks and industrial 
distribution centres as well as storage facilities around 
major cities, particularly in Klang Valley, Johor and 
Penang. This trend aligns with the rapidly growing 
demand for same-day distribution services as a result 
of the e-commerce boom in Malaysia. 

SMALLER HOMES & HOUSEHOLDS BY 2040
The Malaysian population is set to grow 23% between 
2020 and 2040; that itself is a positive indicator for 
the housing industry. However, BOYD says that demand 
for homes will increase at a disproportionate rate in 
the next two decades as shrinking household sizes will 
result in a whopping 47% growth in household number 
by 2040. 

It is projected that the average Malaysian household 
size will decline to 3.4; which was Singapore’s average 
in 2010. Future first-time homebuyers will be in for a tough 
ride as the supply-demand gap will definitely widen even 
further.

As millions of post-millennials come of age, starter 
homes will continue to fuel the residential market 
moving forward. Hence, it is only inevitable that homes 
will get smaller due to the affordability issue and the 
lack of land in prime cities. The future housing landscape 
in local cities at least will mimic that of Singapore’s current 
one, where a typical 3 bedroom family apartment is 
approximately 1,200 sq ft in size. 

The impact of economic issues such as the weakening 
Ringgit and rising unemployment is already being felt 
in the industry - latest data from the National Property 
Information Centre (NAPIC) shows a year-on-year 
decline of 18% in property transaction value in Q32016.

At the recent Economic & 
Business Outlook Conference 
2017 organised by REHDA 
Institute, DATUK CHRISTOPHER BOYD, 
EXECUTIVE CHAIRMAN SAVILLS MALAYSIA 
spoke about development trends 
that will shape the future market.

AFFORDABLE HOMES ON THE FOREFRONT
According to BOYD, the situation and problems faced 
in the Malaysian property market are parallel to what 
other countries in the region are experiencing; as 
revealed by a recent survey on developers’ plans and 
building prospects across Asia Pacific. Consumer 
demand for affordable accommodations has never 
been so robust; hence it is no surprise that the majority 
of developers responded that affordable housing tops 
their upcoming product offering list. 

This is followed by senior housing, logistic parks, 
industrial and distribution facilities, single family homes 
and resorts with family housing (multi-generational 
units) rounding up the list. 

Zooming in on Malaysia, BOYD confirms that the survey 
results perfectly encapsulate the 2017 building trend 
in Malaysia - residential units which are affordable to the 
masses is the single category which offers tremendous 
potential to local developers. The ‘affordable home’ class 
will replace the largest and most profitable form of 

THE PRESENT AND FUTURE IS IN 
AFFORDABLE REAL ESTATE

How will the Malaysian real estate industry be influenced by the economic 
slowdown and shift in consumer demand moving forwards? - REENA KAUR BHATT
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SENIOR HOUSING NOT QUITE THERE YET
Malaysia might achieve an ageing nation status by 
2020, when the percentage of the population aged 65 
and above, reaches 7.2% as reported by the Statistics 
Department in December 2016.

Even though senior housing is a lucrative market in 
other Asian countries such as Japan and Korea, BOYD 
projects that we have a long way to go before the 
demand for senior housing picks up among Malaysians. 

Ageing locals prefer to stay in their own homes close to old 
friends and neighbours or with their children/relatives. 
As BOYD jokingly said, many do not see the appeal of 
constricting themselves to 600-800 sq ft of space with 
the same spouse they have had for the past 40-50 
years. Our elderly prefer to be among or close by to 
their family and friends.

DEVELOPERS TO RESTRATEGIZE
Homebuyers are not the only ones scratching their 
heads over the cost of living – local developers are 
struggling too, as housing development is becoming 
a very expensive business. Local developers require 
huge amounts of capital; even a 500-acre project now 
require billions of Ringgit.

Hence, BOYD believes that as soon as in these next 5 
years, we will witness a structural change in the housing 
market, where land banking will be a thing of the past. 
Instead, developers will tie-up with financial institutions or 
pension funds as an equity partner to develop their property 
projects.

Some have already made the move - the recent 
partnership between EcoWorld Group and the 
Employer’s Provident Fund (EPF) to build two 
townships one of which is in Batu Kawan, Seberang 
Prai is an example.

BOYD suggests that more developers should jump onto 
the bandwagon and strive to build their brand equity 
instead of relying on the age-old but cost-heavy 
strategy of land banking.

THE RESORT POTENTIAL
The residential market aside, BOYD feels that there is a 
lot of potential in the local real estate market which 
has yet to be exploited, particularly in the hospitality 
sector. With the rising wealth of upper-middle-income 
households in Indonesia, Singapore and Hong Kong; 
the demand for holiday destinations and weekend 
getaways is on the rise.

An increasing number of these foreigners end up in 
popular retreat spots such as Koh Samui, Thailand 
and Bali, Indonesia, where they are willing to spend 
on average a thousand dollars per night for villa 
accommodations. 

On the other hand, except for one or two small facilities 
in Langkawi and Penang; Malaysia gets none of this 
business; which is a waste as our country is equally 
as attractive with its tropical climate, rich culture and 
delicious local fare. BOYD strongly believes if we build 
more of such luxury resorts and destination accommodations, 
many foreign holiday-makers will come into Malaysia by the 
droves.
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spending, but the severity differs for each trade 
category. For instance, the food & beverage category 
have been impacted less by economic and external 
factors – it has proven to be resilient so far.   

What are Sunway’s strategies in dealing with 
these challenges? How do you boost foot traffic 
AND encourage consumer spending? 
Today’s malls have moved on from being just functional 
– lifestyle changes and higher consumers’ expectations 
demand this. A decade ago, a mall is perceived as a 
building with impressive architectural features that 
offers shiny new things for sale. 

Malls are no longer primarily for shopping – in lieu 
of changing times, shoppers especially millennials, 
are now looking for experiences and memories. At 
Sunway Malls, we recognise this is an important facet 
to continue to be relevant. That is why Sunway create 

This is no easy time to be a brick and mortar 
retailer. To what extent has the weak Ringgit and 
drop in the overall economy affected the retail 
market in the Klang Valley? 
The slowdown in retail spending is indisputable - Last 
year saw local retailers revising their growth forecasts 
downwards to 3.0% from 3.5%. Much of it was largely 
driven by the weak Ringgit. The US’s interest rate 
hike has caused capital outflows from emerging 
markets such as Malaysia. The sell-down of Malaysian 
Government Securities (MGS) and weaker foreign 
currency reserves were also contributing factors which 
placed pressure on the Ringgit.

This gave rise to two things – higher business cost due 
to escalating import expenses and reduced purchasing 
power. On one front, retailers are facing profit margin 
compression and on another, there is the subdued 
consumer spending. We are observing more cautious 

THE RETAIL 
RACE TO STAY 
RELEVANT

With the spread of e-commerce and a 
downturn in economic activity, how can brick 
and mortar retailers encourage consumer 
spending? REENA KAUR BHATT speaks to HC Chan, 
CEO of Sunway Malls and Theme Parks to 
find out how Sunway strives to do what it 
does best – creating malls which generate 
continuous foot traffic.
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malls that serve as hearts and souls of communities 
– we want our malls to be THE place for people to 
socialise and have fun together. 

This is done by incorporating value-added elements. 
Efforts include various family-friendly activities such 
as concerts and art shows to more ‘intimate’ store 
offerings such as spas and farmer’s markets; all which 
translate into better footfall and consumer spending.

Of course, mall planning is of utmost importance as 
well. As described in a research paper titled The Key of 
Success in Shopping Centers (2012); A shopping centre 
is a product; one that is developed and managed 
through the strategic fit of the three composing 
elements: Location, Customer Mix and Tenant Mix. 

Typically before a mall development takes place, a 
thorough and detailed feasibility study will commence. 
At Sunway Malls, we conduct many preliminary 
studies to identify various variables - the surrounding 
competitiveness, existing retail gaps, catchment size 
and projected growth, demographic and psychographic 
profiles of residents and transportation infrastructures, 
among many. 

What essentially happens after identifying the current 
trends and lifestyle needs of consumers, is the detailed 
analysis and configuration of the highly-relevant trade 
mix. Only then, do we proceed with development – this 
enables Sunway to create a mall which brings value to 
the surrounding population.  Our latest mall, Sunway 
Velocity has garnered roughly a million footfalls each 
month since its opening in mid-December 2016. 

The Malaysian retail landscape has evolved in the 
past decade as e-commerce and online retailing 
becomes more popular. What is your approach 
to stay relevant in the age of technology 
disruption? 
There is no denying that online retailing and e-commerce 
are here to stay and they grow increasingly substantial 
with the passage of time. Nevertheless, online shopping 
in Malaysia is still in its infancy and there is a lot of latent 
demand. The Retail Group Malaysia (RGM) reports 
that online retail sales only account for than 2% of the 
total sales in Malaysia. 

However, according to Euromonitor, Malaysian online 
retail sales increased from RM1 billion in 2011 to RM2.4 
billion in 2016 with an annual growth rate of 18.5%. In 
contrast, the figure for store-based retail sales was only 
3.2%.

The convergence of both online and offline is 
inevitable - Online shopping is convenient, fast and 
possibly cheaper while its offline counterpart offers 
socialisation and engagement of the five senses. At 
Sunway, we work to leverage on these aspects. One 
trade category that has been able to harness this social 

aspect well is the F&B division. More and more people 
opt to dine or spend time in an eatery based on 
recommendations on apps like Foursquare and Yelp 
or through the sharing of experiences and pictures on 
blogs and social media. 

Technology disrupts but it can be equally enabling -  
technology has enabled malls to deliver and customise 
experiences like never before. Elements such as 
virtual reality, Radio Frequency Identification (RFID) 
and 3D printing have enabled brands to offer unique 
experiences. Malls that find a way to capitalise on 
these technological innovations while retaining the 
‘human experience’ will continue to be successful.  

What do you think the retail experience will look 
like in 25 years and what do you envision a ‘mall 
of the future’ to be?
It is a given that technology will play a big part in the 
running of malls of the future. The shopping experience 
will be a more seamless as apps and devices on mobile 
phones provides more options and convenience for 
shoppers. More retailers will offer online shopping 
facilities; where consumers who are pressed for time 
will have the option to browse for products online and 
drop by the store to try on the goods should they want 
to. Hence, future retails stores which are more digitally 
connected might be smaller. 

Besides that, mobile or cashless payment systems will 
most likely take away the need for physical transactions 
and even long queues at the cash register. 

Personalisation will be refined as well by harnessing 
big data – information on shoppers’ habits, behaviours, 
preferences and patterns are carefully collected and 
analysed to create a more personalised experience for 
each shopper.
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The borrower need not give any notice for any extra 
payment unlike the term loan. If there is any extra 
money in the account, the borrower can withdraw it 
any time. Please be aware that once you withdraw, 
interest will be charged back.  It uses the current 
account. Borrowers will be able to use ATM, cheques 
and also online banking for their transactions. It is a 
good package in which it can save a lot of interest if the 
borrower uses it to his/her advantage.

Fixed rate loans
As the name suggests, it means interest rate is fixed 
for the whole tenure. Banks have this package under 
the Islamic loan. The interest rate is much higher than 
those conventional loans. Some insurance companies 
(not under Islamic product) also have a similar package 
but at a lower interest rate. Borrowers who are worried 
about escalating interest rate will go for this package. 
You do not have to worry about interest rate.

Islamic loan
Islamic loan uses the Murabahah concept under the 
Syariah principles. Under the Islamic concept of 
borrowing, the banks will buy the property from the 
borrower, then rent it back to them. The bank will 
determine the profit rate in advance after considering 
the tenure years.

Initially, the interest rate was fixed but as time evolved, 
the floating rate was introduced.
  
In recent years, there was a spike in Islamic loan 
applications especially by property investors. Why is 
that so? In an Islamic loan, the banks cannot charge 
penalty for early redemption.  Property buyers with an 
objective of very short borrowing time frame will opt 
for this package. 

Please take note that do read the letter of offer from 
the bank before signing. In certain banks they will 
have a special clause for this package. Make sure you 
understand the special terms before signing.

If you walk into a bank today, you are spoilt of choice 
for the many loan products available. Which is the most 
suitable one? In my opinion, the lowest interest rate 
package is not necessary the best. It depends on the 
borrower’s objective. 

Term loan  
This is the most basic. It includes paying principal and 
interest together. Term loan has a maximum tenure 
years of 35 years or age 70 years old in Malaysia. 

For example:  

Purchase Price RM 500,000
Margin: 90%
Tenure: 35 years
Effective Lending Rate: RM 4.5%
Monthly Instalment: RM 2,129.66.
RM2,166 consists of RM442.16 principal & RM1,687.50 
interest

Gradually as months goes by the principal amount will 
increase and interest will reduce. That’s how you will 
complete your loan in 35 years.

Please be aware that most banks have a penalty clause 
between 2 to 5 years approximately 3% will be charged 
if you were to settle the sale of property earlier. 

Overdraft
In overdraft, a borrower only pays interest. Using the 
previous example the interest payable monthly will 
be RM1,875. There is no tenure year attached with an 
overdraft. Borrowers who pays more than the interest 
charge will reduce the principal. Overdraft uses current 
account facility. Borrowers can make pre-payment 
anytime. More flexible than the term loan but the 
interest rate is higher. Nowadays it’s more difficult to 
get banks to lend pure overdraft. It will be easier if 
there is a mixture between term loan and overdraft. 

Flexi loan
Flexi or flexible loans means it is a combination of term 
loan and overdraft. The borrower still needs to pay the 
minimum monthly instalment. Any extra payment will 
go towards reducing the principal and thus in turn will 
reduce the tenure year’s payable. Instead of putting 
your money in different accounts you can lump it in a 
flexi loan. Every time your money is in this account you 
will save on the interest. It functions as one account.  

TYPES OF PROPERTY LOANS 
MIICHAEL YEOH provides a quick run-down of what the Malaysian banks are offering.

Miichael Yeoh
CEO & Founder
GM Training Academy PLT

DISCLAIMER: The opinion stated in the article is solely of Miichael Yeoh 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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 INTERNATIONAL  PROPERTY NEWS

2016 has been quite the year for China’s property 
sector. With property booms in top-tier cities such as 
Beijing, Shanghai and Shenzhen, overall investment 
in the country’s real estate rose by 6.9% last year.

Since the property sector is one of China’s main 
sources of economic growth, and her economy 
did grow by 6.7% last year, fuelling 40 other main 
business sectors in the country, economists, the China 
government would no doubt hope for continued 
success this year. But there have been concerns that 
the pressure on the property bubble is building up 
and might be reaching bursting point.

Despite the government’s attempts to cool the 
market with rapid and frequent policy changes over 
the past couple of years, property investment growth 
has hit a 11.1% high last December, up from the 5.7% 
in the month before. Though home prices in some 
cities have begun to fall slightly, analysts are seeing 
that market sentiments are hardly sensitive to policy 
shifts. 

China’s top-tier cities post continued growth
Should the policies stick, any significant changes 
will only come with time. As most investors consider 
property-ownership the most feasible and desirable 
means of adding to their income, demand in top-tier 
cities remains high despite soft price growth.

Recent shifts on the international front, however, may 
mean continued growth in the real estate market 
within China as more investors look inward, what 
with the Trump administration turning things on its 
head with his trade agreements changes. 

It may be in the government’s interest to acquire 
land revenue while keeping an eye on a burgeoning 
real estate sector which on the plus side will boost 
economic growth but may cause bigger issues later 
on if allowed to continue on its upward trajectory.
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In the first month of 2016, the demand for new homes 
fell by 76%. In the same time this year, it rose by 48% - a 
complete turnaround. With the current lack of interest 
and activity in the secondary market, developers are 
seizing the current window of opportunity by its neck 
and adjusting prices according to rising demand. And 
the demand is high indeed. At China Overseas Land 
& Investment‘s new residential project situated on the 
site of the old Hong Kong airport, One Kai Tak, all 188 
units were sold out in a single day last month.

Buyers may ramp up their buying speed and fervency 
in the months ahead, as they pre-empt the possibility 
of the Hong Kong government implementing further 
curbs on the market, in particular on individuals who 
sell their properties to purchase new ones.

Home prices in Hong Kong are escalating despite the 
government’s attempts to curb the rapid and steep 
climb.

Buying a resale private property from the secondary 
market has become difficult due to the heavy stamp 
duties levied by the Hong Kong government on open 
market homes in an effort to curb rising property 
prices and a ballooning market. Stamp duties for first-
time local buyers are particularly high and the move 
has slowed down activity in the secondary market 
considerably. 

Instead, it has created a demand for new homes in the 
primary market. Since homes in this market are sold 
directly by the developers, they are able to adjust home 
prices according to market demand and requirements, 
sometimes even offering incentives and discounts.

According to Knight Frank’s The London Report – 2017, 
the Central London property market has witnessed 
significant capital inflows since the referendum, 
despite an initial pause for breath. For London real 
estate, the shift towards a wider world of occupiers 
and investment capital is at an advanced stage. Last 
year, 73% of transactions involved an overseas buyer 
compared to 65% in Singapore, 40% in New York and 
33% in Paris.

A key theme for the market over the last few years has 
been the rise of the Chinese buyer, whose overseas 
investment appetite has grown exponentially. While 
capital controls have been put in place in China 
to control outflows, Knight Frank expects Chinese 
investment into London to continue in 2017, although 
it may slow as overseas reserves are depleted and 
mechanisms of getting capital out of the country are 
restricted.

London real estate has potential to flourish post-Brexit

Demand for Hong Kong properties continue to climb

COMMERCIAL REAL ESTATE PREVAILS
London’s success as a business location saw £9.3 billion 
of overseas money invested in Central London offices 
in 2016, out of which 80% were from outside of Europe. 
China and Hong Kong were the largest sources of 
foreign investment, accounting for £2.9 billion or 31.2% 
of the total overseas investment, while investment 
arising out of Asia-Pacific made up £1.0 billion or 10.8% 
of the total overseas investment.

Office take-up in Central London for the final quarter 
of 2016 totalled 3.6 million sq ft, the highest since Q3 
2015, 14% above the long-term average and driven by 
strong activity across the whole market. Seven of the 
ten largest occupier deals in 2016 were to overseas 
corporations, particularly from North America, which is 
the same as in 2015.
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Sitting on a table in a casino and there is a probability of more 
than a 50% chance of earning almost double of your bet. 

Wouldn’t it be a good bet? In the long run, chances are you will 
make a profit. Now, if this bet you place lets you cash it out at 

any time, wouldn’t you want to bet on it? -KENNETH TAN, ASSOCIATE DIRECTOR, 
REDBRICK MORTGAGE ADVISORY

ALL YOU NEED TO KNOW 
ABOUT TDSR

What is TDSR and how does it work?
TDSR is to safeguard borrowers from overleveraging. 
This applies to property loans granted by all financial 
institutions. Currently, 

TDSR has a 60% threshold, and what does this translates 
to is that the percentage of your income that goes into 
servicing your loan cannot be more than 60%.

For example, if you earn a fixed income of $5,000 a 
month, your housing loan repayments, plus outstanding 
debts (e.g. student loans, credit card debts, car loans, 

That was the conception many people had years ago, 
and that set off the property buying frenzy. There were 
people who caught up with the frenzy by just following 
what their peers were doing, and bought properties on 
impulse. 

People just wanted to get as much money as they 
could, and this seemed to be a sure win bet. Many of 
such investors did not consider the consequences it 
could bring. Hence, the government has to intervene by 
coming up with the Total Debt Servicing Ratio (TDSR) 
on 28 June, 2013.
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It could be as detrimental as paying $5,000 more in a 
year, as compared to what the current borrowers are 
paying, depending on their loan size. Most borrowers 
who took a loan before TDSR was implemented were 
caught up in this restriction. 

Amendments made to TDSR rules
In September 2016, MAS tweaked the TDSR framework 
to make it easier for borrowers with existing home 
loans to refinance their mortgages and pay off their 
debts at lower interest rates.

These changes affected two groups of people: People 
who have an existing property loan on the house that 
they live in and people with an existing investment 
property loan. 

For the first group, a homeowner who wants to refinance 
the mortgage on the house that he lives in will now 
be exempted from the TDSR’s 60% rule, regardless of 
when he bought the property. As for the second group, 
a borrower can refinance his investment property loan 
above the TDSR threshold, regardless of when the 
property was bought, if he meets two conditions:

(1) He commits to a debt reduction plan with his bank 
to repay at least 3% of the outstanding balance on his 
property loan over three years, and

(2) He passes the bank’s credit assessment.
This is essential for borrowers to refinance their home 
loans to take advantage of the current lower interest 
rates. 

The aftermath of TDSR
TDSR was implemented to cool the market and 
control buyers from leveraging beyond their means. It 
certainly did at an effective pace. The government has 
mentioned that TDSR is here to stay so anyone hoping 
that it will be lifted should instead, look something 
within their means to purchase. With TDSR cooling the 
market, prices have been kept from rising exorbitantly.

Undeniably, this has hurt as well as benefitted many 
people. Would you rather prices rising exorbitantly, or 
purchase something within your means?

personal loans, etc.), cannot exceed $3,000. However, 
borrowers earning a variable income will be subject to 
a 30% hair cut in calculating their TDSR income. 

If you do not meet the TDSR requirement but have 
the funds, there is an asset under management (AUM) 
option to circumvent it, where you can show funds to 
top up your shortfall and secure the financing.   

No more age-roping
Additionally, The Monetary Authority of Singapore 
(MAS) requires the loan tenure to be computed 
based on the income-weighted age of all borrowers. 
Previously, the average age of joint applicants was 
used. 

With the new requirement, this would mean shorter 
loan tenures and higher monthly repayments, especially 
if one of the applicants is younger and not working, as 
his/her age will not be used to average out the age as 
before. This made it harder to stretch the loan tenure.

No more guarantors
With the implementation of TDSR, there is no longer 
such a thing as guarantors for property loans, but 
instead, they must be joint borrowers. This is a problem 
because prior to the implementation of TDSR, many 
borrowers counted on the income of a guarantor to 
secure their loan. 

Through this method, many borrowers were able to 
secure a loan and get the maximum of 80% financing 
hence, easier to purchase a property.

How does TDSR affect me as a homeowner/
property investor?
With TDSR in place, property investment has become 
harder. Not just purchasing, but refinancing (the process 
of switching from one home loan package to another, 
by transferring your mortgage to another bank) as well.

Although MAS has exempted borrowers from the 60% 
threshold if they obtained their loans before 29th 
June 2013, this would still impact owners who require 
refinancing as they will need to continue on the same 
interest rate package which can be a detriment to them 
if they fail TDSR.

Kenneth Tan, Associate Director, Redbrick Mortgage Advisory

Armed with a degree in accounting and finance, Kenneth took the conventional route of joining a Big 
Four accounting firm. However, real estate was something he had always been passionate about, and 
so he took a leap of faith and joined ERA thereafter. This enthusiasm in real estate urged him to further 
pursue his interests; following which, he joined Redbrick as a mortgage advisor
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Despite falling rents for retail and office spaces, analysts 
are hopeful for a positive performance from this market 
segment in 2017.

The last quarter of 2016 saw office rents falling 1.8%, 
bringing last year’s decline of rental prices to 8.2%. 
Rents for retail spaces fell 1.2% in Q4, bringing the total 
year’s decline to 8.3%. Surprisingly, despite a weakening 
economy and competition from e-commerce, the 
demand for retail spaces have picked up. Analysts put 
the easing of pressure on the retail property market to 
the development of many flagship stores, large food 
and beverage clusters and gyms. 

New retail brands and concepts entering the market 
meant there were tenants willing to take up larger 
floor areas in prime spots. That said, almost 169,000 sq 

Positive 2017 outlook for retail and office property sector

The property market will be seeing as many as four 
new property launches spicing up the mix this month. 
Sentiments have been looking up of late as more 
buyers are coming to terms with the market reaching 
the bottom of the cycle, and these new launches may 
welcome increased interest from buyers. Property 
analysts are expecting up to 9,000 new home sales 
this year.

The 4 new upcoming launches buyers can look forward 
to are:
• Park Place Residences in at Paya Lebar Quarter (PLQ)
• Grandeur Park Residences in Tanah Merah
• Clement Canopy in Clementi
• Seaside Residences in Siglap

The first project expected to launch is the 505-unit 
Clementi Canopy. Though the recent trend has shown 

New property launches to welcome by April 2017

metres of retail space will become available this year, 
and there may still be challenges ahead for this sector.

In the office property front, following announcements 
of major tenancy deals such as Facebook taking up 
prime office spaces in Marina One and similarly Distrii, 
a co-working operator, at Republic Plaza, the market 
is beginning to stabilise. New and massive working 
spaces will, however, add to the inventory soon, taking 
Duo Tower in Bugis as an example. It was completed 
last month and has pushed office vacancy rates to 11.1 
per cent. Moving ahead, property players are expecting 
office rents to continue softening at least for the first 
half of the year, though newer buildings such as Guoco 
Tower and Marina One have enjoyed positive take-up 
rates last year.

smaller units as being more popular with buyers, 
this development will feature mainly 2-bedders to 
4-bedders sized between 635 sq ft to 1,500 sq ft, with 
the former making up almost a third of the units.

One of the more exciting projects from the list above 
is Park Place Residences at PLQ. It is Lendlease‘s first 
residential project in Singapore and the rejuvenation 
plans for Paya Lebar, to build an integrated development 
in Paya Lebar Central, may be the nectar that attracts 
buyers. The project is directly linked to the Paya Lebar 
MRT station and will also include residential units with 
a range of 1- to 3-bedroom apartment units, 3 office 
towers and a retail mall with more than 200 stores. 
Successes of previous launches and sales of similar 
projects such as NorthPark Residences and The Poiz 
Residences are signs of assurance for the developers 
that take-up rate will be positive.
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Though gradual, the property market seems to be 
coming out of a long hibernation and there are some 
bright sparks to make 2017 a warm one.

The supply and inventory stock is gradually diminishing, 
by 8.4% at the end of last year, aided by the restriction 
in land supply by the government last year, the key word 
being gradual. Fortunately, the decline in home and 
rental prices have also been gradual, with no sudden 
collapse. Last year’s rate of decline of overall private 
home prices was at a 3-year low, at 3.1%. The 2 years 
before saw a 3.7 and 4% decline, counting backwards.

By now, consumers and investors are used to the price 
decline, which has been a regular occurrence since 
2013 when the property cooling measures began to 
kick in. In the current market, any news of slower price 

Consumer confidence in property market improving

A sense of strength is coming back into the property 
market this year, with the bottom of the cycle possibly 
closing in. And consumer interest, in both the residential 
and commercial fronts, is on the rise too.

With news of Facebook pre-leasing space at Marina 
One, the upcoming Frasers Tower in the heart of the 
Central Business District (CBD) has also received leasing 
proposals for 30% of its 38-storey office building from 
various interest tenants. Most were from multi-national 
conglomerates, legal services, technology firms and 
a serviced-office provider, The Executive Centre who 
expressed interest in taking up an entire 20,000 sq ft 
floor space.

Many new office buildings pre-leased

declines will be good news, and of stabilisation, even 
better news. Private home prices have finally landed 
on a level where an increasing number of buyers find 
affordable and investment-worthy, which explains the 
boost in new home sales from 7,440 in 2015 to 7,972 
last year.

Properties in the core central region fared the best in 
the second half of 2016, while non-landed homes in the 
city fringe and suburbs registered 2 and 0.6% drops 
respectively. Landed properties fared unexpectedly 
well with a 0.8% price increase in Q4. Property analysts 
are expecting property prices to bottom out this 
year, which could the year when the property market 
bottoms out. The authorities do not yet seem to show 
any signs of easing the property cooling measures, at 
least not in the first half of the year.

New office buildings are gradually filling up even 
before they are completed or ready for occupancy. 
There is, however, some movement from other existing 
buildings as tenants take the opportunity to relocate or 
upgrade, as seen in the mix of tenancy in Marina One 
and Guoco Tower. 

Frasers Tower has a 663,000 sq ft of total net leasable 
area. More new office spaces are currently being 
developed in the CBD, including UIC Building and the 
new property which will sit on the site of the previous 
CPF building. Though office rents have been falling, it 
may be a good sign after all as the market would have 
picked up by the time these new buildings are built. 

Could it be a sign that the Housing Board’s first Build-
to-order (BTO) launch this year was on Valentine’s 
Day and that this launch is also the first time families 
can apply under the Fresh Start Housing Scheme? 
Perhaps the parallels are pushing it, but the 4,065 
new flats in Clementi, Tampines and Punggol will no 
doubt provide a good start for couples hoping to 
start a family.

Out of the 4000 plus units, 1,603 will be in Clementi, 
638 in Tampines and 1,815 in Punggol. This latest 
launch will also feature a number of 2-room flexi units 
which are popular with singles who are now allowed 
to purchase selected flats directly from HDB, and 

2017’s first BTO Launch expected to 
be oversubscribed

senior citizens. In fact, these were the most heavily 
subscribed units in the current launch.

Units in Clementi are expected to garner the most 
interest, with its proximity to the upcoming Jurong 
Lake District and schools such as NUS High School 
of Math and Science, UniSIM, Ngee Ann Polytechnic 
and the National University of Singapore. Four-room 
flats in Clementi are expected to start at $432,000. 
In comparison, prices of 4-room HDB flats in 
Tampines are considered affordable considering its 
mature estate status with four-room flats starting at 
$299,000 (before grants are applied).
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 SINGAPORE  PROPERTY NEWS

National Development Ministry Lawrence Wong has 
recently mentioned that the curbs placed on the 
property industry are here to stay as demand for 
property not declined.

Though property prices may have fallen, the dip 
has been gradual and slow. Coupled with the fertile 
bedrock of low-interest rate and affordable quantum 
pricing of residential properties, the authorities may be 
afraid of a sudden and unmanageable spike in demand 
from investors should the curbs be lifted anytime soon.

And their fears may not be entirely unfounded as the 
market has been showing budding signs of recovery 
in the past couple of months. Demand, in particular 
for smaller units in well-located properties, from local 

Property cooling measures to stay put
and foreign investors alike, have been on the rise while 
prices are beginning to hold steady. Pent-up demand 
from previous quarters of muted activity has meant a 
rise in sales volume.

Bigger Central Provident Fund housing grants will be 
included in the upcoming Budget talks, which may 
sustain resale HDB flat volume as more buyers qualify 
for subsidies. Resale volume for the public housing 
sector has already risen 7.8% last year. As demand for 
resale flat increases, so will pricing and sales volume. 
A stabilising resale flat market could also mean an 
increase in the number of HDB upgraders who are 
buying off the private property market, in turn boosting 
sales in the private housing sector as well.

A new Housing board programme has been rolled out 
last December to help families own a HDB flat.

Aptly named the Fresh Start Housing Scheme, it is 
aimed at helping families who have once lived in 
subsidised housing and are now living in rental flats. 
They can now apply for 2-room flexi flats with shorter 
leases of 45 to 65 years, which means they pay less 
than the usual 99-year leasehold HDB flats secured 
directly from the housing board.

These will be a boost for lower-income families or 
those wanting to move on and up from the rental 
schemes. But as these rare 2-room flexi units are also 
made available to singles and senior citizens, they are 
one of the most popular unit types in the board’s latest 

Fresh Start Housing Scheme helps families start afresh
BTO (build-to-order) sales launch. 713 such 2-room 
units were put up for ballot and the subscription rate 
was almost four times that, with 2,894 applicants. First-
time home buyers are also allowed to apply for grants 
of up to $35,000.

There are however clauses in the Fresh Start Housing 
Scheme that limit qualifying applicants. Households 
applying under this scheme must have at least 1 citizen 
parent, 1 citizen child under the age of 16 and at least 
1 family member must have had a stable employment 
for the last 12 months. The Ministry of Social and Family 
Development will also need to assess applicants and 
they must not have accumulated more than 3 months 
in arrears on their rental units.
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Rarely do office spaces right in the middle of town 
come up for sale. Retail spaces possibly. Though 
mostly for rent. But 15 units on the 7th floor of 
TripleOne Somerset have just become available 
for sale in the premium Orchard Road area and the 
response is expected to be keen.

Situated near the Somerset MRT station, the 
development consists of 2 towers of premium office 
spaces and a retail podium. It is currently undergoing 
a $120 million renovation to boost the development’s 
retail offerings, including future medical suites. 

Recently put up for sale at $41.56 million as an 
expression of interest, the indicative price for the 
15,683 sq ft space stands at $2,650 PSF. The floor 
on sale is also undergoing refurbishment and will be 
ready by May this year.

Strata offices available for sale in centre of town

6 Derbyshire is a District 11 prime freehold development 
with an estimated vacant possession date in March, 
with more than 40% of the 168 units sold to date. 

Andrew Tan, Director of Business Development and 
Sales, Smart Gateway Pte Ltd, when interviewed, 
highlighted that the 2-bedroom and 3-bedroom units 
were sold to a majority of local buyers who were looking 
for sizeable condo conveniently located for own stay. 

In the same district and sharing the Singapore’s main 
shopping belt and Novena medical hub, buyers are 
comparing 6 Derbyshire with 26 Newton and Suites 

The smartest, prime freehold condo available on the market
@ Newton. Here are some findings to speed up your 
decision-making process. 

The estimated price per square feet only differs slightly 
when you compare the three freehold developments, 
Suites @ Newton, 26 Newton and 6 Derbyshire; $1,919 
PSF, $2,200 PSF and $2,300 PSF respectively. However, 
with the incorporation of the smart technology that 
adds a world of convenience to you and your family, 
6 Derbyshire just edges it for us, especially with the 
recent boom in home smart automation interest that 
will surely add that ‘wow’ factor whenever you have 
guests over.

Property analysts are expecting investors to jump on 
this rare opportunity as properties such as these in 
a prime location are hard to come by. This could be 
the first time a space with such calibre in terms of 
potential is made available in the last 30 years. The 
space can be used as strata office units or medical 
suites. Most resale units with similar characteristics 
are in older, ageing buildings, and even then cost a 
fortune due to its scarcity.

TripleOne Somerset is a 99-year leasehold building 
with its lease beginning from Feb 19, 1975, and it calls 
Gucci, Bottega Venetta, Samsonite and Bell & Ross as 
some of its many tenants. The rental potential of the 
space is also tremendous, with monthly office rents 
at around $8 to $8.50 PSF and a gross rental yield 
of 4%.
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ASIA-PACIFIC PRIME OFFICE 
RENTAL INDEX Q42016

Domestic demand is the key driver in Asia-Pacific office markets  
and cities with strong local fundamentals will continue to thrive in 2017.  

- NICHOLAS HOLT, ASIA PACIFIC HEAD OF KNIGHT FRANK RESEARCH

A combination of softer external demand and 
tightening global financial conditions is continuing to 
dampen international office occupier’s demand for 
office space, with the importance of domestic demand 
set to increase amidst economic and trade uncertainty. 
The diverse performance of Asia-Pacific office markets 
during the fourth quarter continues to reflect this 
reality where economic resiliencies and vulnerabilities 
coexist across the region.

Registering strong growth of 5.0% quarteron- quarter 
and 8.7% year-on-year, Bangkok was the strongest-
performing office market across major Asia-Pacific 
cities last quarter. Demand is likely to remain strong 
with limited high-grade office supply in the CBD. With 
wholly different fates, the office markets in Kuala 
Lumpur, Jakarta and Singapore remained subdued 
in Q4 2016. Large incoming pipelines in all three cities 
in 2017 and subdued demand will likely exert further 
downward pressure on rental and occupancy levels. 
In Phnom Penh, rents rose by 2.9% year-on-year while 
vacancy rates continued to decline.

Figure 1: Prime Office Rental Index

Source : Knight Frank Research

Despite global uncertainties, during the quarter, 
Bengaluru, Mumbai and New Delhi all saw an increase 
in rents, accompanied by sliding vacancy rates and 
strong absorption on the back of an expanding office 
stock. Evidently, supply struggled to catch up with the 
robust demand coming from various sectors especially 
from technology firms.

In Beijing, Guangzhou and Shanghai, new supply 
drove vacancy rates up. However, as this was 
counterbalanced by strong domestic demand, rental 
movement remained minimal last quarter. In 2017, 
occupancy levels in Guangzhou are set to tighten as 
there will be significantly less Grade-A office supply. 
Meanwhile, Shanghai and Beijing will see close to 
2.9 million sq m and 0.6 million sq m of prime space 
respectively coming on-line this year. As international 
companies in China remain wary of the economic 
uncertainties, more time may be needed to digest this 
fresh stock. Prime office rents in Hong Kong grew for 
the eighth consecutive quarter, with a growth of 2.8% 
in Q4 2016. Looking ahead, the uptrend for office rents 
on Hong Kong Island is likely to continue in 2017, with 
and Central set to outperform the wider market, given 
the tight availability of space.

RESULTS FOR Q4 2016

Knight Frank’s Asia-Pacific Prime Office Rental Index increased 

1.3% quarter-on-quarter and 2.0% yearon- year in the last 

uarter of 2016.

Across the region, international companies are taking a 

cautious approach to mitigate the negative effects of an 

uncertain global economy. Increasingly, markets with robust 

absorption and sustained demand from a diverse group of 

local firms will continue to experience growth.

The increase in the index was the result of rising rents in 12 of 

the markets over the quarter, with rental declines experienced 

in seven of the 19 markets tracked.

Over the next 12 months, we expect rents in 12 cities out of the 

19 tracked to either remain steady or increase, which is down 

from 14 in our previous forecast .
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DISCLAIMER:  The data above represents the findings of Knight Frank Research  and is  not in  any form  and endorsement  or 

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

Figure 3: Prime Office Rental Cycle

Elsewhere in East Asia, office markets remained stable. 
Rents in Taipei slid slightly by 0.4% in the quarter. 
With no new prime office space supply from Q4 2015 
to Q3 2017, the market may still be in stabilisation for 
the coming months. Tokyo’s rents stayed flat while 
its vacancy rate fell for the sixteenth consecutive 
quarter since Q1 2013. Though the Japanese economy 
is in a moderate recovery trend, the cautious attitude 
adopted by businesses may result in a steady office 
market, even with limited supply in 2017.

In Seoul, prime rents dipped marginally quarter-on-
quarter to a level similar to a year ago. The outlook 

there for rental growth looks muted, with an expected 
430,000 sq m of premium supply this year.

Rents continued to rise in Australia except for 
Perth, where vacancies and incentive levels are 
close to the bottom. Year-on-year, Melbourne and 
Sydney witnessed rental increases of 7.0% and 10.1% 
respectively. With falling vacancy rates, landlords are 
offering less incentives in these cities. Rents in Brisbane 
have not declined since Q2 2015, signalling a possible 
recovery. The services sector, including technology 
and creative industries, will continue to drive leasing 
activity in Australia in 2017.

ASIA-PACIFIC PRIME OFFICE RENTAL INDEX

Figure 2: Asia-Pacific Prime Office Rents

Source: Knight Frank Research / *Sanko Estate
^ Based on net floor areas for except for China, India, Korea, Taiwan, Thailand (gross) and Indonesia (semi-gross)
** Inclusive of incentive, service charges and taxes. Based on net floor areas.

Source: Knight Frank Research

The diagram does not 
constitute a forecast and is 
intended only as an indicative 
guide to current rental levels.
Rents may not necessarily 
move through all stages of the 
cycle chronologically.
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SPLASHBACK & TILE IDEAS FOR 
THE KITCHEN OR BATHROOM

A stylish splashback will add a modern feel to your kitchen, bathroom or laundry 
and can be made using a variety of materials – from chic glass to traditional tiles 

or stylish stainless steel.

A stylish splashback will add a modern feel to your 
kitchen, bathroom or laundry and can be made using 
a variety of materials – from chic glass to traditional 
tiles or stylish stainless steel. A splashback covers 
the length of the kitchen benchtop, bathroom sink or 
laundry tub and it should protect the wall behind your 
work area, be waterproof, non-flammable and easy to 
clean. And last, but not least, a splashback should fit 
with the room’s aesthetics and reflect the homeowner’s 
personality.

Colour
Colour will date your splashback, so unless you’re 
prepared to update it regularly – choose wisely. Natural 
colours are leading the way, especially browns and 
greens as homeowners are looking to the future and 
resale value. A bright orange splashback will only 
appeal to a tiny portion of the market, whereas neutral 
colours appeal to a broader audience.

If your budget is tight but you want to go bright, use 
neutral colours and brighten the area with coloured 
accessories, such as coloured retro appliances in the 
kitchen or a variety of soaps in the bathroom and 
laundry.

Glass
If you have or are planning to install a glass splashback, 
you are not alone. Glass is the leading trend in 
splashbacks. It looks great, comes in a myriad of 
colours and eliminates mould problems, as there are 
no crevices or joints for the fungus to grow, giving wet 
areas a clean hygienic finish. Glass splashbacks are 
generally a more expensive option, so if you are on a 
tight budget this is probably not the best choice for 
you.

There are different types of glass used for splashbacks 
but it is vital that you request toughened glass for the 
entire splashback to prevent breakage. From measuring 
to the fit-out, installation takes about eight days. The 
glass is fixed to the wall with non-acidic silicone and 
double-sided tape (made to take the weight) and after 
it’s been fixed to the wall, the glass is sealed around the 
edge using silicone.

Tiles
Tiles would have to be the most traditional medium 
used for splashbacks and are considered a mid-level 
budget option. Ceramic and mosaic tiles are usually the 
most popular option for splashbacks but other options 
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Splashback & tile ideas for the kitchen or bathroom

such as coloured glass and porcelain are also available. 
With an expansive range of colours and styles and easy 
to clean surface finding a tile that fits your decor and 
budget is easy.

Glass tiles are also popular and can range in price from 
cheaper products made in China but there are tiles are 
available in a variety of colours to suit your home.
Recycled glass tiles are a cheaper alternative and 
you know you are doing your bit for the environment. 
Porcelain tiles are usually found on kitchen floors – not 
the splashbacks – as they are a larger, hard-wearing tile 
used for high traffic areas.

Stainless steel
Stainless steel is a stylish hardy option that won’t 
discolour and is fairly easy to clean. Brushed stainless 
steel is the most popular finishes as it doesn’t show 
blemishes as easily as a reflective finish. The splashback 
is cut to a standard (average) size of 900mm or 
1200mm with a height of 750mm (other sizes are 
available), which enables same day installation.

Acrylic
Acrylic splashbacks are versatile and hardy and are 
available in a wide range of different colours. Corian is a 
popular brand used for splashbacks and it can continue 
down from the splashback to become the benchtop. 
The seamlessness prevents joints, which eliminates a 
collection point for leftovers.

LAMINATE
Laminate splashbacks are a cheap and versatile option. 
They come in a variety of finishes and looks to suit 
most décor from plain colours to marble look-alikes, 

which can match or contrast benchtops. Laminate is 
ideally suited to smooth flat walls, if walls are not super 
smooth, the laminate can be glued to board, then affixed 
to the wall with liquid nails. Laminate splashbacks can 
be bought from kitchen stores and are available for DIY 
or DFY (done for you) installation. You could expect to 
pay about $300 per sheet, which covers about seven 
meters of splash back 600mm high.

MIRROR
A mirror splashback is a great way to open up a small area 
and make it look twice as big as it is. A standard mirror 
won’t cost as much as a toughened glass splashback, 
but it won’t hold up under the same pressure as the 
toughened glass and is prone to breakage from heat, 
corrosion and moisture.

PAINT
Paint is the cheapest and most versatile option for a 
splashback. If using paint, choose a good quality paint 
designed for wet areas, such as Dulux MouldShield. Use 
this option if you want to go for bright, frequent colour 
changes, or if you are on a tight budget.
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MELBOURNE
RESIDENTIAL INSIGHT 

Q12017
Knight Frank Research provides a detailed analysis of what it is like living 

in Melbourne for those looking to invest in homes there. 

KEY FACTS

Melbourne is the state 

capital of Victoria located on 

the East Coast of Australia 

and covers a geographic 

area of 9,900 km2.

Greater Melbourne 

is Australia’s second 

largest city for 

population with 4.5 

million people.

Famed for ever-changing weather, Melbourne 

experiences cooler winters (mean minimum 

temperature of 60 C) than most other Australian 

capital cities, coupled with dry and hot 

summers (mean maximum 260 C).

In Melbourne, the 

most daily sunshine 

is 11 hours in the 

month of January.

From Melbourne, average flying travel time 

is approximately seven (7) hours to Jakarta, 

eight (8) hours to Singapore and Kuala 

Lumpur, nine (9) hours to Hong Kong, 10 hours 

to Shanghai and 13 hours to Beijing.

Melbourne operates under the Australian 

Eastern Standard Time (AEST) time zone 

from early April to early October each 

year and Australian Eastern Daylight 

Time (AEDT) at other times of the year.

Melbourne is home to some of 

the biggest and best sporting and 

cultural events in the world, paving 

the way when hosting both local 

and international events.

LIVING IN MELBOURNE

Population
Melbourne is Australia’s second largest city, with 
approximately 4.5 million residents estimated living in 
the Greater Melbourne region in 2015. The city follows 
Sydney at 4.9 million but ahead of Brisbane with 2.3 
million residents.

Population has been steadily increasing in Greater 
Melbourne off the back of strong interstate migration. 
Over the year to 30 June 2015, an increase in the 
estimated resident population was recorded at 2.1%. 

This is well ahead of the overall Australian population 
growth of 1.4% according to the Australian Bureau of 
Statistics (ABS).

The Greater Melbourne population is projected by the 
ABS to grow by 43.5%, from 4.2 million persons in 2011 
to 6.0 million 2031 as shown in Figure 1.

Figure 1: Melbourne Projected Population
Total number of persons

Source: Knight Frank Research, ABS



Melbourne Residential Insight Q12017

105

Age Distribution 
Residents are primarily young to middle aged—with 
38.0% of Melbourne’s population aged between 20 and 
44 years old compared to the national 34.9% average 
for this age group.

Multiculturalism
Melbourne is a true multicultural city, with 36.7% of 
residents being born outside of Australia. The most 
prominent countries include England (3.4%), India 
(2.7%), China (2.3%), Italy (1.7%) and New Zealand 
(1.7%). In addition, approximately 45.9% of Melbourne’s 
residents’ parents were born overseas—compared 
to the national average of 34.3%. The wide diversity 
ensures the reputation as Australia’s ‘cultural’ city—
with a plethora of international foods and communities 
established.

Housing
Melbourne’s dwelling structure is more weighted to 
apartments than the national trend. Approximately 
15.3% of private dwellings are flats, units or apartments– 
compared to the national average of 13.6%; whilst 
approximately 72.6% are separate detached houses—
compared to the national trend of 75.6%.

Employment
More people within Melbourne are educated at 
university level compared to the Australian average—
with approximately 17.4% of the local student population 
studying at university in the 2011 Census, compared to 
the national average of 14.3%.

Melbourne is a skilled city. The most common occupation 
of Melbourne’s residents are Professionals —at 24.1%, 
compared to the national 21.3% average. Clerical and 
Administrative Workers (15.3%), Technicians and Trades 
Workers (13.4%), Managers (12.5%) and Sales Workers 
(9.7%) were the next most recorded occupations.

Liveability
Melbourne has also received the title of ‘World’s Most 
Liveable City’ for the sixth year in a row – defeating 139 
other global cities to top The Economist Intelligence 
Unit’s Global Liveability Index.

The index is based on 30 factors spread across five 
areas: stability, infrastructure, education, health care 
and environment as shown in Table 1.

Tourism
Home to some of the biggest and best sporting and 
cultural events in the world, Melbourne paves the way 
when hosting both local and international events. The
annual events calendar is always abuzz with arts 
festivals, live music, exhibitions, blockbuster theatre 
shows, sport and activities for children of all ages.

The number of international visitors to Australia 
totalled 7.4 million in the year ending September 2016. 
Based on an increase in annual growth, the number of 
visitors from Korea grew 29.3%, to 255,000, while over 
the same time, Taiwan (at 148,000) and China (at 1.09 
million) had increased 27.1% and 21.9%, respectively. 
The remaining fastest growing top ten nationalities 
visiting Australia have been ranked in Figure 2.

Shopping
Melbourne accommodates a vast array of world 
renowned restaurants, art galleries, independent 
fashion houses and vibrant retail strips encouraging a 
coffee-culture society.

Retail strips feature several shops standing in a row 
—colourful with a diverse range of traders. Chapel 
Street, South Yarra and Bridge Road, Richmond 
accommodates fashion labels and local designers; 
while in the CBD, Flinders Lane and Bourke Street Mall 
are within close proximity for workers and residents.  
International brands such as H&M, Zara and Uniqlo have 
recently set-up stores in the on-trend city; with luxury 

Table 1: World’s Most Liveable Cities
Index of 140 cities based on Stability, Infrastructure, Education, 
Health Care & Environment, 2016

Source: Knight Frank Research, Economist Intelligence Unit

Figure 2: International Visitors— 
Top 10 Nationalities—to Australia
Annual Growth, Year ending Sep 2016

Source: Knight Frank Research, Tourism Research Australia
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The top 25 nationalities of international students 
enrolled to study in Victoria, in 2015, across all education 
sectors are ranked in Figure 4.

The largest nationality population base is from China 
(57,930), India (31,570), Vietnam (13,100), Malaysia 
(10,410) and Pakistan (6,360).

brands already established at the Paris-end of Collins 
Street and shopping arcades scattered throughout the 
CBD.

Gertrude Street, Fitzroy is full of bars, restaurants, 
galleries, boutiques, vintage wears, costume hire and 
old-school pubs, while High Street, Armadale houses 
designer clothes, elegant bridal, homeware, gifts, 
galleries and antiques. Acland Street, St Kilda is located 
adjacent to the bay and a short stroll to St Kilda Pier, 
Luna Park and easily accessible from the city by tram. 
On a sunny day, St Kilda is popular with locals and 
tourists alike.

Convenient shopping centres are located within 
suburban areas. Shopping centres such as Chadstone, 
Highpoint and Southland are designed as retail 
destinations, including department stores, casual 
dining, cinemas, large format retailers specialising in 
white goods.

STUDYING IN MELBOURNE

The Simplified Student Visa Framework (SSVF)
From 1 July 2016, the Simplified Student Visa 
Framework (SSVF) replaced all previous eight student 
visas to allow study in Australia. Under the SSVF there 
will be only two subclasses: Student Visa and Student 
Guardian Visa.

Student Visa—Subclass 500
International students can apply for a single Student 
Visa regardless of their chosen course of study.

Student Guardian Visa—Subclass 590
Student guardians can apply for the new Student 
Guardian Visa. The SSVF is designed to make the 
process of applying for a student visa simpler to 
navigate as all applications for student visas must be 
completed online. All students and student guardians 
will generally be required to lodge their visa application 
online by creating an account in ImmiAccount.

ImmiAccount can be accessed at:
border.gov.au/Trav/Visa/Immi 

International Student Population
Reflecting the strong reputation internationally, 
universities in Victoria accommodate a large 
international student base.

International student enrolments in Victoria have 
increased 27% from 153,420 in 2013 to 195,110 in 2015 
as shown in Figure 3. Higher Education commands 
the most demand in student enrolments with 91,350, 
followed by Vocational Education and Training (VET) 
with 47,330 students.

Figure 3: International Student Enrolments— Victoria
Number of persons, All countries

Source: Knight Frank Research, Department of Education and 
Training

Figure 4: International Student Enrolments— 
Top 25 Nationalities—Victoria
Total number of persons, All education levels, 2015

Source: Knight Frank Research, Department of Education and 
Training
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EDUCATION — PRIMARY & SECONDARY 
SCHOOLS AND UNIVERSITIES

Primary & Secondary Schools
Schools in Australia generally comprise a mix of local 
and international students. The schooling education 
system in Victoria is broadly divided into:
- Primary school (ages 5 to 12)
- Secondary school (ages 12 to 18)

There are four main types of schools— public, selective 
public, independent and religious-based.

Public schools
Public schools are financially and administratively 
operated by the state government and provide free 
education to domestic students. First preference 
is normally given to those living within a particular 
catchment area from the school. Student visa holders 
must pay a fixed fee for each year of education, 
dependent on the type of visa held. 

Selective public schools
Selective public schools are financially and 
administratively operated by the state government. 
Selective public schools are regarded as more 
prestigious due to the academic selective nature. 
Students must sit academic examination and excel 
in order to be offered a position from the respective 
school. Additionally, these selective public schools do 
not usually limit their intake to catchment areas. Due to 
their public nature, student visa holders must pay a fee 
for each year of education.

Independent schools
Independent schools are financially and administratively 
privately operated. Independent schools therefore 
hold more control over the quantity and quality of 
teachers, classroom sizes, amenities and co-curricular. 
Fees for independent schools are usually high, but can 
be considered to provide an investment for superior 
education and amenities to students.

Religion-based schools
Religion-based schools hold faith at the core of their 
education—however they continue to follow the state 
government education curriculum. These religion-
based schools are usually non-government, and thus 
often have higher fees than government subsidised
schools.

Universities
Most universities have a main campus with several 
smaller campuses located across multiple states and 
territories; in CBD, metropolitan and regional areas. 
This provides a wide range of options when studying 
in Australia with many universities also setting up 
campuses based in major international cities. The 
application process for international students applying 
to Australian universities is similar to local students. The 
length of the application process can often be longer 
than local students, as more information is required 
before acceptance. Most universities will require an 
IELTS (International English Language Testing System) 
examination conducted, an internationally recognised 
education qualification and a portfolio of previous 
work experience where applicable.

• Must apply and gain approval from the FIRB prior to 
purchasing property in Australia.

• Applications are generally approved if the property 
purchased adds to the housing stock, including new 
dwellings that are yet to be occupied or sold, off-the-
plan properties under construction or yet to be built. 
This includes vacant land for residential development 
where ongoing construction begins within 24 months.

• Non-permanent residents are forbidden to purchase 
established dwellings as investment properties or as 
homes. Although there could be an exception if the 
established dwelling is being redeveloped into multiple 
dwellings, and as a result, there is an increase in the 
dwelling count. Over the development period, the house 
must remain unoccupied.

• Foreign buyers can purchase an offthe- plan dwelling, 
when another buyer has failed to reach settlement—
reverting to its previous status as a new dwelling. An 
apartment or house that has just been built, or is still 
under construction and for which the title has never 
changed hands, is not considered an established 
dwelling.

• A temporary resident is a person who is residing in 
Australia and holds a temporary residency visa which 
permits them to stay in Australia for a continuous 
period of more than 12 months (regardless of how long 
remains on the visa); or has submitted an application for 
permanent residency and holds a bridging visa which 
permits them to stay in Australia until that application 
has been finalised.

• Are required to notify FIRB prior to purchasing 
property in Australia, including an established dwelling, 
a new dwelling that has been purchased directly from 
the developer and has not been previously occupied 
for more than 12 months in total and vacant land for 
residential development where ongoing construction 
begins with 24 months. Temporary residents are not 
permitted to buy established dwellings as investment 
properties.

• May acquire one established dwelling only and it must 
be used as their main residence (home) in Australia. 
Such proposals normally meet with no foreign 
investment objections subject to conditions; such as, 
that the temporary resident sells the property when it 
ceases to be their main residence.

Non-Permanent Resident
(Foreign Investor)

Temporary Resident
(Temporary Residency Visa)

PURCHASING A RESIDENTIAL PROPERTY IN MELBOURNE
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• Acquiring second-hand dwellings for the purpose 
of providing housing for their Australian-based staff 
normally meet with no objections subject to the 
conditions set by FIRB.

• The company must sell the property if it is expected 
to remain vacant for six months or more. In remote 
and rural locations foreign companies may rent out 
dwellings acquired under this category only where 
they are unable to sell the property.

• Whether a company is eligible, and the number of 
properties it may acquire under this category, will 
depend upon the scope of the foreign company’s 
operations and assets in Australia.

• Foreign companies would not be eligible under this 
category where the property would represent a 
significant proportion of its Australian assets.

Foreign Company
with Australian Business

• Investment migrants under this scheme are 
required to invest at least AUD$5 million into 
complying investments in Australia for a minimum 
of four years before becoming eligible for 
permanent residency.

• The SIV scheme is intended to target the migration 
of high net-worth individuals to Australia with 
the longer-term aim of transferring wealth of 
international businesses and individuals to benefit 
Australian businesses and the broader economy.

• The SIV scheme was introduced on 24 November 
2012 and is operated by the Department of 
Immigration and Border Protection.

• Investment migrants under this scheme are 
required to invest at least AUD$15 million into 
complying investments in Australia for a minimum 
of 12 months before becoming eligible for 
permanent residency; a more expeditious pathway 
than the SIV.

• The PIV scheme is aimed at attracting applicants 
with business and entrepreneurial skills and capital 
to enhance investment into innovative Australian 
businesses and the commercialisation of Australian 
ideas, research and development.

• The PIV scheme was introduced on 1 July 2015 and 
is operated by the Department of Immigration and 
Border Protection.

Significant Investor Visa (SIV) Premium Investor Visa (PIV)

Source: Knight Frank Research, Foreign Investment Review Board, Department of Immigration and Border Protection.

Investment Migrants (High Net Worth Individuals)

PURCHASING A RESIDENTIAL PROPERTY IN 
MELBOURNE
When purchasing property in Australia, there are both 
federal and state taxes and a range of fees that are 
implemented.

COSTS—STANDARD
Deposit
A deposit of 10% is generally paid to ‘reserve’ or ‘secure’ 
a property. This sum is generally paid by cheque or 
electronic transfer and held in Trust until the remaining 
90% is paid upon settlement or, when the property has 
completed construction.

Stamp Duty
Stamp duty is a tax that is levied by the state government 
on written documents and transactions involved in 
the purchase of property. Dependent on the stage of 

development, stamp duty can be significantly reduced 
for off-the-plan properties under various government 
incentive schemes.

Land Transfer Fee
When a property changes ownership, a document 
known as a Land Transfer is lodged and registered 
with the appropriate State Titles Office, and a fee is 
charged. It is this document that records the change of 
ownership. The cost to register the title varies in each 
state or territory of Australia. Your solicitor/conveyancer 
will usually perform this task on your behalf.

Note: Also known as a Land Registration Fee..

Legal Fees
Legal fees will vary between legal firms and may be 
dependent on property value. Generally fees range 
from $1,000 to $3,000 plus Goods and Services Tax 
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(GST). It is highly recommended to engage a solicitor 
or conveyancer during the entire process of a property 
purchase.

Note: Also known as Conveyancer Fees

Mortgage Application Fee
A fee charged by the relevant state government for the 
registration of a home loan, which vary from provider 
to provider.

Note: Also known as a Mortgage Registration Fee.

ADDITIONAL COSTS—AS A FOREIGN INVESTOR
The Australian Government welcomes foreign 
investment into Australia’s residential property 
market. The current rules around foreign investment in 
residential property aim to direct investment into new 
housing, increasing the housing supply and support 
local economic activity.

All foreign persons—that is, temporary residents and 
non-residents—can apply to purchase vacant residential 
land for development and newly constructed
dwellings in Australia.

Non-resident foreign persons are generally prohibited 
from purchasing established dwellings in Australia. 
However, temporary residents can apply to purchase 
one established dwelling to use as their residence 
while they live in Australia, although on the condition 

the property is sold when it ceases to be their principal 
place of residence.

Once a property has been identified to purchase, 
an application must be made to the Australian 
Foreign Investment Review Board (FIRB). It is highly 
recommended that an application is submitted prior 
to the advance of any transaction—to ensure complete 
legality of the purchase. Additionally, approval from 
FIRB is property-specific—one application per property.

When the application is submitted, the government 
investigates to ensure that the purchase of the property 
will be in the country’s best interest. A decision 
on the application is made within 30 days—unless 
complications or alterations occur, in which it may take 
up to 90 days.

Foreign Investor Application Fee
From 1 December 2015, all foreign investors must pay a 
fee before their foreign investment application will be 
processed.

Foreign investors are required to pay $5,000 to 
purchase a new property in the Australian property 
market, with an additional $10,000 payable for every 
million dollar increment in the value of the property. 
The fees apply for each application and is uncapped if 
the property is valued over AU$1 million.

CASE STUDY: COST TO PURCHASE A NEW RESIDENTIAL APARTMENT IN MELBOURNE

Table 5: Estimated Property Purchase Costs, Melbourne
All costs represented in AUD, From 1 July 2016

^ At the date of sales, the ‘Dutiable Value’ is calculated by the State Revenue Office Victoria for a residential property and if 
applicable, varying with the stage of construction, an off-the-plan concession is deducted from the stamp duty tax payable. 
The large residential project used as the basis for the Victoria case study was yet to commence, had-off-plan apartment sales 
ranging from $350,000 to $5,000,000 & was located within 3 km of the Melbourne CBD.

* The FIRB application must be made prior to the advance of any transaction to ensure complete legality of the purchase. 
Seeking approval from the FIRB is property-specific; therefore one application per property. The fee on application does not 
provide any assurance of securing the property. An interactive on-line fee estimator available at firb.gov.au

 Important Notice: The above worked examples are an estimate only. It is highly recommended to engage a solicitor or 
conveyancer during the entire process of a property purchase.

Source: State Revenue Office Victoria, FIRB
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This fee does not provide any assurance of securing 
the property and stricter penalties have been ramped 
up by the Australian Taxation Office (ATO) for those 
who breach the rules. For more detailed information on 
current fees and penalties, refer to our Taxing Foreign 
Investors in Australia Market Insight report.

Duty Surcharge
The Victorian state government has introduced a duty 
surcharge for foreign investors, payable in addition to 
standard state-based stamp duties. From 1 July 2016, 
foreign purchasers must pay an additional 7% of the 
purchase price.

Table 6: Fees payable by Foreign Investors, 
Residential property
Based on Property Value, AUD

An interactive on-line fee estimator is available at firb.gov.au
Source: FIRB

Table 7: Duties payable by Foreign Investors, 
Residential property
Based on Property Value, AUD, Payable in addition to standard 
state-based stamp duties

Source: State Revenue Office Victoria

Source: State Revenue Office Victoria

Table 8: Duties payable by Foreign Investors, 
Residential property
Based on Property Value, AUD, Payable in addition to 
standard state-based land tax

Land Tax Surcharge for Foreign Investors
An absentee person, considered to be a foreign 
purchaser not residing in the property (purchased by 
the foreign investor in Victoria) will be charged an 
extra 1.5% land tax on the general land tax rates. This is 
applicable from the 2017 land tax year (the land shown 
on your assessment are/were still owned as at midnight 
on 31 December of the previous year).

Owners Corporation
If the purchased property is strata titled (a building 
where there are common areas and facilities for all 
occupants of the building), then an owners corporation
must be established for the site. A regular fee is 
generally paid to maintain the property.

Council Rates
This varies from state to state as well as local council 
government area. This is the tax the council charges 
owners for the services to the property—generally paid 
quarterly or annually.

Income Tax
Income tax is payable on gross rental income, less any 
allowable deductions incurred in earning that income. 
As there are a number of allowable deductions, it 
is recommended that an Australian Tax advisor is 
consulted.

Other states with similar foreign investor duties 
include New South Wales (4% as of 21 June 2016) and 
Queensland (at 3%) effective from 1 October 2016.

OWNING A RESIDENTIAL PROPERTY IN 
MELBOURNE

In Australia, most properties are purchased as freehold—
that is, the land and building is owned outright, in 
perpetuity. Costs and taxes associated with a property 
vary dependent on the services the building provides.

COSTS—STANDARD

Land Tax
Land tax is an annual state tax that is calculated based 
on the aggregated taxable value of all land owned (or 
jointly owned) by an individual. Land Tax is not applied 
if the property is your principal residence.

COSTS—WHEN A RESIDENTIAL LEASE IS 
ENGAGED
Lease
A property lease is a contract by which one party 
conveys property or land to another party for a specified 
period of time, usually in return for a periodic payment. 
An owner is allowed to lease their property in order to 
earn an income from the building. When leasing out 
a property, there are costs and responsibilities for the 
landlord.

Rent
Rent paid by the tenant, to the landlord, can be paid 
weekly, fortnightly or monthly and this would be 
stipulated within the lease. Rent increases will be 
stated within the lease. In a standard lease, the landlord 
cannot increase the rent until the end of the fixed term 
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unless otherwise stated. Rent cannot be increased 
more than once every six months, and this is normally 
calculated in line with the market. The tenants must be 
given at least 60 days notice of any proposed increase.

Bond
A bond is a lump sum payment requested upfront 
from the tenants as security before moving into the 
property—usually four weeks’ rent. This lump sum 
is held in a trust by the Residential Tenancies Bond 
Authority (RTBA), and will be repaid to the tenant at 
the termination of the lease if the property is left in a 
suitable condition.

White Goods
Residential property may come either furnished or 
unfurnished, which is clarified in the lease. However, it 
is usually advised that the landlord provide fitted white 
goods as a minimum in order to appeal to a wider 
market, especially in high-rise apartment complexes.

Property Management Fees
Letting Fees:
Usually 2 weeks’ rent is paid to the agent as a fee for 
finding and securing a tenant.

Management Fees: 
Any costs associated with employing the management 
of the building and its tenants. The fees usually range 
from 7% to 8.5% plus GST.

Landlord Insurance
Landlord Insurance is a type of property insurance that 

is designed specifically to rental properties. Depending 
on the insurance provider, it protects the home and 
contents from damage, theft, severe weather or rent 
default in some cases. To decrease risk, Landlord 
Insurance is highly recommended.

Utility and Service Charges
The party responsible for payment of utility and service 
charges will be stipulated within the lease. However, 
the landlord must pay for the actual installation and 
initial connection costs for electricity, gas, oil and water 
supply. If these need replacing, then the landlord must 
replace them to the minimum efficiency standards.

Repairs
Repairs to the property that are due to the normal wear 
and tear of the property must be paid by the landlord.

Repairs classified as ‘urgent’ must be completed as 
soon as possible, while ‘non-urgent’ repairs must 
usually be taken care of before 14 days of notification.

Terminating the Tenancy
A tenancy can be terminated at the conclusion of the 
lease. However, both landlord and tenant can request 
to end the tenancy for a variety of reasons which are 
outlined under the Residential Tenancies Act 1997 
(VIC). Certain conditions must be met before the lease 
can be terminated, including days of notice, number of 
notices and reason for termination.

For more information, please visit
http://www.commerce.wa.gov.au

DISCLAIMER: The data above represents the findings of Knight Frank and is not in any form and endorsement or recommendation 

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

Dominic Heaton-Watson
International Project Marketing, Knight Frank Malaysia

Contact No. : +6010 4389 169
Email : dominic.hw@my.knightfrank.com
Website : KnightFrank.com.my

Michelle Ciesielski
Director, Residential Research, Knight Frank Australia

Contact No. : +61 2 9036 6659
Email : Michelle.Ciesielski@au.knightfrank.com
Website : KnightFrank.com.au
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CBD PROPERTIES: 10 YEARS ON 
AND STILL GOING STRONG

In the decade since its establishment, the real estate agency has grown 
by leaps and bounds and shows no sign of stopping.

Dato Adrian Wang, Group Managing Director of 
CBD Properties Sdn Bhd shares with REENA KAUR BHATT 
the company’s past achievements and future growth 
direction.

Do share some of the agency’s accomplishments 
over the years and what do you attribute your 
success to?

Since 2007, CBD Properties has expanded into over a 
dozen branches in the Klang Valley, Johor, Seremban 
and Penang. The Group is blessed to have a line-up 
of dynamic, innovative, and aggressive negotiators, 
which are all guided by a solid management team. My 
compatriates who come from different backgrounds 
are leaders in their own rights, with vast experiences in 
their respective industry, be it business, law and even 
engineering. This Group of knowledgeable leaders at 
its helm has helped steer CBD towards being one of 
the strongest players in the real estate agency industry. 

Throughout the years, we have produced numerous 
Top Achievers and some agents have garnered 
various recognitions by MIEA and JCI CYEA. CBD 

has also bagged awards at the iProperty.com Agents 
Advertising Awards and the Asia Pacific Residential 
International Property Awards. 

Our success boils down to the CBD team – our 
negotiators go all out to serve the needs of our clients 
and abides by the motto of “Never Give Up”. I am 
extremely proud and grateful to have such committed 
and dedicated real estate agents under my helm. In 
fact, this year we had presented 8 agents with the  
10-year long service award.

What are your thoughts on the current property 
market? 

To the successful investor, any time is a good time to 
invest. One should not wait to buy property, he should 
buy a property and let it work for him. I personally 
believe 2017 will be a better year for real estate due to 
the recovery in crude oil price. Also, Malaysia’s appeal to 
foreign investors is on the rise; the many recent inflows 
of Foreign Direct Investment (FDI) into the country will 
definitely boost the economy.
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You have ventured into the corporate, commercial 
and retail market. Please do tell us more.

Our corporate division is specialised in serving the 
needs of our valued corporate clients. Our team of 
professionals are committed to providing marketing 
and leasing advice for all type of commercial real 
estate, including offices, retail space and industrial 
premises. Our services cover the Klang Valley, mainly in 
prime locations such as KLCC, Bangsar, Petaling Jaya, 
Subang Jaya and Shah Alam.

Our clients include reputable developers such as 
Gamuda Land and UEM Sunrise as well as retailers all 
across Malaysia. Our retail arm, CBD retail consultant 
brings to the table 10 years of retail experience in 
shopping centres as well as high street commercial 
centres. We provide valuable and discerning advice 
on a variety of areas such as current market rentals, 
leasing trends and strategy, shopping centre real 
estate advice. Other services include market research 
and analysis, concept development, retail layout and 
tenant mix planning as well as mall repositioning and 
enhancement.

What solutions can you suggest to potential 
buyers who are now apprehensive about buying 
or investing in the property market?
Choosing the right type of property to invest in is 
getting very challenging as real estate fundamentals 
and the business model environment have changed 
tremendously over the years. Therefore, due diligence 
is crucial; one must ensure that the property will be 
able to generate returns in the next 5-10 years. 

Aspiring property purchasers must first determine their 
affordability level and financial capability before diving 
in; one must set aside a specific investment budget. 
First-time investors should start small, focus on making 
some returns on your initial investment first. There is no 
harm in starting small, you can always upgrade later on. 

What are the agency’s plans moving forward 
and what does it aim to achieve in the next few 
years?

2017 marks a very special year for CBD Properties as 
it marks our 10 year anniversary. With a new vision, 
“Connecting the World through Real Estate” and 
mission which is “To care passionately in providing 
reliable real estate total solutions for our customers”, 
we look forward to another decade of success and 
excellence. 

Our negotiators are a pack above the rest as we provide 
ongoing training to upgrade their skills. We also 
keep them up to date with the latest technology, get 
them to work together through a buddy system and 
implement a mentoring system where the top leaders 
and principals serve as guides to the new members. 

Our goal is to groom more capable leaders who can 
then go on to lead their own team in achieving the 
company’s targets. 
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UNDERSTANDING
PROPERTY VALUATIONS

Fan Yea Jye shares how property valuations work 
and the ways in which they can affect your investment potential.

What are some of the details a valuer look 
out for when valuing a property?
Firstly, the  valuer will thoroughly examine the 
official documents, including the property’s 
land title to ensure that the property meets the 
characteristics as expressed in the title.  

A physical inspection will be then carried out 
on the subject property, where the valuer will 
look out for details, i.e merits such as fittings 
and fixtures as well as the demerits such 
as major defects in the building. The macro 
views of the subject property are also taking 
into consideration – this includes location, 
accessibility, amenities, facilities if there are any, 
and future approved developments within the 
area of the subject property.

What can I do to increase the value of my 
property?
There are a few easy ways:
(1) Renovation on fittings and fixtures;
(2) Extension of building with official approvals 

from the local authority;
(3) Higher rental income with stamped tenancy 

agreement as evidence; 
(4) Change in usage of property, for example 

from residential to commercial, with official 
approval from the relevant authorities.

Fan Yea Jye
Founder
The Property Expert

What is the difference between a bank 
valuation and the market value of a 
property?
A bank valuation is the amount of ‘price’ that 
a bank is willing to lend to you against the 
particular asset, (property) upon consultation 
with a licensed valuer. Generally, the valuations 
from a bank will be lower that the market value 
as banks will want to protect their investment 
risk. Thus, this value will be the amount the bank 
thinks it can get for the property in the event 
the buyer defaults on the loan and the bank will 
have to sell the property to recover its losses.  

Meanwhile, market value is as defined by 
International Valuation Standards is “the 
estimated amount for which a property should 
exchange on the date of valuation between a 
willing buyer and a willing seller in an arm’s-length 
transaction after proper marketing wherein 
the parties had each acted knowledgeably, 
prudently, and without compulsion.” 

Nevertheless, in Malaysia, the term commonly 
used by buyers and sellers is “market asking 
price” instead. In short, we can treat recent past 
transactions of such properties as the market 
value.

How do I go about getting my property 
valued by the bank? What are the steps 
involved?
Bankers do not have the necessary credentials 
to value a property, only a licenced valuer can 
perform the job. Hence, the bank will engage a 
licensed valuation firm to conduct the property 
valuation and prepare the report accordingly. 
The bankers will then provide a rough or general 
value of the property upon seeking advice from 
the valuer.
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I have 5 years’ experience in residential and 
commercial properties.  I analyse the needs of 
my clients and find the best solution for them. 
Negotiating prices and delivery within scheduled 
timescales.

I consider myself to be an honest conscientious 
hard worker that gets great pleasure out of seeing a 
project come to a satisfactory conclusion.

Areas : Kuala Lumpur / Cheras / Old Klang Road 
/ Mont Kiara

Email : dexter.ong@hotmail.co.uk 
Contact : (6012) 682 9200

MILESTONE REALTY

DEXTER ONG
TEAM LEADER

Being in the property line for more than 4 years, I 
have learnt that property investment is one of the 
best investments anyone can make. My job as an 
agent is to help my clients generate the profit in 
every transaction. Therefore I will do my very best 
in getting the best deals and solutions for my client. 

Areas : Klang Valley
Email : jasonho@janwell.com.my
Contact : (6017) 256 1979

JANWELL PROPERTIES SDN BHD

Benjamin Foo 
Real Estate Negotiator

I analyse the needs of my clients and finding the best 
solution for them. Negotiating prices and delivery 
within scheduled timescales. I consider myself to 
be an honest conscientious hard worker that gets 
great pleasure out of seeing a project come to a 
satisfactory conclusion.

Areas : Klang Valley
Email : mikkichin@janwell.com.my
Contact : (6013) 524 3017

JANWELL PROPERTIES SDN BHD

Mikki Chin
Real Estate Negotiator

I take care of my clients by listening to their 
requirements and I will always go that ‘that extra 
mile’ to complete a successful result. I try my best to 
ensure that the requirements of my clients, whether 
buyers or sellers are of paramount importance. I 
am not one of the ‘hit and run service agents’ and I 
will provide wise advice on which property is worth 
investing in and how to go about it.

Areas : Setia Alam, Klang , Bukit Bintang, 
Brickfields 

Email : : leejunecheng_1314@outlook.com
Contact : (6017) 276 7389

CITY REAL PROPERTIES 

JC LEE
Negotiator
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KELLY LEW (REN 10752)

NICK LU (REN 04776)

USJ Branch

Mont Kiara Branch

JONATHAN LAI (REN 10000)

OUG Branch

CH’NG CHEE CHONG (REN 20088)

OUG Branch

WONG HUNG YEW (REN 14102)

SHAYNE TOH (REN 04770)

USJ Branch

Mont Kiara Branch

ANG POO CHIN (REN 07212)

EVELYN TEO (REN 04777)

USJ Branch

Mont Kiara Branch

PETER LEONG (REN 02751)

OUG Branch

CBD PROPERTIES SDN. BHD.
Registration No. E (1) 1197

E-G-07, E-1-07 & E-2-07, Capital 5, Block E, Oasis Square, 
2A Jalan PJU 1A/7A, Ara Damansara 47301 Petaling Jaya Selangor.
Tel : 03-7832 5577
Fax : 03-7832 7701
Email : info@cbd.com.my
Website : www.cbd.com.my

MOBILE : 019-662 9977
AREAS : PJ, Puchong, Subang, 

Shah Alam 
TYPES : Commercial & 

Industrial
EMAIL : kellylew@cbd.com.my
EXPERIENCE : 4 Years

MOBILE : 016-281 8868
AREAS : Mont Kiara and 

surrounding area 
TYPES : Luxury Condo and 

high-end landed 
residential properties

EMAIL : nickluprop@gmail.com
EXPERIENCE : 8 years; MIEA National 

Award - Top Residential REN 
(2015); Consistent Yearly 
Top Achiever Award Winner

MOBILE : 012-661 2521
AREAS : Bandar Mahkota 

Cheras, Bandar Sungai 
Long, Jade Hills @ 
Kajang, & Kajang

TYPES : Landed Properties 
(Inclusive Semi D & 
Bungalow) 

EMAIL : jthnlck@gmail.com
EXPERIENCE : 5 Years

MOBILE : 010-203 0255
AREAS : Subang & USJ
TYPES : Link House, Semi-D, 

Bungalow, Condominium 
& Apartment; 
Commercial: Shop, Office 
& Factory

EMAIL : hungyew@cbd.com.my
EXPERIENCE : 2 Years

MOBILE : 016-328 8093
AREAS : Mont Kiara, Bangsar
TYPES : Luxury Condo and 

Office Space
EMAIL : shaynecbd@gmail.com
EXPERIENCE : 8 Years; Consistent  

    Yearly Top Achiever  
    Award Winner

MOBILE : 012-205 2673
AREAS : KL Sentral
TYPES : Luxury Condominium
EMAIL : CCC_79@yahoo.com
EXPERIENCE : 2 Years

MOBILE : 016-382 8218
AREAS : KLCC - Persiaran 

Hampshire
TYPES : Luxury Condo
EMAIL : cbd.poochinang@

gmail.com
EXPERIENCE : 7 Years

MOBILE : 012-337 8139
AREAS : Mont Kiara and 

surrounding area
TYPES : Luxury Condo, high-

end landed residential 
and land

EMAIL : evelynteony@gmail.com
EXPERIENCE : 8 Years; Consistent  

    Yearly Top Achiever  
    Award Winner

MOBILE : 012-636 2827
AREAS : Auction property in 

Klang Valley
TYPES : Landed, Non Landed, 

Commercial & Industrial
EMAIL : peter.leongsw 

@gmail.com
EXPERIENCE : 6 Years

ALEX GOH (E 2265)

Ara Damansara Branch

CATALINA ANNIAH (REN 07009)

Puchong Branch

SEBASTIAN SAM (REN 07000)

Puchong Branch

VICTOR LIM (REN 09135)

Ara Damansara Branch

IVAN HOW (REN 10796)

Ara Damansara Branch

LIM AI JIN (REN 07023)

Puchong Branch

MOBILE : 016-469 7992
AREAS : KLCC, KL City
TYPES : Residential Properties
EMAIL : alexgohcbd@gmail.com
EXPERIENCE : 8 Years

MOBILE : 016-395 9323
AREAS : Prime location of Kenny 

Hills, Taman Duta, Cyberjaya, 
Sutera Damansara, Country 
Heights Damansara and Ara 
Damansara

TYPES : New project/subsales residential 
Bungalows, Semi-D, Superlink & 
high-end condo

EMAIL : cbdcathy@gmail.com
EXPERIENCE : 9 Years

MOBILE : 019-280 2788
AREAS : KLCC, Bangsar, 

Petaling Jaya, Subang 
Jaya & Shah Alam

TYPES : All types of commercial 
real estate, including 
offices, retail space and 
industrial premises

EMAIL : victorlim@cbd.com.my
EXPERIENCE : 12 Years

MOBILE : 018-200 3388
AREAS : KLCC, Mont Kiara, Seri 

Kembangan, Mines Resort 
City, Setia Alam, USJ, Subang 
Jaya, Petaling Jaya, Old Klang 
Road, Taman OUG, Empire 
Damansara, Ara Damansara, 
Puchong

TYPES : New project/subsales residential
EMAIL : sebastiansam6688@gmail.com
EXPERIENCE : 4 Years

MOBILE : 012-280 9885
AREAS : KL City, Mont Kiara
TYPES : Luxury condominuim, 

Bunglow, Semi-D
EMAIL : ivanhwan@gmail.com
EXPERIENCE : 10 Years

MOBILE : 012-288 2802
AREAS : Berjaya Times Square Shopping 

Mall, Sg Wang, Kenanga Wholesale 
City, Bukit Bintang area

TYPES : Retail lots
EMAIL : limaijin28@gmail.com
EXPERIENCE : More than 10 years  

 experience in leasing &  
 selling of retail lots in  
 Berjaya Times Square  
 shopping mall.
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Ipoh Branch

Ipoh Branch Ipoh Branch

Ipoh Branch Ipoh Branch

Ipoh Branch

CHESTER PROPERTIES SDN BHD
Registration No. E (1) 1321/5

No. 23-2, 2nd Floor, Jalan C180/1, Dataran C180, 43200 Selangor.
Tel : 03-2770 2881
Website : www.chester.com.my

JOE WONG

CY CHOW BONNIE KONG

EUGENE CHAN SAM

SYA

MOBILE : 012-226 5696
AREAS : Ipoh, Perak 
TYPES : New Projects / Sub 

Sale / Commercial / 
Residential / Rent 

EMAIL : joewong2188 
@gmail.com

MOBILE : 012-510 1732
AREAS : Ipoh, Perak  
TYPES : New Projects / Sub 

Sale / Commercial / 
Residential / Rent

EMAIL : cychow33@gmail.com

MOBILE : 010-244 6622
AREAS : Ipoh, Perak 
TYPES : New Projects / Sub 

Sale / Commercial / 
Residential / Rent

EMAIL : realtycorp86 
@gmail.com

MOBILE : 016-504 0677
AREAS : Ipoh, Perak  
TYPES : New Projects / Sub 

Sale / Commercial / 
Residential / Rent

EMAIL : bonniekong830910 
@yahoo.com.my

MOBILE : 016-599 6515
AREAS : Ipoh, Perak 
TYPES : New Projects / Sub 

Sale / Commercial / 
Residential / Rent

EMAIL : axn1989@hotmail.my

MOBILE : 013-281 6288
AREAS : Ipoh, Perak  
TYPES : New Projects / Sub 

Sale / Commercial / 
Residential / Rent

EMAIL : syawawa88@gmail.com

ALISSON CHEW

Penang Branch

MILLIE CHEW

Penang Branch

TAVY POH

Penang Branch

CHOOI WEI

Penang Branch

GRACE LEE

Penang Branch

ELAINE OOI

Penang Branch

DREAM HOUSE PROPERTIES
Registration No. E 1650

Add : 9, Lintang Batu, 11600, Penang
Tel : 04-660 6188
Website : www.dreamhouse.com.my

MOBILE : 012-483 8300
AREAS : Penang
TYPES : Sub-sale / Commercial /

Residential/ Landed 
EMAIL : alissonchew@gmail.com

MOBILE : 016-414 7111
AREAS : Penang
TYPES : Sub-sale / Commercial 

/ Residential / Landed
EMAIL : milliechew@gmail.com

MOBILE : 016-553 2262
AREAS : Penang
TYPES : Sub-sale / Commercial 

/ Residential / Landed
EMAIL : minchong72@gmail.com

MOBILE : 017-589 9833
AREAS : Penang
TYPES : Sub-sale / 

Commercial /
Residential / Landed

EMAIL : pohshsh@yahoo.com

MOBILE : 017-488 4337
AREAS : Penang
TYPES : Sub-sale / Commercial 

/ Residential / Landed
EMAIL : lee103232@yahoo.com

MOBILE : 013-441 1299
AREAS : Penang
TYPES : Sub-sale / 

Commercial /
Residential / Landed

EMAIL : elaineooi@ymail.com
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Penang Branch

Penang Branch Penang Branch

Penang Branch Penang Branch

Penang Branch

CK YUEN

Ipoh Branch

KELLY TAN

Ipoh Branch

WINNIE ONG

Ipoh Branch

CHRISTINE FOH

Ipoh Branch

MICHELLE CHEW

Ipoh Branch

KC CHEAH

Ipoh Branch

SINOUIS REALTY

15-3, Jalan Metro Perdana Barat 1,  
Taman Usahawan Kepong, 52100 Kuala Lumpur
Tel : 03-6259 9178
Fax : 03-6242 9179

MOBILE : 012-596 9996
AREAS : Ipoh, Kampar, Taiping
TYPES : Sub sale of Residential, 

commercial and land / 
Auction / Rent

EMAIL : ckyuenck6628 
@gmail.com

MOBILE : 017-683 8838
AREAS : Ipoh
TYPES : Sub sale of Residential, 

commercial and land / 
Rent

EMAIL : pyrkellytyl@gmail.com

MOBILE : 012-502 1617
AREAS : Penang, Ipoh, Johor, 

KL
TYPES : Auction
EMAIL : christinefoh 

@sinouis.com

MOBILE : 012-525 9131
AREAS : Ipoh
TYPES : Sub sale of Residential, 

commercial and land / 
Rent

EMAIL : winnieong99 
@gmail.com

MOBILE : 016-7730452
AREAS : Ipoh
TYPES : Sub sale of Residential, 

commercial and land / 
Auction / Rent

EMAIL : michchew21@gmail.com

MOBILE : 018-473 0899
AREAS : Ipoh
TYPES : Sub sale of 

Residential, 
commercial and land 
/ Rent

EMAIL : nanxingxie88 
@gmail.com

SIM HOUSING (BUTTERWORTH) SDN BHD
Registration no: E(1)0153/1

1-1-10, BL Businesss Centre, Sokol Thean Teik 11500 Ayer Itam Penang.
Tel : 04-829 2766
Fax : 04-826 2766
Website : www.facebook.com/simhousing

MAY TAN

EWE KOK TAI MS ANG

JY TAN

JESS GOY

RICK GOH
MOBILE : 019-411 8889
AREAS : Penang Island 
TYPES : Sub-sale / Commercial 

/ Residential / Rent 
EMAIL : maytan22@hotmail.com

MOBILE : 012-423 7602
AREAS : Penang Island
TYPES : New Projects / Sub-

sale / Commercial / 
Residential / Rent

EMAIL : koktai222@gmail.com

MOBILE : 012-464 0122
AREAS : Penang Island
TYPES : Sub-sale / Commercial 

/ Residential / Rent
EMAIL : jayangt@hotmail.com

MOBILE : 012-451 1713
AREAS : Penang Island
TYPES : Sub-sale / 

Commercial / 
Residential / Rent

EMAIL : ang4408@gmail.com

MOBILE : 012-952 5589 /  
012-410 2899

AREAS : Penang Island 
TYPES : New Projects / Sub-

sale / Commercial / 
Residential / Rent

EMAIL : jessicagoy8@gmail.com

MOBILE : 012-410 5400
AREAS : Penang Island
TYPES : New Projects / Sub-

sale / Commercial / 
Residential / Rent

EMAIL : gcn_trading@yahoo.com
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IT’S FENG SHUI, NOT MAGIC

MASTER PAW SANDY highlights the practice of Feng Shui, which is the Chinese art of 
balancing unseen energies present in the universe.

You must have heard of FENG SHUI. The practice is 
becoming more and more popular and commercialized, 
as various masters of the trade open outlets in malls, 
conduct a handful of seminars and even appearing 
on TV. And that’s just the beginning. But to truly 
understand Feng Shui and its purpose, we have to go 
back to its roots, where we find Chinese Feng Shui 
Masters who have been studying natural and manmade 
environments and their impact on people for thousands 
of years now.

Feng Shui and interior design
Originating from rural parts of China where farmers 
had to understand nature to give them the best chance 
of successful crops, Feng Shui is now widely practised 
globally and in many different principles including 
business, politics and home.

While the combination of the Eastern philosophy and 
interior design (ID) has been around for some time 
now, only recently has it been more widely accepted 
and looked upon more seriously in Malaysia. On the 
surface, Feng Shui and ID seem to go hand in hand 

as both relates with the interiors and arrangement of 
objects. But according to Feng Shui Master Paw Sandy, 
balancing both of these aspects is not as easy as one 
might think.

Master Paw Sandy said that many practitioners often 
disregard the functional and aesthetic aspects when 
applying Feng Shui to a home. An architect and 
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designer herself, Master Paw, who runs her own ID 
business and Feng Shui consultancy in Johor Bahru, 
brings a new edge to her projects by blending design 
with philosophy.

However, she does share that sometimes, it is a 
challenge to achieve the best of both aspects and thus 
some adjustments must come into play. “For example, a 
round dining table is more favored to be used for good 
Feng Shui, however some dining spaces just can’t fit a 
perfectly round table. Therefore, we have to see what 
then next best shape is, be it an oval or rectangle,’’ says 
Master Paw who has studied under renowned Feng 
Shui   Masters and has about 15 years of experience 
under her belt. 

Nature of science
Contrary to popular belief that Feng Shui is a mystical 
philosophy or a bunch of mumbo-jumbo, Master Paw 
shares that there’s actually much more science involved 
than many would think.

“Real Feng Shui has nothing to do with neither religion 
nor superstitions!”, says Master Paw

She adds that it is about the unseen energy which 
is present throughout the world - otherwise more 
commonly known in Chinese as Qi, or Yin and Yang. 
The aim of Feng Shui is to create harmony between the 
bipolarity of the energy and tapping into the positive 
energy.

We were a little curious about this “unseen energy, 
so we did a little digging and more often than not, 
it pointed towards a niche area of science known as 
Quantum  Physics. Guess there’s some truth in Feng 
Shui after all.

Yet for the most part, Feng Shui is still seen as a taboo 
topic in Malaysia and one which only appeals to those 
of Chinese descent. Or is it? Master Paw begs to differ 
as she herself is experiencing a growth in demand.

She said, “Five years ago, only those aged 40 and 
above showed interest in Feng Shui, but lately, I have 
seen younger people, especially those who have just 
bought their first home, interested in applying Feng 
Shui to their interior designs,” says Master Paw whose 
company has also been tasked with major projects by 
several developers.

On whether it is still something only Chinese people 
believe in, she shares that more and more non-Chinese 
are opening up and accepting Feng Shui bit by bit, in 
subtle ways. No doubt it is still mostly practised by 
the Chinese community but only because it originated 
from China.

Conclusion
Feng Shui is one of those things where one needs to 
be equipped with much knowledge before embracing 
it fully. For skeptics out there, maybe it’s worth 
exploring about it before tossing it into the back seat. 
But please note that due to its hard-to-explain nature, 
Feng Shui has been twisted and skewed by many so-
called experts, sometimes turning it into a religious and 
mythical obsession. 

So, just be sure that you are looking at Feng Shui and 
not magic.  
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MORTGAGE CASH INCENTIVE
A home loan that puts cash in your pocket.

27-year-old Adam and 26 year-old-Amelia were recently 
engaged. Eager to start a new life, they decided to 
purchase a home together to mark their commitment 
to each other. After spending months on end searching, 
they found the perfect home that they both could 
afford—a charming two-bedroom apartment just on 
the fringe of the city. With their combined savings as a 
down payment, they managed to obtain a home loan 
but the couple found themselves struggling to keep up 
with the legal fee and other miscellaneous expenses 
that cropped up.

For most young couples like Adam and Amelia, 
purchasing a home can be an overwhelming ordeal—
not only they face the challenge of having to comb 
through every financial institution for the best lending 
deals that are available in the market, they also have 
to dig deep into their pockets to cover all the other 
exorbitant hidden expenses. Fortunately for these 
young borrowers, there are mortgage deals out there 
that offer cash incentive such as the HSBC Mortgage 
Cash Incentive that could help ease their financial 
burden.

Launched on 1st February 2017, the HSBC Mortgage 
Cash Incentive offers up to RM4500 cash incentive 
when taking up a mortgage.

This incentive will be credited into the borrower’s 
home loan account upon the first disbursement of the 
mortgage—and it is yours to keep.

While the amount isn’t substantial enough for a down 
payment, it could relieve home buyers off the smaller 
expenses such as land transfer tax, legal fee, moving 
cost, valuation fee, furnishing the new home, etc.

Find out more at: https://sp.hsbc.com.my/refinancingip
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ONE ABANDONED PROJECT 
IS FAR TOO MANY 

Abandoned housing projects in Malaysia is a pertinent issue that must be addressed 
by the relevant authorities.

SCENARIO A: “Our sheer bad luck to buy into an apartment 
that has now been declared as ‘Abandoned’. We must 
continue to service the interest to the bank especially 
when the bank has progressively released the housing 
loan of 65%. Got no roof to shelter my family but must 
continue to rent from my landlord. Our future plans 
have been screwed up and uncertain”

SCENARIO B: “The Ministry of Urban Wellbeing and Housing 
must live up to their name. What’s the meaning of 
‘Urban Wellbeing’? They say they are doing their best 
to revive the abandoned project that has eaten into 
my 8th year. Where is the law? Whose fault is it? Are 
they not the regulators? My wife and I have frequently 
quarreled and cried over this nightmare.

SCENARIO C: “The Ministry of Housing says that my 
apartment is still categorized as ‘Sick’ project and 
has not been declared as ‘abandoned’, as yet. It has 
been ‘Sick’ for the last 6 years and is well beyond its 
scheduled completion date in August 2010. How many 
more years do you expect me and my family to wait 
and suffer?”

CONSEQUENCE OF AN ABANDONED PROJECT 
TO HOUSE BUYERS, BRIDGING FINANCIERS, 
END-FINANCIERS AND GOVERNMENT
There are thousands of hard luck house buyers who 
are facing these failed dreams, ie abandonment of 
housing projects by their developers. They bought into 
housing projects that were subsequently abandoned 

Ministry: 134 abandoned private housing projects in 3 years.

A total of 134 abandoned private housing projects were recorded in Peninsular (Malaysia) 
between 2013 and November, 2016, says Deputy Minister of Urban Wellbeing, Housing & Local 
Government in reply to a question in Dewan Negara (Parliament) on 6.12.2016. She said the 
number included 26 abandoned projects this year.

The Government has allocated RM20 million to revive abandoned private housing projects 
next year. She, however, noted that next year’s allocation is less compared with the RM40 
million allocated this year.
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by the developers. Not only house buyers’ suffer. The 
banks and the government also get the sparks. The 
devastating effects are as follows:

1. The house buyer involved still owes the 
bank the amount that had been drawn down 
and paid to the rogue developers. 

2. The house buyer borrower is blacklisted 
and the possibility of him/ her taking 
another loan is zero.

3. The house buyer continues to service the 
partially drawn down housing loan or he/ she 
faces the consequences if he/ she is unable 
to do so. He/ she will risk been blacklisted 
by Bank Negara and the banking system of 
checks.

4. He/ she continues to stay in his/ her 
rented house because the dream house that 
he/ she had bought had turned into a bad 
nightmare.

5. He/ she blames the government for 
allowing such a hazardous and nonsensical 
system to exist and for being unable to help 
him/ her. (Remember the Sales and Purchase 
Agreement is a government statutory form 
where not a single word may be altered by 
either buyer or vendor)

6. The bridging bank suffers in that they 
are now holding collaterals (the parcels of 
land within which the houses are built) that 
have become fragmented and have multiple 
charge holders (the end financing banks). It 
becomes virtually impossible to cash out to 
recover their exposure.

7. The end financing bank suffers in that the 
house buyer does not get his/ her house 
and is therefore not likely to be able to 
service his/ her housing loan. Worst still, the 
uncompleted house has zero cashable value.

8. The government continues to face the 
wrath of victims of abandoned projects for 
allowing such a hazardous system to exist 
and subsequently for being unable to help 
them. 

9. The government also faces the angry 
Malaysian rakyat for using so much of 
taxpayers’ money in attempts to revive 
some of these abandoned projects, which 
are business failures. It creates a situation 
of, “Profits Privatised, Losses Nationalised!”
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SUCCESS OR FAILURE?
Under the present system, for house buyers to get the 
houses they bought, the following conditions (totally 
beyond their control) must be met:

The sad truth is that the non-fulfillment of some or any 
one of the above will spell trouble for the unfortunate 
buyers involved. This is what tens of thousands of 
buyers had found out, albeit, too late! Together with 
their dependants, we are looking at hundreds of 
thousands and they continue to suffer in silence.

The havoc created to victims of failed house housing 
projects is a widespread national issue. Look at the 
number of abandonment of housing projects and the 
number of buyers affected and left in the lurch to fend 
for themselves. This is not only unfair; it is downright 
unacceptable and disgusting. How do we expect those 
who are directly facing such a situation to stomach it 
whilst those developers go scot-free? And yet we pride 
ourselves as a caring society with a caring government 
whose Janji is always ditepati! (supposedly).

RUSSIAN ROULETTE 
Why should buyers play a game of ‘Russian roulette’ 
when it comes to buying a house? The revolver has got 
six (6) chambers each supposed to have one bullet. In 
this game, one (1) bullet is put in one of the chambers 
and the chamber is spun. Only one chamber out of 
the six will be aligned to the trigger. The gun is then 
pointed at the gambler’s head and the trigger pulled. 
The probability of the bullet being fired is one in six. 
Thus, the chances of being shot through the head is 1 
to 6. One in six will suffer that fateful death in the game 
of Russian Roulette. This game is depicted in the movie 
“The deer Hunter” where American soldiers fighting 
in Vietnam, while highly drugged were made to play 
this game with heavy side betting. Although the odds 

are not as bad when buying houses the principle is the 
same. But why should buying a house be a risky affair? 
Abandoned housing project is one too many.

An average working person who buys a house does 
not have the faintest intention and expectations to be 
involved in any form of litigation or to be forced to seek 
remedy from the Housing Tribunal and the Courts of 
Law to enforce his legitimate rights. Buying a house is 
to the average man, the most precious investment he 
can make. It is indeed very cruel and unjustifiable when 
such a noble intention turns into a living nightmare. 

And this is the key reason as to why the government 
had to enact laws in its purported attempt to “protect” 
house buyers. Yet looking at the number of abandoned 
projects and the number of involved house buyers who 
are suffering various degrees of financial hardship, we 
surmise that no amount of legislations would totally 
eradicate such problems propagated by wayward 
developers. The building industry is just like any other 
business and is not excluded from business risks. 

Any housing project can either succeed or fail. In the 
majority of cases they succeed and the involved house 
buyers can count their blessings. When a housing 
project fails, the involved buyers are left in a lurch. 

Unfortunately, no amount of legislation can guarantee 
the success of any housing project; or, for that matter, 
any business venture. And since the success or failure of 
any housing project cannot be guaranteed by any party, 
it is only fair for the people to expect the government 
to institute a system that totally, or to a large extend, 
insulates house buyers from such business risks/ 
uncertainties? This takes us to the Build Then Sell 10:90 
(BTS: 10:90) concept which is another topic which we 
will elaborate (again) in our future article.

1. That the developer secures enough sales 
to satisfy his cash flow requirements.

2. That the developer is a bona fide one.

3. That they are professional, honest and 
attempt (through good administrative 
sense) their best to complete the project.

4. That they do not have other problematic 
business ventures whereby the money that 
they collect from house buyers may be 
diverted to solve their other problems.

5. That they enjoy good fortune and their 
project is successfully completed.

6. That there is no drastic economic 
downturn.
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CONCLUSION
Today due to the prevailing system in the housing 
industry, house buyers are facing serious risks when 
they make purchases. Indeed, even car buyers have 
more protection than house buyers. Has anyone ever 
heard of a person who bought a car and never got 
the car? Therefore, now, more than ever, we need 
everyone in Malaysia, whether they be political leaders, 
legislators, government servants, housing developers, 
the corporate world to practice good governance and 
moral responsibilities. 

This is of paramount importance, in order that the 
interests of the present house buyers’, our children and 
our children’s children are adequately safeguarded. We 
have had enough of the nonsense of abandonment of 
housing projects.

Some have called the Ministry of Housing: ‘toothless’ 
when in fact they are not so. They are equipped with 
all the tools in the form of legislations and rules under 
the Housing Development (Control & Licensing) 
Act, Housing Development Regulations, Housing 
Development (Project Acc.) Statutory Sales & Purchase 
Agreements in Schedule G, H, I & J. 

But what went wrong? Why are abandoned private 
housing projects still littering the skyline of the 
Peninsular? What about Sabah and Sarawak? This 
doesn’t even take into account those abandoned 
public projects: Federal and State. Could pre-emptive 
measures be adopted and enforcement organized to 
avoid future abandonments?

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
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Investing in a property is more than just signing 
documentations to purchase any property, it goes 
beyond examining every aspect of it, dissecting every 
single potential and plague a certain property might 
have, all that affects us, both in short and long terms.

So how do we search for the best high appreciation 
properties? From a Feng Shui perspective, areas spread 
atop with hills and mountains are conceded to be of 
high value. This is such because mountains govern 
overall Qi in the environment. They are even related to 
producing Wealth Qi, something that everyone looking 
to bank in on prosperity in life would want to seize.

Land Formations
Man didn’t shape the mountains, but the forces 
of nature and the magnetic pull of the stars in the 
universe did, hence, they are regarded as Yin because 
they are stationary; immovable. Yin represents stillness 
and quietness as well. Mountains generate Qi in their 
surrounding areas and are often referred to in ancient 
Feng Shui as ‘Dragons’.

It is the natural appearance of the mountains that 
connotes the type of Qi released to the immediate 
proximity and environment around the mountain. 
Therefore, it is important to determine the type of Qi 
in the environment first in order to understand what 
type of and how much Qi that the property can receive. 
Therefore, to tap into the Qi of the area, you must first 
observe the type and quality of mountains in the area. 

Keep in mind though that it doesn’t really take a trained 
pair of eyes to ‘see’ the mountains of a certain area. 
Especially in Malaysia, mountains and hills are vast 
throughout. Even in areas that look flat or are heavily 
developed, there must be many small hills and land 
contours around. Just keep your eyes peeled for them. 

The San He Classics
According to San He classics, good mountains are 
green, lush and gentle in appearance, with rounded 
tops. Such mountains are healthy and growing Dragons 
(Sheng Long) and emit benevolent Qi. 

IDENTIFYING PROFITABLE 
PROPERTY INVESTMENT 

From a Feng Shui perspective, areas spread atop with hills and mountains are 
conceded to be of high value. DATO’ JOEY YAP explains.
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Per contra, bad mountains are steep, sharp and have 
pointy tops, like that of a witch’s hat. 

Mountains that have naturally collapsed – known as 
broken mountains, rocky or have been blasted with 
dynamite, mined or quarried are also bad news. Even 
those with greenery and rock together are considered 
detrimental as well. Known as a Sick Dragon (Bing 
Long), they peak the Qi that doesn’t flow well as 
mentioned in the classics. 

Favourable Mountain Positions
Mountains at the back of a house are said to be 
supportive as they herald security and stability in the 
home, as well as the family harmony. Any mountain 
on the left of a property is known as the Green Door 
Embrace (Qing Long Sha) – not to be confused with 
Sha Qi. This Sha, however, protects the property 
from violent Qi. Usually governing male prosperity in 
the house, you must ensure that it’s not too near to 
the property; otherwise, instead of functioning as a 
protective presence, it becomes suppressive. As such, 
mountains on the right of the property, also known as 
the White Tiger Embrace, protect the property from 
any violent Qi. Still, they should be of a moderate 
distance, and not any higher than the Green Dragon. 

In terms of directional position, any hill or mountain in 
the Northeast and Southeast sides from the property 
will do well as its value increase with time. However, 
the mountains in the Northeast has faster effects than 
the one in the South, which takes longer term like 10-
20 years to take full effect. Another important point 
to take note of is that big buildings are not considered 
mountains, thus they do not produce Qi whatsoever. 

A high-valued property is one that harnesses, sustains 
and circulates Qi from and throughout the environment 
to benefit its occupants.

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



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

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





AGENCY DIRECTORY

PropLeague is established in 2011. The company is leading by a group of passionate and committed leaders and 
management team that brought company achieved sale revenue of 40mil since 2011.

Our Vision statement is we believe in teamwork,  professionalism and to be a Premier property company in Malaysia. Also 
by towards the vision,  with the mission statement by learning to earn,  Invest and Live life to the Fullest.

TOGETHER WE ARE ONE

Cheras – (6012) 377 1171 Marcus Teng   |  marc@propleague.com

Sungai Besi – (6010) 225 7565 Evon Heng   |  evonheng@gmail.com
(6016) 209 3161 Steve Tong   |  stv318@yahoo.com

Mont Kiara – (6010) 700 8881 Jit Tan   |  Sales.mk@propleague.com
(6013) 250 2003 Monica Khoo   |  Monicakhoo.mw@gmail.com

PropLeague Realty Sdn Bhd
E(1)1344

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



Just top up RM100 to upgrade to 
Premium Listings, valid for 21 days.

Price: Duration:

Premium Listings

Benefits of Premium Listings

Increase your  visibility and enquiries Top placement in the search results page

94%
RM100 21 Days

 7 DaysRM1,617

Savings

Bukit Puchong 14, Puchong

2-sty Terrace/Link House

Land area : 20x75 Square Feet

Posted On : 30/04/2016

This lifestyle property is perfect for 

buyers and investors looking for comfort, 

space and style. This spacious and 

modern property is conveniently located 

nearby various amenities and public 

transport.

Puchong

RM 800,000

012-222......

4 3 21 of  20

ShorlistSelect to Enquire View Details

Amanda Chia

Reach out to more buyers when you market your listings for 

as LOW as RM299 for        DAYS!

Visit www.iproperty.com.my/homeowner 
To Advertise And Sell Your Properties Easily! 

Call 03 - 2264 6888 or Email cs@iproperty.com Now!

Turn Your Online Listings Into A Sale!

iProperty Group Network :   Malaysia   |   Indonesia   |   Thailand   |    Hong Kong   |   Macau   |   Singapore   |   Philippines

Over 300,000* 

enquiries from buyers
Over 1.3*  million

buyers viewing your listingsAnd Get
* Monthly Statistics
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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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PROPERTY
BELOW RM500K

PROPERTY @ KLANG 
VALLEY

Seri Kembangan, Zeva @ Equine South, 
Taman Pinggiran Putra, Condominium, 

SALE, RM 292,000, Studior1b, BU454sqf, 
Kylie Su, 012-351 0881, REN:17264, 

E(3)0256, UP4467559

Rawang, Garing Utama, Garing Utama, 
Industrial Land, SALE, RM 420,000, 

BU6000sqf, LA6000sqf, KCWong, 017-871 
8136 / 012-374 3762, REN:13004, E(1)1501, 

UP5197067

Bandar Sunway, Condominium, SALE, RM 
430,000, 3r2b, BU1050sqf, Bak Jason, 
6016-956 3328, REN:16316, E(1)1481/2, 

UP5119486

Subang Jaya, Lafite Apartment, 
Apartment, SALE, RM 440,000, 3r2b, 

BU941sqf, Priya K Sritharan, 012-205 0168, 
REN:01528, E(1)0452/6, UP4916594

KL City, Furnished Designer Suites Ampang Height 5min to KLCC, KUALA LUMPUR, Soho, SALE, 
RM 291,000, 1r1b, BU450sqf, Ivan Goh, 016-363 2332, E(3)0892,  UP4954438

Ampang Hilir, Liberty ARC @ Ampang, KL City , Jalan Ampang , Ampang Point, Soho, SALE, RM 
297,000, 1r1b, BU450sqf, Ivan Goh, 016-363 2332, E(3)0892, UP5112357

Rawang, Bandar Country 
Home, 2.5-sty Terrace/Link 
House, SALE, RM 399,000, 

3+1r3b, BU2100sqf, 
LA22x70sqf, Mincent Chan, 
018-472 7296, REN:20458, 

E(1)1283, UP5174535

Seri Kembangan, Mines Resort City, Condominium, SALE, RM 492,000, 2r2b, BU748sqf, 
Sebastian Sam, 6018-200 3388 / 6012-207 8398, REN:07000, E(1)1197/4, UP5194356

Jalan Ipoh, Putra Majestic, Putra Majestik, Condominium, SALE, RM 450,000, 3r2b, BU1015sqf, 
Terrance Ong, 6012-560 1666, REN:09420, E(3)1451 , UP1707767

Cyberjaya, Hyve Soho Suites, Soho, RENT, RM 1,500, BU450sqf, Mr. Tay, 012-214 6678, E(3)0256, 
UP4974588

Bukit Jalil, The Z Residence, Condominium, RENT, RM 1,800, 3r2b, BU1236sqf, Mr. Tay, 012-214 
6678, E(3)0256, UP5156322
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KLCC, Mercu Summer Suites, KL City, 
Serviced Residence, RENT, RM 1,950, 

Studior1b, BU495sqf, Lydia Kok Ai Lee, 
017-386 2790, E00000, UP5179774

KLCC, Mercu Summer Suites, KL City, 
Condominium, RENT, RM 2,200, Studior1b, 

BU493sqf, Kenneth Lee, 012-966 7208, 
E(1)1552, UP5189280

KLCC, Panorama KLCC, Serviced 
Residence, RENT, RM 2,800, Studior1b, 
BU603sqf, Danny Chong, 012-307 1997, 

REN:15570, E(1)1344/3, UP5095715

KL City, Pavilion Tower Serviced Office 
Malaysia, Office, RENT, RM 3,750, 

Studior20b, BU500sqf, LA500sqf, Law 
Yong Sein, 010-226 1608, REN:11753, 

E(1)1321/1, UP3918782

KLCC, 328, TUN RAZAK, Serviced 
Residence, RENT, RM 4,000, 2r2b, 

LA915sqf, Danny Chong, 012-307 1997, 
REN:15570, E(1)1344/3, UP5013134

Seri Kembangan, Tmn Pinggiran Putra, 
Seri Kembangan, Shop-Office, RENT, RM 
5,500, 2b, BU4800sqf, Wong Mee Leng, 
6012-328 4438, E(3)0256, UP5196743

Bandar Sunway, Bandar Sunway Utama 
PJS 9, Semi-detached House, RENT, RM 
7,900, 5r5b, LA40x80sqf, Elaine Chay, 
6017-900 0669, REN:05920, E(3)1682, 

UP5068598

Damansara Utama, Uptown Office 1 
Uptown 2 MSC Status Uptown 5, Bandar 
Utama, Damansara Uptown 1 Uptown 2 
Uptown 5, Office, RENT, RM 11,160, 20 
Abover20b, BU2790sqf, LA2790sqf, 

Law Yong Sein, 010-226 1608, REN:11753, 
E(1)1321/1, UP3833791

Rawang, Kota Emerald 
Coral Rawang, 2-sty 
Terrace/Link House, 

RENT, RM 1,300, 4r4b, 
LA1,650sqf, Rachel Chai, 

012-907 2520, REN:19694, 
E(1)1197/2, UP5197845

Jalan Ipoh, Putra Majestic, Putra Majestik, Condominium, RENT, RM 2,000, 3r2b, BU1020sqf, 
Terrance Ong, 6012-560 1666, REN:09420, E(3)1451, UP546172

Bukit Jalil, The Z Residence, Condominium, RENT, RM 2,400, 3r2b, BU1404sqf, Mr. Tay, 012-214 
6678, E(3)0256, UP5123951

Damansara Heights, Damansara Villa, Condominium, RENT, RM 3,000, 4+1r3b, BU2000sqf, Bryan 
Hooi, 6012-612 5713 / 6012-253 2618, E(1)1307, UP4978611

KL Sentral, Q Sentral, Office, RENT, RM 6,830, BU1366sqf, Daniel Goh, 012-273 8115, REN:06467, 
E(1)1286, UP5197042

Mont Kiara, Amarin Kiara, 
Semi-detached House, 

RENT, RM 15,000, 5+1r6b, 
BU4700sqf, LA3400sqf, 

Asyraf Khan, 017-297 2487, 
REN:20389, E(3)1120/1, 

UP5163361

KL Sentral, Plaza Sentral, Kuala Lumpur Malaysia, Office, RENT, RM 48,360, BU8060sqf, Daniel 
Goh, 012-273 8115, REN:06467, E(1)1286, UP5196997
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Ampang, TAR VILLA, Ampang Jaya, 
Bungalow House, RENT, RM 25,000, 

6+1r7b, BU8000sqf, LA8000sqf, 
Christenaida Safari, 012-225 0797, 
REN:05227, E(3)0211, UP5169631

Bukit Bintang, Jalan Bukit Bintang, 
Bukit Bintang,Imbi,Changkat,Sg Wang, 
Shop, RENT, RM 26,000, BU7000sqf, 

Ginnz Chan, 6012-972 7137, REN:16503, 
E(1)1584/2, UP5179807

Subang Bestari, Subang U5,Subang 2,Sg 
Buloh MAHSING INDUSTRIAL PARK, 
Mutiara subang, Factory, RENT, RM 

46,000, 5b, BU32500sqf, LA50849sqf, 
Desmons Ong, 012-649 8798, 

REN:09708,E(3)1644, UP5180472

Subang Jaya, USJ One Avenue Condo, 
Condominium, SALE, RM 550,000, 3r2b, 
BU1346sqf, Elaine Chay, 6017-900 0669, 

REN:05920, E(3)1682, UP2881451

Rawang, Bukit Rawang Putra, Bukit 
Rawang Putra, Shop-Office, SALE, RM 

600,000, 2r2b, BU4000sqf, LA4000sqf, 
KCWong, 017-871 8136 / 012-374 3762, 

REN:13004, E(1)1501, UP5197106

Putra Heights, Putra Bistari Section 2, 
2-sty Terrace/Link House, SALE, RM 

750,000, 4r3b, BU2000sqf, LA22x75sqf, 
Marina Aw Yong, 012-389 7158, E(2)1064/1, 

UP4903968

Rawang, Anggun 1 Kota Emerald Rawang, 
Semi-detached House, SALE, RM 850,000, 
3+1r4b, BU2400sqf, LA35x75sqf, KCWong, 
017-871 8136 / 012-374 3762, REN:13004, 

E(1)1501, UP1428364

KL City, Berjaya Central Park, Kuala Lumpur, Office, RENT, RM 87,500, BU12500sqf, Daniel Goh, 
012-273 8115, REN:06467, E(1)1286, UP5196987

KL City, Ilham Tower (IB), Kuala Lumpur City Malaysia, Office, RENT, RM 91,700, BU13100sqf, 
Daniel Goh, 012-273 8115, REN:06467, E(1)1286, UP5198019

Other, PELANGI UTAMA CONDOMINIUM, Condominium, SALE, RM 570,000, 3r2b, BU970sqf, 
Bryan Hooi, 6012-612 5713 / 6012-253 2618, E(1)1307, UP2292727

Kelana Jaya, Zenith Residences, Condominium, SALE, RM 630,000, 3r2b, BU1173sqf, Bryan Hooi, 
6012-612 5713 / 6012-253 2618, E(1)1307, UP4928763

Kepong, Taman Kepong, Kepong, 1.5-sty Terrace/Link House, SALE, RM 650,000, 4r2b, 
BU1600sqf, LA20x80sqf, Rachel Chai, 012-907 2520, REN:19694, E(1)1197/2, UP4800293

Bukit Bintang, Swiss Garden Residences, Serviced Residence, SALE, RM 680,000, 1r1b, BU650sqf, 
JC Lee, 010-276 7389, E00000, UP5165417

Kuchai Lama, Gembira residen, Jalan 
Gembira, Condominium, SALE, RM 

860,000, 3+1r3b, BU1392sqf, Ms Ooi, 017-
266 8181, E(3)1502, UP5179782
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KLCC, Mercu Summer Suites, KL City, 
Condominium, SALE, RM 870,000, 

2+2r2b, BU1347sqf, Kenneth Lee, 012-966 
7208, E(1)1552, UP5189213

Subang Jaya, Taman Perindustrian 
USJ, USJ 1/18, Link factory, SALE, RM 

1,000,000, 1r2b, BU3200sqf, LA1600sqf, 
KCWong, 017-871 8136 / 012-374 3762, 

REN:13004, E(1)1501, UP5141741

Cyberjaya, Jacaranda, garden residence, 
cyberjaya, Semi-detached House, SALE, 
RM 1,320,000, BU3683sqf, LA40x80sqf, 
Bak Jason, 6016-956 3328, REN:16316, 

E(1)1481/2, UP2649544

Damansara Heights, Twins @ Damansara 
Heights, Condominium, SALE, RM 

1,300,000, 3+1r5b, BU1480sqf, Rosie 
Ang, 012-321 3607, REN:04805, E(1)1589, 

UP2571673

Damansara Heights, Twins @ Damansara 
Heights, Condominium, SALE, RM 

1,350,000, 3r2b, BU1356sqf, Rosie Ang, 
012-321 3607, REN:04805, E(1)1589, 

UP2634380

Taman Tun Dr Ismail, The Plaza 
Condominium @ TTDI, Condominium, 

SALE, RM 1,600,000, 3+1r4b, BU1873sqf, 
3L Enterprises, 03-7728 9228, REA:E154, 

AE(3)0006, UP5161046

Ara Damansara, Maisson, Serviced Residence, SALE, RM 760,000, 2r2b, BU925sqf, LA925sqf, 
Eco Chung, 012-226 8020, REN:19727, E(1)1670, UP5179205

Taman Tun Dr Ismail, Kiara Park, Condominium, SALE, RM 800,000, 3r2b, BU1380sqf, Felicia 
Hew, 019-226 3859, REN:01615, E(1)1492, UP503689

Bukit Bintang, Taragon Puteri Bintang, Condominium, SALE, RM 950,000, 2r2b, BU1044sqf, Liew 
Bing Lin, 6018-381 3118, E(3)0705 , UP1863925

Rawang, Templer Baiduri, 
Templer Park, Bungalow 
Land, SALE, RM 952,200, 
LA8280sqf, Rachel Chai, 

012-907 2520, REN:19694, 
E(1)1197/2, UP4706360

Damansara Heights, Damansara Villa, Condominium, SALE, RM 1,100,000, 4+1r3b, BU2000sqf, 
Bryan Hooi, 6012-612 5713 / 6012-253 2618, E(1)1307, UP4317092

Ampang, The Elements, 
Jalan Ampang, 

Condominium, SALE, 
RM 1,150,000, 3+1r3b, 
BU1570sqf, Tim Chew, 

016-221 3547, REN:02788, 
E(1)1283, UP3826895

Semenyih, Eco Majestic - 
Gentlebre Bungalow Lot, 
Residential Land, SALE, 

RM 1,170,000, BU6500sqf, 
LA65’ x100’sqf, Andrew 

Tee, 012-715 9796/012-280 
3300, REN:17478, E(1)1670, 

UP5171933
City Centre, Platinum Face Suites, Bukit Bintang, Condominium, SALE, RM 1,320,000, 1+1r1b, 

BU880sqf, Gwen Ng, 016-917 3331, REN:03229, E(3)1392, UP5185933



CLASSIFIEDS

142

Rawang, Emerald East, Bungalow House, 
SALE, RM 1,800,000, 7+1r5b, BU5500sqf, 
LA6737sqf, Angeline Beh, 012-971 8068, 

REN:04583, UP4249052

Selayang, Idaman Hills Selayang, Selangor, 
Jalan Bidara, Bandar Baru Selayang, Semi-

detached House, SALE, RM 1,900,000, 
4+1r6b, BU2725sqf, LA35’ x 70’sqf, Miss 
Wings Yap, 6012-275 5796, PEA:1420, 

E(3)0256/1, UP2873624

Selayang, Idaman Hills Selayang, Selangor, 
Jalan Bidara, Bandar Baru Selayang, 

Bungalow House, SALE, RM 2,100,000, 
4+2r6b, BU3065sqf, LA50’ x 75’sqf, Miss 
Wings Yap, 6012-275 5796, UP2910868

Solaris Mont Kiara, Solaris Mont Kiara, 
SOHO@KL, Mont Kiara, Solaris Mont 
Kiara, SOHO@KL, Mont Kiara, Retail 

Space, SALE, RM 2,220,000, BU1300sqf, 
Gan Pit Soon, 012-336 3018, REN:11157, 

E(1)0452/14, UP5087016

Selayang, Idaman Hills Selayang, Selangor, 
Jalan Bidara, Bandar Baru Selayang, 

Bungalow House, SALE, RM 2,300,000, 
6r6b, BU3065sqf, LA50’ x 75’sqf, Miss 
Wings Yap, 6012-275 5796, PEA:1420, 

E(3)0256/1, UP5147176

Kenny Hills, Tijani 2 North, Condominium, 
SALE, RM 2,700,000, 3+1r3b, BU2996sqf, 

3L Enterprises, 03-7728 9228, REA:E154, 
AE(3)0006, UP5156866

Mont Kiara, SENI @ Mont Kiara, 
Condominium, SALE, RM 2,800,000, 

4+1r6b, BU3541sqf, Michelle Yeoh, 
6012-201 2297, PEA:1420, E(3)0256/1, 

REN:12861, E(1)1652, UP5177050

Rawang, RCI Park Rawang, Kawasan 
Perindustrian Sungai Choh, Semi- D 
factory, SALE, RM 2,800,000, 1r4b, 

BU9625sqf, LA16800sqf, KCWong, 017-871 
8136 / 012-374 3762, REN:13004, E(1)1501, 

UP4483383

Selayang, Idaman Hills Selayang, Selangor, 
Jalan Bidara, Bandar Baru Selayang, 

Bungalow House, SALE, RM 3,180,000, 
7+1r8b, BU6000sqf, Miss Wings Yap, 

6012-275 5796, PEA:1420, E(3)0256/1, 
UP2873673

Banting, 1.72 Acres Telok Panglima Garang 
Petrol Station Land, Klang, Telok Gong, 
Dengkil, Jenjarom, Commercial Land, 
SALE, RM 3,500,000, 20 Abover20b, 
BU74923sqf, LA74923.2sqf, Law Yong 

Sein, 010-226 1608, REN:11753, E(1)1321/1, 
UP1474969

Damansara Heights, Bungalow House, 
SALE, RM 4,200,000, 5+1r5b, BU4199sqf, 

LA7718sqf, CK Chue, 012-219 7566, 
REN:07699, E(1)1112, UP5037692

Bukit Jalil, Alam Sutera, Bungalow House, 
SALE, RM 4,300,000, 8+1r9b, BU10185sqf, 
LA70x125sqf, David Yee, 6012-286 5787, 

REN:11546, E(1)1026/3, UP5102182

Kenny Hills, Tijani 2 South, Bungalow 
House, SALE, RM 5,200,000, 5r5b, 

BU5500sqf, Ann khoo, 017-222 0253, 
REN:08649, E(1)1197/3, UP5165032

Taman Tun Dr Ismail, 
TAMAN TUN DR ISMAIL, 
2-sty Terrace/Link House, 

SALE, RM 1,600,000, 
3+1r3b, BU2200sqf, 

LA1800sqf, Felicia Hew, 
019-226 3859, REN:01615, 

E(1)1492, UP4987348

Sri Hartamas, Desa Sri Hartamas, Shop-Office, SALE, RM 4,500,000, BU7040sqf, LA22 x 80sqf, 
Alice Wong, 012-335 1000, REN:1154, E(1)1026/3, UP4723110

KLCC, PARK SEVEN, 
Duplex, SALE, RM 
5,350,000, 5+1r6b, 

BU4427sqf, Joanna Tan, 
012-225 2285, REN:11384, 
E(1)0228/12, UP347587

Damansara Heights, 
Bungalow House, SALE, 
RM 5,350,000, 5+1r7b, 

BU4842sqf, LA2766sqf, 
Joanna Tan, 012-225 2285, 

REN:11384, E(1)0228/12, 
UP1963641Bangi, Bandar Baru Bangi, Factory, SALE, RM 5,950,000, BU20380sqf, LA35571sqf, Alice Wong, 

012-335 1000, E(3)0050/3, UP2269669

Ampang Hilir, Nobleton 
Crest, Taman U-Thant, 
Condominium, SALE, 
RM 7,500,000, 4r4b, 
BU3830sqf, Zaidan 

Zulkipli, 019-300 7388, 
REN:12003, E(3)1020, 

UP4272707

Jenjarom, 10 Acres Sri Cheeding Industrial 
Land Besides Factories, Port Klang,Telok 
Gong,Dengkil,Jenjarom, Industrial Land, 
SALE, RM 12,000,000, 20 Abover20b, 

BU10sqa, LA10sqa, Law Yong Sein, 
010-226 1608, REN:11753, E(1)1321/1, 

UP3527234

Banting, Factory Jalan Rajawali Telok 
Panglima Garang, Klang, Telok Gong, 
Dengkil, Jenjarom, Factory, SALE, RM 

15,500,000, 20 Abover20b, BU44000sqf, 
LA78408sqf, Law Yong Sein, 010-226 

1608, REN:11753, E(1)1321/1, UP3474688

Kerling, Kerling Converted Industrial Land, 
Tanjung Malim, Industrial Land, SALE, RM 
21,800,000, 20 Abover20b, LA27.8sqa, 

Law Yong Sein, 010-226 1608, REN:11753, 
E(1)1321/1, UP5158133
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Johor Bahru, Sky View, Bukit Indah, 
Condominium, SALE, RM 455,000, 2r2b, 
BU871sqf, LA871sqf, Agnes Yong, 017-354 
5988, REN: 20684, E(3)1445/1, UP5172151

Senai, 1-sty Terrace/Link House, SALE, 
RM 320,000, 3r2b, BU1144sqf, LA2625sqf, 

Tan Kim Wei, 012-788 1771, AE(3)0015, 
UP5157991

Setia Indah, Terrace House , Mount Austin, 
Setia Indah and Tmn Daya , 2-sty Terrace/

Link House, SALE, RM 543,064, 3r2b, 
BU2158sqf, LA22 X 75sqf, Agnes Yong, 
017-354 5988, REN: 20684, E(3)1445/1, 

UP5003281

Johor Bahru, 1Medini, 
1 Medini, Serviced 

Residence, RENT, RM 
1,850, 2r1b, BU850sqf, 
Nick Ng, 016-791 9888, 
REN:11562, E(3)0795, 

UP5160564

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, 8scape @ Johor Bahru, Taman Perling, Condominium, SALE, RM 368,000, 2r2b, 
BU808sqf, Kenneth Ngo, 011-1623 3622, E(1)1321/7, UP5188838

Ulu Tiram, taman gaya, Link Bungalow, SALE, RM 1,380,000, 5+1r5b, BU3500sqf, LA5699sqf, Max 
Teong, 012-593 8858, REN:13572, E(1)1533, UP5091750

Skudai, Tmn Mutiara Mas, Cluster Homes, SALE, RM 930,000, 4r4b, LA45X80sqf, FOYER 
REALTY, 6012-738 8000, E(3)0096, UP5112277

Kluang, Taman Saujana, Kluang , Semi-detached House, SALE, RM 680,000, 4r3b, BU4000sqf, 
Jean Kwa, 012-710 6422, E(1)1307/4, UP5154754

Johor Bahru, Taman Sri Pulai Perdana 2, 2-sty Terrace/Link House, SALE, RM 498,000, 4+2r3b, 
BU2706sqf, LA1540sqf, Muhd Danial Atif, 013-463 6732, REN:19987, VE(1)0033/3, UP5154655

Nusajaya, 1-sty Terrace/Link House, SALE, RM 420,000, 3+1r2b, LA22x70sqf, Jun Xiong Tan, 
6012-710 0718, E(1)1605/1, UP5182578
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Ayer Keroh, Taman Saujana Heights, 
Malaysia Academy Of Han Studies, 

Bungalow House, SALE, RM 1,616,350, 
6+1r6b, BU6108sqf, LA6727 sqf, Daniel 

Pow, 016-557 3125, E(1)1605, UP4940461

Ayer Keroh, Taman Saujana Heights, 
Malaysia Academy Of Han Studies, 

Bungalow House, SALE, RM 1,159,750, 
6+1r6b, BU5522sqf, LA5995sqf, Daniel 

Pow, 016-557 3125, E(1)1605, UP5162669

Seremban, Bungalow House, SALE, RM 
2,500,000, 6+1r6b, BU9135sqf, LA8418sqf, 

Winson Goh, 012-375 2235, E(1)1197/9, 
UP5059331

Seremban, Well kept Bungalow Rasah 
Kemayan, Bungalow House, SALE, RM 

870,000, 4r3b, BU3000sqf, LA5400sqf, 
Rena Rahman, 018-327 8005, VE(1)0241/1, 

UP5119451

Seremban, SEMI-DETACHED DOUBLE 
SEREMBAN 2, SEREMBAN 2, Semi-

detached House, SALE, RM 750,000, 4r3b, 
BU2300sqf, LA4500sqf, Rena Rahman, 
018-327 8005, VE(1)0241/1, UP5157076

Port Dickson, Bandar Springhill, 2.5-sty 
Terrace/Link House, SALE, RM 551,500, 
5+1r5b, BU3187sqf, LA1541sqf, Winson 

Goh, 012-375 2235, E(1)1197/9, UP5145609

Port Dickson, Bandar Springhill, 2-sty 
Terrace/Link House, SALE, RM 482,400, 
4+1r4b, BU2602sqf, LA1541sqf, Winson 

Goh, 012-375 2235, E(1)1197/9, UP5145576

Bentong, Bentong Agri Land, Bentong 
Agri Land, Agricultural Land, SALE, 

RM 3,200,000, 3r3b, BU9sqa, LA9sqa, 
KCWong, 017-871 8136 / 012-374 3762, 

REN:13004E(1)1501, UP4281196

Ayer Itam, DESA GEMILANG APARTMENT, 
AIR ITAM , Apartment, SALE, RM 680,000, 

3r2b, BU1100sqf, Frankie Soon, 012-473 
6818, REN:05375, E(3)1193, UP5177473

Bukit Minyak, SENTINELLE VILLE, BM 
UTAMA, Semi-detached House, SALE, RM 
1,100,000, 6+1r7b, BU3609sqf, LA2885sqf, 
Frankie Soon, 012-473 6818, REN:05375, 

E(3)1193, UP4921301

Pasir Gudang, kota masai eco tropic, 2-sty Terrace/Link House, SALE, RM 320,000, 3r2b, 
BU2050sqf, LA2050sqf, Mr Tan, 6016-711 3415, E(1)1501, UP3996874

Seremban, adjoins park 
2 Bungalow, Taman 

Cenderawasih, Seremban, 
Bungalow House, SALE, 

RM 730,000, 5r3b, 
BU2617sqf, LA4000sqf, 
Rena Rahman, 018-327 

8005, VE(1)0241/1, 
UP5115804

Georgetown, The Light 
Collection II, Gelugor, 
Condominium, SALE, 
RM 1,990,000, 4r4b, 

BU1800sqf, Jeffrey Ooi, 
016-433 6767, REA:1692, 
E(3)0448, UP5033804

Tanjong Tokong, Quayside 
Condominium, Tanjung 

Tokong Seri Tanjung 
Pinang, Condominium, 

SALE, RM 1,800,000, 3r3b, 
BU2000sqf, Jeffrey Ooi, 
016-433 6767, REA:1692, 
E(3)0448, UP4920694

Tanjong Tokong, Semi-D 
at EO Seri Tanjung 

Pinang, Denai Endau, 
Tanjong Tokong, Semi-
detached House, SALE, 

RM 2,990,000, 6r7b, 
BU4050sqf, LA4000sqf, 
Dave Soon, 016-454 5016, 

REN:17966, E(1)1026/8, 
UP3842009

Batu Maung, Legenda 
@ Southbay, Bungalow 

House, SALE, RM 
5,200,000, 6+1r8b, 

BU3000sqf, LA7000sqf, 
Jeffrey Ooi, 016-433 6767, 

REA:1692, E(3)0448, 
UP4704835

Tanjung Bungah, Tanjung 
Bungah New Semi-D 

nrTenby School, Semi-
detached House, SALE, 

RM 2,999,000, 6r6b, 
BU4800sqf, LA3500sqf, 

Jeffrey Ooi, 016-433 
6767, REA:169, E(3)0448, 

UP5029669

Perai, TAMAN 
INDERAWASIH, PERAI, 
taman inderawasih, 1-sty 

Terrace/Link House, 
SALE, RM 345,000, 3r2b, 
BU1000sqf, LA1400sqf, 
Frankie Soon, 012-473 

6818, REN:05375, E(3)1193, 
UP5174663

Teluk Kumbar, PG 88 @ Teluk Kumbar, Teluk kumbar, 3-sty Terrace/Link House, SALE, RM 
968,000, 5r5b, BU2800sqf, LA1299sqf, Property Talk, 04-227 9966, E(3)0975, UP4594266
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Persiaran Gurney, 11 Gurney 
Drive, Gurney Drive, 

Condominium, RENT, RM 
10,000, 5r5b, BU4400sqf, 
Jeffrey Ooi, 016-433 6767, 

REA:1692, E(3)0448, 
UP4455172

Pulau Tikus, Jesselton 
Bungalow with Swimpool, 

Bungalow House, 
RENT, RM 25,000, 5r5b, 

BU6000sqf, LA31000sqf, 
Jeffrey Ooi, 016-433 6767, 

REA:1692, E(3)0448, 
UP4761601

Teluk Kumbar, Platinum III, Jalan Teluk Kumbar, Apartment, SALE, RM 500,300, 3r2b, BU1320sqf, 
Property Talk, 04-227 9966, E(3)0975, UP4594347

Tanjong Tokong, Marinox Sky Villas, Condominium, SALE, RM 1,050,000, 4r2b, BU1450sqf, Esther 
Chan, 012-401 6888, REN:09483, E(1)0452/12, UP5155102

Sungai Ara, Meridien Residence, Condominium, SALE, RM 650,000, 3+1r2b, BU1260sqf, Zack Lay, 
012-591 5351, REN:08060, E(1)1525/2, UP5161663

Tanjong Tokong, E N O 3s Semi D Acacia , Semi-detached House, SALE, RM 3,500,000, 5r4b, 
BU4036sqf, LA3666sqf, Melvin Tan, 6016-441 3271, REN:10113, E(1)1475, UP5180603

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

Shah Alam, Commercial Bungalow, RENT, 
RM 3, BU34500sqf, LA28000sqf, Yuki 

Yap, 012-232 1031, REN:12370, E(3)0050, 
UP5155618

Kota Kemuning, 4.66 acre Industrial Land, 
Industrial Land, SALE, RM 20,290,000, 
LA4.6572sqa, Liza Yap, 012-335 0079 
/ 017-200 9125, REN:09865, E(3)1212, 

UP5131760

PUCHONG

SHAH ALAM

Shah Alam, Office, RENT, RM 4, BU15000sqf, Daniel Goh, 012-273 8115, REN:06467, E(1)1286,  
UP5191199

Puchong, The Zest, Condominium, RENT, 
RM 1,500, 3r2b, BU1191sqf, Elaine Chay, 
6017-900 0669, REN:05920, E(3)1682, 

UP1266526

Puchong, The Zest, Condominium, RENT, 
RM 1,800, 3r2b, BU1191sqf, Elaine Chay, 
6017-900 0669, REN:05920, E(3)1682, 

UP1305734
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Puchong, Akasia Apartments, Apartment, RENT, RM 1,200, 3r2b, BU818sqf, Jeslyn Goh, 012-288 
8372, REN:09364, E(3)1546, UP4697889

Puchong, D’Island Residence, Taman Bukit Puchong, 3-sty Terrace/Link House, SALE, RM 
1,343,000, 5+1r6b, BU4710sqf, LA4898sqf, Jackson EE, 013-776 8850, REN:00328, E(3)1631, 

UP5065620

Puchong, Lake Edge, Pavillion Terraces, 
Puchong, 2.5-sty Terrace/Link House, 

SALE, RM 1,350,000, 4+1r4b, BU3186sqf, 
LA22x100sqf, Rachel Chai, 012-907 2520, 

REN:19694, E(1)1197/2, UP4707116

CHERA

Cheras, Plaza Dwitasik Office, Bandar Sri Permaisuri, Shop-Office, SALE, RM 1,700,000, 
BU2853sqf, Daniel Goh, 012-273 8115, REN:06467, E(1)1286, UP5197477

Petaling Jaya, Atria Sofo Suites, 
Damansara Jaya, Soho, RENT, RM 1,300, 

Studior1b, BU545sqf, Grace Cheong, 
012-722 1495, REN:21485, E(3)1680, 

UP5154235

Petaling Jaya, Laman Impian , Sutera 
Damansara, Townhouse, RENT, RM 2,500, 
3r4b, BU1800sqf, Elaine Chay, 6017-900 
0669, REN:05920, E(3)1682, UP3928354

Bandar Utama, 9 Bukit Utama 
Condominium, Petaling Jaya, 

Condominium, RENT, RM 4,300, 5r5b, 
BU2668sqf, Wilson Kwang, 012-917 6328, 

REN:12127, EPM(3)0002, UP4840837

Tropicana, Casa Tropicana, Petaling Jaya, 
Condominium, SALE, RM 613,000, 2+1r3b, 

BU1188sqf, Calvin Seak, 012-349 6133, 
E(3)0050/12, UP673737

Bandar Sunway, PJS 9, 2-sty Terrace/
Link House, SALE, RM 900,000, 4r3b, 
LA22x75sqf, Priya K Sritharan, 012-205 

0168, REN:01528, E(1)0452/6, UP4991707

Tropicana, Casa Tropicana, Petaling Jaya, 
Condominium, SALE, RM 970,000, 3+1r3b, 

BU1538sqf, Calvin Seak, 012-349 6133, 
E(3)0050/12, UP902747

Petaling Jaya, Jalan Kemajuan 12/18, 
Section 12, Bungalow House, SALE, RM 

2,500,000, 4r2b, BU1300sqf, LA5500sqf, 
Celine Yeo, 6017-643 8890, E31147, 

UP5184506

Bandar Utama, 2-sty Terrace/Link House, 
SALE, RM 2,700,000, 4+2r6b, BU3000sqf, 

LA3714sqf, Amanda Goh, 016-263 2288, 
REA:E2202, E(1)1707, UP4769107

PETALING JAYA

KL City, Nidoz Residences @ Desa Petaling, Desa Petaling, Condominium, SALE, RM 680,000, 
4+1r3b, BU1400sqf, Fred Tan, 018-217 8066, E(3)0465/1, UP5122608

Petaling Jaya, BU 1, Bandar 
Utama 1, 2-sty Terrace/
Link House, SALE, RM 
1,120,000, 4r3b, LA22 
x 75sqf, Rachel Chai, 

012-907 2520, REN:19694, 
E(1)1197/2, UP5176913

BANGSAR

Mid Valley City, Gardens 
North Tower Serviced 
Office, Office, RENT, 

RM 3,750, Studior20b, 
BU500sqf, LA500sqf, 

Law Yong Sein, 010-226 
1608, REN:11753, E(1)1321/1, 

UP3922290



147

Bangsar South, NOVUM, Serviced Residence, SALE, RM 800,000, 2+1r2b, BU900sqf, Fred Tan, 
018-217 8066, E(3)0465/1, UP5121511

Bangsar, Serai, 
Condominium, SALE, 

RM 8,900,000, 4+1r6b, 
BU4945sqf, Tina Chow, 

018-280 8010, REN:12382 
VE(1)0280, UP5169125

Bangsar, Nadi Bangsar Service Residence, Condominium, SALE, RM 1,250,000, 2r2b, BU1098sqf, 
Jit Tan, 010-700 8881, E(1)1344/3, UP5158201

Bangsar, Cascadium, 
Apartment, SALE, 

RM 1,000,000, 2r2b, 
BU1200sqf, Li Gin, 012-
209 0799, E(3)1120/1, 

UP5170670
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