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It is high time we Malaysians realise that it is going to take more than just a 
landscape of pretty buildings to convince the world that we are a fully 
developed nation. 
Without a doubt, we have come a long way over the years – a stronger 

economy, a more complex society and even a measure of regional political 
influence. But to be seen as a fully developed nation in the eyes of the world we 
must also be considered an enlightened society, where the voices of reason, 
common sense and morality will always prevail over propagators of prejudice, 
discord and political and social divide.

I’m sure, by now, many of you would have heard about the Datum Jelatek 
development fiasco, where a group of protestors unhappy with the upcoming 
project in Taman Keramat took it upon themselves to protest by tearing down the 
hoarding surrounding the project and vandalising parts of the property within.

The luxury condominium project is taking shape on 5.5 acres of land that is 
owned by Selangor Development Corp (PKNS) and it is being developed by 
Datumcorp International. The site formerly housed low-cost flats located within a 
majority ethnic Malay area. 

The 100-odd protestors, most of whom were residents of the area, said they 
were opposing the project because it would transform a Malay dominated area 
into a “Chinese community”. The reason, they said, was because the condominiums 
are priced so high that only the Chinese would be able to afford them. 

“I challenged him (Selangor Menteri Besar Mohamed Azmin Ali) to come down 
and meet me, but he didn’t turn up. If he had, I would have thrown him into the 
drain… I challenge him to stop this project,” said action committee chairman 
Salleh Ahmad. 

In response, both the developer and PKNS have vowed legal action against the 
protestors, questioned their true motives and said the violence was completely 
uncalled for.  

I find this situation to be both intriguing and alarming.

Intriguing, because in spite of the over-reaction by 
protestors, this may not be a clear-cut case of who’s right and 
who’s wrong. While it is unfortunate that the argument has 
taken on such a terrible racial undertone, there are points 
made by the protestors that are worthy of a closer 
consideration.

To say that the high-end development will make the area 
change into a “Chinese community” is remarkably prejudiced 
and will win little support in the sphere of public opinion. But 
I wonder if a better argument against the development 
should have been that it is not in the best interest of the 
existing community? Because on that count, there is a strong 
argument to be made.

Asked to comment on the matter, veteran property 
commentator and land law specialist Professor Salleh Buang 
said that if the land in question is not Malay Reserve Land, the 
developer has every right to build whatever it wishes on it. 

“If it is not a Malay Reserve Land there is no ‘legal basis’ to 
oppose the project. Nevertheless the state government 
should have engaged the local residents first to allay their 
fears. Furthermore, there was a report in September 2012 
stating that the project was offered to investors from China, 
Singapore and Indonesia,” he said. 

I agree with the Professor on both counts. Protesters have 
no right to determine what is built on the land, but at the 
same time, is it not time for developers to start building to 
enhance and preserve existing communities, and not to 
alienate and ignore them? This too is an important trait of an 
advanced nation.  

While the developer of Datum Jelatek contests that it did 
engage the local community, and received very little negative 
feedback about the project, many of the previous land owners 
who had sold their parcels to PKNS said that mid-income and 
affordable homes were promised on the site. 

To residents of the area, the Datum Jelatek development 
says “there’s no place for you here” much louder than “here is 
something that will enhance your community and lifestyle”. 
Perhaps that is the crucial error on the part of the developer.

Nevertheless, it is inexcusable to use vandalism and 
racially divisive rhetoric to bring this point across. Traditional 
Malay land is a heritage right, protected by law. But beyond 
this, we should not aim to build communities that are racially 
segregated – not only is this counterproductive to our 

CHRIS PRASAD
Editor

national ethos of multiculturalism, it is also a form of 
apartheid.   

Furthermore, to say that “it is priced at a level only 
Chinese can afford”suggests that there are no poor 
Chinese or no rich Malays, which is hugely incorrect. 

To be honest, this sort of argument has the stench of 
“racial polarisation” that some politicians have utilised 
for personal gain, and I wonder how much of that has 
contributed to the degeneration of events at Taman 
Keramat. I sincerely hope that yet another social 
dilemma, worthy of proper debate, is not being 
hijacked for somebody’s political gain.

To me the real issue is one that is affecting many 
communities across Malaysia, where low- to medium 
income communities are being suffocated by high-end 
developments that aim to draw high-net-worth 
individuals into the area. The sad outcome of this is that 
the cost of living there might rise as a result, and many 
of the families in these areas could ultimately be priced 
out of their homes. 

The solution, as this publication has preached on 
many occasions, is the sustainable growth of 
communities; a development master plan that caters to 
all walks of life and enriches a total community. 

However, it must be pointed out that such solutions 
are only arrived at by engaging in constructive 
discussion and debate, which is not achievable without 
common sense, reason and a moral compass that 
points at society first. 

That is the kind of enlightenment expected of a 
nation that has come of age. Without it, we will 
continue to be a juvenile society infatuated by petty 
differences.  

To grow, Malaysia must first grow up. 

In dire need of
maturity
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Daunting 
outlook

for

2015

The year 2015 could very well turn out to be a similar to 2014 in terms of property 
transactions, which has been dubbed “a dull year” by a CIMB Research report. 

CIMB Head of Research Terence Wong said that the research arm believes the 
pick-up in buying momentum will continue in 1Q15. 

He said the developers faced a slow 1H14 due to the 2014 Budget cooling measures 
but property sales started to pick in 2H14 as buyers’ confidence was restored, coupled 
with the expectation of a price hike after the Goods and Services Tax (GST) implemen-
tation. 

However, he said, buyers will likely adopt a wait-and-see attitude for six to nine 
months after 1Q15, which is in line with the typical consumer behaviour experienced in 
most countries have implemented GST. 

“Based on the experience of several countries that implemented GST earlier, there 
was a pick-up in retail sales ahead of GST, particularly three to six months before the 
implementation, and retail sales eased in the six months after GST before rebounding in 
the nine to 12 months period after GST,” Wong said. 

He said if Malaysia goes through the same pattern, property sales will be similar to 
retail sales and 2H15 will be a trying period for developers.

 The report said that the fundamentals for residential properties remain healthy with 
the affordability index still near its best-ever levels, but the market will continue to be 
less sanguine about commercial properties where occupancy and rental rates remain 
depressed for office space and hotels. 

“With many mega projects being planned, the outlook for commercial property will 
remain challenging,” Wong said. 

The report also said that developers will generally be cautious about 2015 due to the 
uncertainties from the implementation of GST. “Developers that found it difficult in 2014 
will have to contend with another difficult year in 2015,” Wong said. 

According to Kenanga Research, the research arm of K&N Kenanga Holdings Bhd, 
more property launches are expected in the post- Budget 2015 time-frame – 4Q14 and 
1Q15 as the months running up to Budget-2015 were “too quiet”. 

“However, developers are more cautious and we observed them fine-tuning their 

Industry experts speculate a 
lacklustre year ahead

by ROZNAH ABDUL JABBAR

product offerings and breaking up launch sizes into more digestible sizes and prices,” it 
stated. 

It said that developers are also buffering a longer lead-time in terms of conversion 
of bookings to SPA sales and are embarking on more advanced buyers’ credit screening 
before even bookings can be made. 

“In essence, developers are going to have to work very much harder,” the report said. 
The report also conveyed that the property market is expected to see a slower year 

ahead with developers registering flat-to-declining property sales in FY15 due to the 
wait-and-see approach by buyers before the impending GST, tighter lending environ-
ment by banks due to asset quality issues, and potential interest rate hike closer towards 
the end of 2H15 that could further hamper property sales in 2015. 

Based on observations, Kenanga Research said on the one to two years “mini cycle” 
of Kuala Lumpur Property Index (KLPI) within the broad 10-year cycle over the last 20 
years, the KLPI annual return in 2015 is due to experience underperformance in the 
FBMKLCI annual returns and is likely to show negative annual returns. 

The report said that the better part of 1Q15 will be uninspiring for developers as 
more risks are seen while fresh catalysts are lacking. The 11MP announcement and 
awards of MRT2 contracts are unlikely to stir the property market significantly. 

“Johor and Klang Valley developers may be getting the advantages from the 
announcement of the KL-Singapore High-Speed-Rail (HSR) or even a potential Rapid 
Transit System in Johor,” it said. 

The research arm predicted that landbankingactivities will increase among 
developers. It says ironically, “time for landbanking” by developers usually arises 
during challenging property cycles as land prices may stabilise and present acquisition 
opportunities. 

“Over the last three years, landbanking has been tough due to rising prices. Given 
that the House Price Index growth rate has moderated, we reckon that land owners will 
become more realistic with asking prices,” the report said. 

However, it said, the physical market will take time to digest market conditions as it is 
believed that more landbanking news flow will unfold towards 2HCY15.  
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Look 
BEYOND BROCHURES
for home opportunities by KENT TAN

Property investment is a common investment platform in Malaysia but the 
trend is often driven by new properties, where the attention on the primary 
market is significantly higher than the secondary market.

However, Datuk Ng Seing Liong, past president of Real Estate and Housing 
Development Association (REHDA) and MD of Kota Kelang Group, pointed out that 
there are still good deals in the secondary market, sited in good locations and tagged 
with reasonable prices, such as in the old areas of Petaling Jaya like SS2, SS1 or SS5. 
He noted that a hindering factor could be the unavailability of loans for renovations.

 “Banks will only issue loans based on the value of the property, excluding 
renovation cost,” he said.

“For example, an old bungalow in SS5, SS6 or SS7 is in the region of RM1 million 
and one can get a loan for around RM800,000. To move in, one would have to chip 
in around RM500,000 for renovation and maintenance, such as roofing, wiring and 
piping for a 30-year-old house. The buyer will not get the loan for renovation cost,” 
he added. 

According to Ng, this leads to difficulty in selling and owners are forced to sell at 
lower cost.

He also said that even with the extra cost for renovation, these properties are still 
worthy compared to new bungalows priced at RM2 million or RM3 million. 

“Even for terraces, buyers will still need to chip in an extra RM80,000 or 
RM100,000 for renovation, yet it is still reasonable compared to new properties,” Ng 
opined.

“Even in Klang, old houses are priced around RM300,000 compared to new ones 
nearby priced RM800,000 and above. After renovating the old house, it is as good as 
new,” Ng emphasised.

“I find it strange that new areas are pricier than old areas whereas in other 
countries, established neighbourhoods could be pricier,” he highlighted. 

“On top of that, there are a lot of people who can afford the renovation cost for old 
houses, widening the wealth gap. The banks and people perception must change,” 
Ng said.

Siva Shanker, Deputy President of Malaysian Institute of Estate Agents (MIEA) said 
that the secondary market has good potential in the coming year as the houses could 
be 30% to 40% lower than new ones.

“In Kuala Lumpur City Centre, existing condominiums are priced around 
RM1,000psf to RM1,800psf. However, for new launches, the prices are RM3,000psf to 
RM4,000psf, nearly double the secondary market price. Buyers can get nearly 50% 
discounts for old properties in comparison,” he pointed out.

“In Bangsar, a new condominium is offering units priced at RM1,500psf, while 
other old ones in close proximity are in the region of RM600psf to RM1,000psf. For 
old properties, they don’t have contemporary features but the prices are lower,” he 
stressed. 

“Technically, new launches are supposed to be lower-priced due to incompletion, 
but the speculation drives prices up,” he said.

According to Siva, speculation does not rule the secondary market whereas in the 
primary market, there is a lot of flipping interest. 

“Now, since speculations have diminished, developers find it difficult to sell 
off their properties. Maybe there won’t be any price drops but the prices will not 
skyrocket,” he opined. 

Siva also believes that the highlights on new property launches by the mass 
media have sidelined the available options in the secondary market. 

Investors could be 
missing out on property 
gems in the secondary 
market
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Notable industry players and key business decision makers 
in the property arena gathered to discuss and predict the 
forthcoming market trends during the Wealth Mastery 
Academy (WMA) annual Property Outlook Conference 

(POC) 2015. 
The two-day event held on 10th and 11th Jan in Royale Chulan 

Hotel, Kuala Lumpur garnered over 1,000 property enthusiasts in 
Malaysia. 

Chief executive officer and director of Axis REIT Managers Bhd 
Siva Shanker opines that opportunities are still available in the 
secondary market, as property prices for the secondary market are 
comparatively lower compared to the primary market.  

Meanwhile, chief executive officer of WMA, Datuk Terry Ong 
enthused that this year may seem like the most challenging year; 
however, I am positive that with the right mind-set and insights, 
there are many great opportunities in 2015. 

“Just challenge the mind-set and keep an open mind, with the 
right guidance, you may be able to secure some of the best property 
deals below market price in both primary and secondary property 
market,” he added.

Speaking at the event was Datuk Stewart LaBrooy, chief execu-
tive officer and director of Axis REIT Managers Bhd; Siva Shanker, 
president of Malaysian Institute of Estate Agents (MIEA) and chief 
executive officer of PPC International Sdn Bhd; Ho Chin Soon, chair-

man of Ho Chin Soon Research; Ishmael Ho, chief executive officer of 
Ho Chin Soon Research; Milan Doshi, renowned property guru and 
best-selling author; Dr. Daniele Gambero, chief executive officer and 
co-founder of REI Group of Companies; Tan Hwa Chuan, director of BIG 
Group of Companies; Vincent Wong, international property investment 
speaker and best-selling author; and Agnes Wong, managing partner 
of Syarikat Ong and Tax Consultant.

Among the topics presented included were Opportunities and 
Outlook of Malaysia Property Market; The impact of GST: To buy/sell 
before or after 1st of April 2015?; Budget 2015: How it affects your 
Financial Planning and Investments?; Greater KL Property Devel-
opment Outlook, Sustainability and Stability of Iskandar Malaysia 
Development; MRT2 and LRT3 ready to boom the Property Market?; 
Residential Performance and Outlook in 2015; Industrial Performance 
and Outlook in 2015; Creative strategies to generate Extraordi-
nary Profits in today’s Secondary Market;  Land and Commercial 
Investment Opportunities; Offices and Retail Malls Performance and 
Outlook in 2015.

POC 2015’s most anticipated session was a forum on “Understand-
ing Iskandar Malaysia Development Region why it cannot go wrong” 
chaired by Dr. Daniele Gambero. 

During the session, the economic and population growth prospects 
in Iskandar Malaysia, the pull factor catalyse by Singapore and hot 
spots whereabouts were discussed. 

More opportunities in 2015
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The damage to infrastructure and property in 
the country’s flood-ravaged areas has been 
estimated by local and federal authorities to 
hit RM1 billion. 

It will cost RM350 million to repair schools in the 
five states, RM200 million to rehabilitate private 
properties, RM100 million and RM132 million to 
reconstruct roads  in Kelantan and Terengganu 
respectively and RM96 million to deal with collapsed 
hill slopes along damaged highway routes. 

In addition, many agricultural properties have been 
seriously damaged, with small plantations and farms 
left with destroyed crops and goods.

The National Association of Small Holders said 
about 119,000 small holders were affected by the 

Floods cause RM1b 
worth of property 
damages 

floods and the survey to assess the scope and cost 
of damages is still ongoing.

Meanwhile, the Urban Wellbeing, Housing and 
Local Government Ministry (KPKT) has been tasked 
to steer clean-up operations in areas affected by 
the floods.

KPKT Minister  Datuk Ahmad Rahman Dahlan 
said that the efforts would likely commence in 
hard-hit Kelantan, where the state government 
has also officially asked for urgent assistance.

“The massive clean-up efforts will be conducted 
in close cooperation with local authorities, and in 
the case of Kelantan, KPKT will work closely with 
the Kelantan Flood Disaster Committee Chairman 
Datuk Sri Mustapha Mohamed.  
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Impressed by the beauty and simplicity of the 
United States presidential home, the White 
House in Washington DC, Kurdish businessman 

Shihab N. Shihab has decided to build a replica 
of the building for himself in the Iraqi region of 
Kurdistan.  

The US$20 million home will be decked with 
layers of 21-carat Italian gold leaf covering the 
banisters and ceilings, as well as Greek marble 
columns that will grace the entrance.

The three-storey residential building, which is 
expected to be completed this year, is taking shape 
in a part of Erbil that has been likened to Dubai for 
its booming real estate presence.

Shihab his to-scale replica a “bastion of beauty 
and simplicity”, but many have warned that ISIS 
might call it “target number one”, as the location 
of the house is just 62 miles from ISIS controlled 
territory (at press time).

“I get to keep my bedroom for the rest of my life, 
while Obama has to vacate [his building] when his 
term ends,' said Shihab jokingly. 

The building is currently under construction 
with the interior construction and décor yet to 
be completed, according to Tony Hozeph, a local 
property developer.

Shihab said he is confident his 32,292sq ft home 
will be the toast of Erbil once it is finished.

The home features a 1,500sq ft bedroom, five 
bathrooms, a swimming pool and, like the real 
White House, it has its own private movie theatre.

However, there is one thing the Kurdish White 

House will have that Obama does not.
“A Turkish bath,” said Shihab. “They don't have 

one in the White House.” 
Shihab proudly pointed out a space with a 

domed ceiling and intricate decorations as the 
space that house the Ottoman-era faucets.

Trophy homes and pet projects of wealthy 
Kurds are a common site in Erbil. Recently, 
however, a budget dispute and the menace of 
Islamic State in neighbouring towns have cooled 
construction works in the Kurdish capital.

Across from Shihab’s White House, there are 
towers springing up in Empire World, which will 
cover over a square kilometre when finished. 

Azad Sadollah, director of legal and business 

development at Falcon Group, which is running 
Empire World, called it “the biggest and most prime 
in Iraq”. It was started in 2003 and is slated for 
completion in 2017.

Azad said that the market in the city had been 
stellar and he is optimistic it will pick up again. 
Villas at Empire World originally priced at $220,000 
to $240,000 in 2010 are now worth $750,000 to 
$950,000 (RMRM2.7 million to RM3.4 million), 
he said. Three-bedroom apartments are going for 
$300,000 (RM1.08 million). 

Shihab said he also expects better times for Kurd-
istan. He plans to redevelop his Naza Mall, among 
the first malls in Iraq, with a 67-storey residential 
and commercial tower. 
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A White 
House 
to call his 
own

Millionaire Kurdish 
businessman aspiring to 
live in a replica of 1600 
Pennsylvania Avenue

The US$20 million home will be decked with layers of 21-carat Italian gold leaf covering 
the banisters and ceilings, as well as Greek marble columns that will grace the entrance.
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London’s Smithfield Square 
launched 
in Malaysia

St James Group Ltd, member of The Berkeley Group, 
recently launched its London residential project, 
Smithfield Square, to the Malaysian public. 

The group’s chairman Sean Ellis said the company is 
delighted to announce the launch of Smithfield Square in 
Hornsey, north London, which falls within the Council’s 
regeneration framework for the Haringey Heartlands. 

Hornsey is one of the few remaining areas of London 
with an understated profile and still partially undiscovered. 
It is currently going through a significant transformation. 

The location sits at the foot of the magnificent Alexandra 
Palace Park, with a strong neighbourhood feel orientated 
around the tree-lined High Street.  

“The development will bring a fantastic selection of new 
homes across a range of tenures and a significant number 
of jobs to Hornsey, contributing to the ongoing transforma-
tion of the location,” Ellis said. 

The project was unveiled to the Malaysian public at the 
Westin Hotel Kuala Lumpur, showcasing its offer of serviced 
apartments units.

It features 247 partly furnished units of studio, one- and 
two-bedroom apartments, priced from £299,950 (RM1.63 
million). The built-up for the units range between 487sq 
ft and 708sq ft. The service charge is £3.72 per sq ft per 
annum.

Smithfield Square features a sympathetic mix of tradi-
tional materials within contemporary architecture, to be set 
around extensive public open spaces and private landscaped 
gardens. 

Facilities include a gym, private landscaped gardens, 
concierge service, a resident lounge with WiFi services and 
two communal roof terraces.

The development is within walking distance from the 
Turnpike Lane tube station, Hornsey railway station, a public 
park, restaurants and convenience stores. There will also be a 

Sainsbury’s supermarket on the ground 
floor of the development, but the com-
pletion date is currently not available.

The project, which has a lease of 999 
years, is slated for completion between 
the third quarter of 2017 and 3Q18.

“Smithfield Square is the only sig-
nificant new build development of this 
scale and quality in the locality under 
delivery,” Ellis said.

He said the project is certainly going 

to assist in putting Hornsey firmly on the 
map as a desirable and aspirational place 
to live. 

“With prices offering relatively good 
value, particularly in comparison with 
neighbouring areas such as Muswell Hill 
and Crouch End, Smithfield Square offers 
buyers an opportunity to buy a home in 
Zone 3 from the trusted Berkeley brand in 
a regeneration area with great transport 
links,” he said.  

The project features 247 
partly furnished units of stu-
dio, one- and two-bedroom 
apartments, priced from 
£299,950 (RM1.63 million).
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Luxury, 
privacy and 
ease at 
Park Manor

by KENT TAN

Large multi-generational homes are becoming popular among Malaysians 
who appreciate both the proximity of their elderly parents as well as the 
independence accorded by private space. 

In catering to this need, Park Manor is the latest instalment to the 
Sierramas community in Selangor and also the largest houses that Tan & Tan 
Development Bhd have built in the celebrated residential estate. 

Sierramas, a private community-based residential estate in a resort setting 
located in Sungai Buloh, received the “Award of Distinction for Residential Devel-
opment” in 2002 and 2012 by FIABCI (International Real Estate Federation).

The inception of Sierramas started in 1990 with the incorporation of Kumpu-
lan Sierramas (M) Sdn Bhd, a joint-venture between Tan & Tan, a wholly-owned 
subsidiary of IGB Corporation Bhd and KL-Kepong Property Holdings Sdn Bhd, a 
wholly-owned subsidiary of Kuala Lumpur Kepong Bhd.

As the developer of Sierramas, Tan & Tan now introduces one of its finest prod-
ucts, Park Manor, featuring 41 freehold exclusive units of three-storey bungalows 
with spacious layouts designed to house multi-generational families in comfort.

The bungalows are built amidst a 7.88-acre walkable neighbourhood linked 
by landscaped paths that connect the houses to the heart of the community, 
featuring facilities such as a residents-only clubhouse, ornamental pavilion, 
jogging path, children wading pool and swimming pools. The prestigious 
address is also protected with gated-and-guarded security, guard patrol and 
CCTVs. Residents can indulge in the green and spacious environment away 
from the city’s flurry, yet remain intact with vital amenities and ease to Kuala 
Lumpur city centre.

The bungalows offer three layouts of five to six bedrooms with en-suite 
bathrooms and large living and dining areas. With an emphasis on privacy, 
the houses are designed to accommodate today’s modern family and their 
evolving needs. In built-ups between 5,000sq ft and 7,000sq ft, each upper 

floor has ample common areas for family gatherings or hobby rooms.
All homes feature an internal lift, making them elderly-friendly. The smart design 

features also optimise natural lighting and ventilation within the homes for natural 
cooling and lower energy consumption. The design concept rooted in sustainability 
also features its own water harvesting system for the irrigation of private gardens.

The homes also come with an annex, which is wheelchair-accessible from the 
main house, containing the guest’s or parents’ suite. It also has a covered porch for 
three to four cars. 

The site is conveniently located approximately 10 minutes off Jalan Duta, on the 
fringe of Kuala Lumpur, wherein lies the affluent residential enclaves of Kenny Hills 
and Damansara.

The NKVE (New Klang Valley Expressway) provides direct access to the Sungai Bu-
loh interchange and toll plaza, making the area easily accessible from all parts of the 
Klang Valley. Two other major highways, the LDP (Damansara Puchong Highway) and 
the Middle Ring Road II also connect the neighbourhood conveniently to Petaling 
Jaya and other major townships in the Klang Valley.

Educational institutions in the area include the IGB International School, which is 
just a walking distance from Park Manor and ELC International School a few minutes’ 
drive away.

“Park Manor is the latest addition to the exclusive Sierramas community, offering 
residents large family-sized homes in a gated-and-guarded development. With di-
rect access to the city, close proximity to a wide range of amenities, and with selling 
prices ranging from RM4 million to RM5.2 million, we expect to see strong interest 
from local buyers and residents in the Sungai Buloh vicinity,” said Fern Chong, Head 
of Sales and Marketing at Tan & Tan.

The rapid development in Sungai Buloh and the upcoming Mass Rapid Transport 
in the area are expected to contribute to the value of the project, apart from its 
visually appealing locale. 
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Tan&Tan pushing lifestyle boundary with 41 
spacious bungalows in Sierramas

The 41 units of three-storey bungalows are built amidst a 7.88-acre walkable 
neighbourhood.
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PARK MANOR

Type

Type A: 6,387sq ft 
Type B: 6,024sq ft 
Type E: 6,980sq ft

From RM4 million

Clubhouse, children’s wading pool, swimming pool, jogging path,  
park

Based on a 90% margin, 4.55% interest (BLR-2.3), repaid 
over 30 years = RM20,386 monthly

End of 2015

Tan & Tan Developments Bhd, wholly own subsidiary of 
IGB Corporation Bhd

603.2283.2266
www.tantan.com/projects/park-manor/

41

Bungalows

Total no. of units

Built-up

Price

Facilities

Minimum loan repayment

Completion date

Developer

Contact

The units offer 
three layout of five 
to six bedrooms 
with large living 
and dining areas.
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by KENT TAN

The potential of Iskandar as a prestigious regional economic hub took a 
step forward when New World Development Company Ltd, a leading 
Hong Kong-based conglomerate, joined forces with Luen Yum (M) 
Sdn Bhd to develop Vila Seni @ New World Garden in the southern 

gateway.
The Hong Kong public-listed developer holds a 40-year track record in 

property, infrastructure, services and retail stores in Hong Kong, mainland 
China and Macau. Among its key projects in Hong Kong are The Signature, The 
Pavilai Hill, Grand Austin, Harbour Place, Prince Rit and Double Cove Starview. 

To be undertaken by joint-venture company Taipan Eagle Sdn Bhd, Vila Seni 
@ New World Garden features an exclusive enclave of 92 units of three-storey 
semi-detached villas and four bungalows within a gated-and-guarded 
environment. It is sited along Jalan Masai, Plentong a major route in Johor 
Bahru serving Plentong, Masai, Pasir Gudang and Kong Kong.

The three-storey villas come in two layout designs – Type A with a built-up 
of 4,092sq ft and Type B with a built-up of 4,140sq ft. The bungalows measure 
approximately 5,423sq ft. Such commodiousness, which is rare even in the 
Klang Valley, commands a price tag that starts from RM2.4 million.

Some of the branded materials utilised are Roca, American Standard and 
Niro Granite tiles and world-class teak wood flooring. Adding to the opulence 
are 12ft-high ceilings and posh en-suite bathrooms in all the six-plus-one 
bedrooms. Groove lines adorning the entire façade make the residences stand 
out aesthetically.

The project is framed by a comprehensive network of highways, making it a 
45-minute drive to Singapore’s Changi International Airport, 25-minute drive 
to Woodlands Causeway, 15-minute drive to the JB city centre, 20-minute 
drive to Danga Bay Mall, 30-minute drive to Legoland, 5-minute drive to 
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More 
international 
flavour to adorn 
Iskandar
Prestigious Hong Kong Developer to land on 
Plentong with Vila Seni
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Branded mate-
rials utilised are 
Roca, American 
Standard and Niro 
Granite tiles as 
well as world-
class teak wood 
flooring.

Vila Seni’s 
three-storey villas 
come in two lay-
out designs with 
one underlying 
concept, luxury.

Taman Molek commercial and financial hub, 15-minute drive to the 
Tebrau highway and 20-minute drive to the North-South highway.

Amenities serving the area include Johor Jaya Maternity Centre and 
Hospital Sultan Ismail within a 10-minute drive from New World Garden. 
For golf enthusiasts, the Daiman 18 Golf and Country Club and the 
Ponderosa Golf and Country Club are a short distance away. 

Apart from that, Vila Seni also features a large clubhouse that 
comprises a swimming pool, gymnasium, playground and function hall.

“As an investment beginning from RM2.4 million and also a home, 
Vila Seni property owners can enjoy a rare gem making its mark in 
Plentong, especially with the well-equipped 40,000 sq ft clubhouse and 
high five-tier security, plus concierge facilities offering par excellence 
five-star services,” said Taipan Eagle Director Michael Tham.

New World Garden is safeguarded by perimeter walls fitted with 
high-definition infrared CCTV equipment surrounding the development, 
trained security personnel, armed guards and canine patrol. 

The project’s architectural quality is benchmarked with CONQUAS 
(Construction Quality Assessment System) which serves as a standard 
assessment system on the quality of building projects.  CONQUAS has 
been widely accepted globally and is recognised in Singapore, China, 
Hong Kong SAR, United Kingdom, Australia, South Africa and India.

With the generous amount of space offered in the matured 
neighbourhood, the homes are ideal for multi-generational living while 
enveloped in greenery and manicured lawns, providing privacy in a 
serene environment. 

Launched last year, Vila Seni is 50 % sold. Currently 95 % completed, 
it is awaiting the Certificate of Fitness.

Established in 2006 to rejuvenate Johor and positioned to be an 
attractive alternative to Singapore’s steeply-priced properties, Iskandar 
has so far garnered 41 % of its target investment, especially in the last 
five years due to huge investments from China.  
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Peacefully luxurious 
Contours offers a life of exclusivity in verdant Melawati
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In school, many of the essays entitled “My Dream Home” 
depict big houses on green hills with ample space for 
recreation. Giving shape to these dreams, Gabungan AQRS 
Bhd offers luxury residences on a mountain ridge dubbed 

Contours @ Melawati Heights. Adding icing to the cake is 
the project’s proximity to the conveniences of modern city 
amenities. 

Located at the exclusive Melawati Heights neighbourhood in 
Ampang, Selangor, Contours features a low-density community 
with only 41 exclusive twin courtyard villas built on eight acres 
of freehold land. 

One of the unique privileges residents can enjoy is a rare 
vantage point that offers an unobstructed view of Klang Gates 
Quartz Ridge, the longest natural quartz formation in the 
world at 16km long and 200m wide. 

The designs heed current ecological concerns by incorpo-
rating the attributes of a green and energy-efficient building 
concept. Ample window and door openings allow for natural 
ventilation and lighting for a cosy home ambience.

by ROZNAH ABDUL JABBAR

Contours comes in four types of layouts that boast 
generous space – Type A features gross built-ups from 
5,305sq ft to 8,183sq ft in three floors with four-plus-one 
bedrooms; Type B features 5,892sq ft to 8,148sq ft and 
also has three floors with four-plus-one bedrooms; Type 
C has gross built-ups of 7,046sq ft to 7,087sq ft and four 
floors with four-plus-one bedrooms; and Type D has gross 
built-ups of 7,329sq ft to 7,519sq ft and four floors with 
five-plus-one bedrooms.

Apart from its lavish built-up, the units are divided into 
two wings linked with a bridge, with each unit featuring its 
own private pool and lift. The interiors are equipped with 
Owens Corning ® Shingles Roofing, Simons Voss digital 
locking system and Kohler sanitary fittings along with 
quality finishes. 

Furthermore, residents are able to completely relax 
in their homes as the enclave is meticulously planned to 
provide optimum security with several security surveillance 
points such as CCTV, guard patrols, home alarm systems 
and guard houses.
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Residents will enjoy full-fledged luxury in Contours - space, scenery and security.

As part of a contemporary lifestyle, residents can 
pamper themselves with the facilities provided in 
clubhouse such as swimming pool, multi-function hall, 
gym, Splash Park, BBQ area and children pool.

Connectivity wise, Contours is easily accessible 
via numerous highways such as Middle Ring Road 2, 
Duta-Ulu Klang Expressway, Ampang-Kuala Lumpur 
Elevated Highway and Genting-Klang-Pahang Highway. 
It is also a short drive away from Kuala Lumpur City 
Centre and other suburbs like Damansara Heights, 
Bangsar, Titiwangsa, Ampang Hilir, Sri Hartamas, Taman 
Tun Dr Ismail and Petaling Jaya, where residents can 
easily acquire daily necessities, as well as visit popular 
restaurants and entertainment outlets. Additionally, 
the locale is positioned within an established area with 
complete amenities and services including schools, 
universities and hospitals. 

Schools close by include SMK Taman Melawati 1, 
followed by SRJK Taman Melawati, SRK Taman Melawati 
2 and SRA Muwafaqah – all of which are approximately 
0.5km away from the enclave. Universiti Tunku Abdul 
Rahman is located nearby as well.

Contours has a gross development value of RM160 
million and carries a price tag of RM617psf to RM732psf. 

Completed on May 2014, 70% of the units have 
already been snapped up. 
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CONTOURS

Type

From 5,305sq ft to 8,183sq ft (5-6 bedrooms + 6-9 baths)

From RM3,000,000

Swimming pool, gym, multipurpose hall, water splash park, 
playground, lounge area, clubhouse

Based on a 90% margin, 4.6% interest , repaid over 30 
years = from RM13,841 monthly

NA

Gabungan AQRS Sdn Bhd

603.6141.8870
www.gbg.com.my

41

Villa

Total no. of units

Built-up

Price

Facilities

Minimum loan repayment

Completion date

Developer

Contact
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RP Data Pty Ltd, a leading global property 
information, analytics and data-enabling service 
provider stated in their latest report that the 
median price for housing in Sydney, Australia 

soared by over 14.5% by the end of 2013. Prices, in 
fact, have continued to escalate throughout this year 
and the median price for residential units is currently at 
A$735,000 (RM2.1 million). 

However, the median price for an apartment in 
Sydney’s thriving neighbourhood of Leichhardt is 
A$682,500 (RM1.9 million) and rising, making it a hot 
spot for would-be investors.

Quick to capitalise on this golden opportunity, 
real estate consultancy Jalin Realty International has 
secured the exclusive marketing rights (in Malaysia) to 
a promising new project called Leichhardt Green. The 
company is offering a limited 50 units from the project 
priced from an attractive A$441,000 (RM1.2 million), or 
A$869psf (RM2,500psf).

“We are extremely pleased to have been gifted 
marketing exclusivity on Leichhardt Green in Malaysia, 
Singapore and Indonesia, by one of the world’s leading 
developers, part of the Fortune Global 500 list, Green-

land Group,” said Jalin Realty CEO Ian Chen. 
“Greenland Group’s confidence and trust in Jalin is based 

on our solid foundation of shared values and commitment to 
create better lives for people,” he added. 

Chen explained that the Green Group is responsible for 
some of Sydney’s iconic developments, including the Green-
land Centre (the city’s tallest residential building), and Lucent 
at North Sydney. 

Leichhardt Green, he said, is earmarked to be one of 
Sydney’s hottest new properties and another milestone for the 
group, which has major real estate projects in more than 90 
cities around the world.

“In fact, as a result of our unique partnership, Malaysian 
buyers will be able to jump the queue and purchase a unit in 
the project before its public launch in Australia.

“It is rare for Sydney properties to be launched in Ma-
laysia… there is typically high demand for them and new 
launches generally sell out in a matter of hours or days. Leich-
hardt Green is therefore a great opportunity for Malaysians to 
get a piece of Sydney’s property pie,” Chen said.

The starting price difference for Sydney property has 
increased by at least 25% in recent times. This is based on 
starting price comparisons of similar property types that were 

by PAVITHER SIDHU

Limited opportunity at 
Sydney’s Leichhardt 

Green
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Jalin Realty offers 50 units from promising Australian low-rise project at 
an attractive RM2,500psf
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marketed by Jalin Realty two years ago, and this points to continued 
growth of the property market there.

One of Sydney’s best kept secrets, Leichhardt is a vibrant neighbour-
hood and a major destination for foodies in-the-know. It is home to 
some of Sydney’s finest cafes and eateries, shopping centres, specialty 
stores and major retailers, and it is serviced by the convenience of light 
rail, bus and train transportation facilities. 

Set within a vibrant urban community and surrounded by some 
of Australia’s best F&B and retail outlets, Chen said Leichhardt Green 
represents the best of urban community living and a relaxed approach 
to inner-city living.

Conveniently located 6km away from Sydney central business 
district, the project is also a stone’s throw from major education hubs, 
such as The University of Sydney and the Royal Prince Alfred Hospital 
and several public schools. 

This low-rise development of five buildings will house 224 units and 
feature a large thoroughfare in the centre, allowing residents to enjoy 
the lush green garden surroundings. To offer its residents seamless 
interaction with the surrounding neighbourhood, the building will 
have no perimeter walls.

Designed by award-winning architecture and interior design firm, 
Bates Smart, Leichhardt Green is a combination of modern architectural 
style that amalgamates with the neighbourhood’s unique character. 
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Now, more than ever, Asian 
property investors are looking 
beyond their borders to make 
sound real estate investments. 

Not because they are losing faith in do-
mestic markets, but because they are be-
coming increasingly enlightened about 
the benefits of diversifying their property 
investment portfolio. The steady growth 
of wealth in the region also means that 

more can now afford to do so.
Recent global investment reports point out that the 

Asian appetite for cross-border investments has increased 
exponentially since the turn of millennium. According to 
The Economist, markets such as Europe have seen total in-
vestments by Asian buyers grow from US$1 billion to US$30 
billion over the last decade.

Malaysians are among the many Southeast Asians now 
making their presence felt in traditional property investment 
havens such as the United Kingdom and Australia, and re-
cently, the focus has expanded to key markets on the Euro-
pean mainland too.

Strangely, however, North America has not enjoyed 

as much attention from local investors. Despite 
rebounding markets in the United States attracting 
swathes of Chinese investors, Malaysians have 
largely overlooked American real estate opportu-
nities.

Shedding some insight, veteran property 
investors cite unfamiliarity rather than oversight as 
a key reason. 

“Malaysians looking for opportunities overseas 
are sticking to comfort zones, such as Australia 
and the UK, where land laws and tax structures are 
similar to our own,” said B.C. Tiang, an international 
property investor and regular market commentator.

He added that such an outlook, however, has 
kept Malaysian investors from leveraging on 
the substantial capital gains in the rebounding 
American market.

American pie

by CHRIS PRASAD
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According to Fortune Magazine, even if the 
“rebound effect” of the last five years is expected to 
taper off in 2015, new forces are expected to drive 
prices up in the foreseeable future. Chief among 
them is the anticipated influx of Millennials – those 
between the ages of 23 and 25 – which are now 
entering the buyer market.

Chief economist at US-based realtor.com, 
Jonathan Smoke, said that this generation will soon 
represent the largest cohort of working-class Amer-
icans and drive two-thirds of household formations 
over the next five years. 

He added that 2015 will likely mark the first year 
in which the Millennial generation’s presence in the 
housing market will be truly felt, especially in more 
affordable regions like the Midwest and the South.

While most international property investors agree 
that the US provides one of the most liberal and un-
restrictive environments for foreign buyers, they also 
point out that many potential investors are deterred 
by its complex and diverse tax regulations.

C.S. Nunis, an investor with three properties in 
different locations in the US, said, “The problem 
is many of these regulations are determined by 
individual states, and property tax structures vary 

The median selling price of residential prop-
erty in the Metro Detroit climbed 14.2% on 

an annual basis at December 2014, marking 
22 months of straight growth. 

tremendously from state to state and even 
within separate territories or counties 
within a state.”

“Depending on which state you want 
to buy in, taxes can range from extremely 
high to extremely attractive. It can be 
very complicated,” he said.

Acknowledging this, Sumy Ra, director 
of Lifes Good Property Consultants Sdn 
Bhd (LGPC) says that this is among the 
chief goals of her company; to iron out 
the complexities and ease the path for 
Malaysian investors seeking a piece of the 
American property pie.

Established in 2012, LGPC is a Kuala 
Lumpur-based property investment firm 
helmed by Sumy and company chairman 
Richard Sheridan, while its sister com-
pany in Singapore, Life’s Good Property 
Consultants Pte Ltd, was founded in 2009.

LGPC currently works with property 
experts in the US and the UK to seek 
out properties that offer advantageous 
investment prospects to local buyers. 

Key to the company’s strategy in the 

Depressed, but rebounding, prices in the US means big opportunities for savvy investors.
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US, said Sumy, is identifying the right properties 
in the right locations that offer the most condu-
cive avenues for investments with strong potential 
for capital gain. This, she said, is why LGPC is 
currently focusing on properties in the Metro 
Detroit area in the US state of Michigan.

“Overall, the US has one of the most inviting 
environments for foreign investment, but one of 
the key attractions about Michigan is that its taxes 
are among the lowest in the country and among 
the easiest to understand,” said Sumy. 

Furthermore, it was recently reported that the 
median selling price of residential property in 
Metro Detroit climbed 14.2 per cent on an annual 
basis to US$138,000 (RM498,315) in December, 
2014, marking the 22nd-straight month of price 
growth. 

Detroit is also among the five largest cities in the 
Midwest and has been identified by the US Census 
Bureau as having one of the fastest growing urban 
populations in the country, which bodes well for 
sustained property demand in the future. 

LGPC’s partners for the Michigan property portfo-
lio are Real Time Investments (RTI) and Ace Realty. 
Ace Realty is a licensed real estate agency while 
RTI’s expertise is in the acquisition, refurbishment, 
leasing and management of single-family homes in 
the US state of Michigan.

“Through this arrangement, we are well-placed 
to provide clients with the much-needed research, 
support and facilitation when it comes to foreign 
property investments so their risks are minimised 
regarding foreign ownership, overseeing of rental 
and ongoing property management,” Sumy said.

The key attraction behind LGPC’s investment prop-
osition is of course the buffet of properties offered 
under its Michigan property portfolio, which are 
enticingly priced between US$45,000 (RM162,494) 
and US$70,000 (RM252,769). And these are for ful-
ly-refurbished, tenanted and fully-managed landed 
homes that come with two to three bedrooms. 

According to Sumy, these properties are hand-
picked and inspected before listing and are located 
in prosperous, economically viable neighbourhoods 
within Metro Detroit counties that have seen home 
prices increase by an average of 13 per cent to 16 per 
cent over the last year.

Although recent investments have netted an av-

erage yield 11 per cent and 14 per cent, LGPC 
assures buyers a minimum of 10 per cent nett 
rental income per property for two years. 

“Despite the rebound, property values here 
are still relatively low when compared against 
their potential, but rentals are high and are 
increasing over time. We are very careful in 
selecting properties so that we give our in-
vestors room to gain value on their purchase,” 
said Sumy.

She said the purchasing process has been 
designed to be simple and straightforward. 
Buyers will first have to select a property 
from LGPC’s portfolio and reserve it, following 

LGPC’s Michigan property portfolio offers a 
buffet of options enticingly priced between 

the RM160,000 to the RM260,000 mark.
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There is income tax payable on the rental income earned in the US. Tax 
is payable on nett rental income after expenses such as property taxes, 
management fees, buildings insurance and any other related costs are 
deducted from the gross rental income.

However, there is also a personal allowance of tax exempt income of 
$3,950 per tax year. So from your net income you deduct US$3,950 and 
that becomes your taxable income. 

After which, the tax bandings are as follows:

Please note that tax would only be paid on net income – i.e. 
income after; property taxes, building insurance, management 
fees, any dilapidations and any other cost associated to the 
running of the property. 
Also tax is graduated so, for example, if your net income is 
US$37,000 (after your personal allowance of US$3,950), you 
would only pay the 25% tax bracket on $100 (the difference 
between US$36,900 and US$37,000).
As per the last column on the above table, Individual taxpayers 
in the 10% and 15% ordinary INCOME TAX brackets pay no tax 
on long-term capital gain. This is good news for those with 
incomes under circa US$41,000.

Over But Not Over INCOME TAX Marginal 
Rate 2014

Long Term Capital 
Gain - 2014

$0 $ 9,075 10% 0%

8,925 36,900 15% 0%

36,900 89,350 25% 15%

89,350 186,350 28% 15%

186,350 398,350 33% 15%

398,350 405,100 35% 15%

405,100 ............. 39.6% 20%

Personal Tax and Capital 
Gains Tax (Michigan):which a standard US Purchase Agreement form will be sent to the 

client and the US attorney or Title Company. These documents must be 
signed and returned to the attorney and the total amount of the funds 
must be cleared before the closing dates.

Upon the clearance of the funds, the ownership of the property 
will be assigned to the client and RTI will undertake the instruction 
of Property Management Company, the appointment of a portfolio 
manager, the power of attorney for building insurance purposes and 
accountancy services as required.

“On average it takes a week to complete the transaction and buyers 
will likely receive the deed within three months,” assured Sumy.

“The Property Management Company selects tenants via a strict 
vetting system that will measure financial viability, job status and 
even their bank statements for the security of the investor,” Sumy said, 
adding that the transparency of the process is why LGPC has already 
gained many keen investors.

Also in the interest of transparency, the Property Management 
Company will collect the rent and bank it into the client’s account 
which can be monitored through a client’s portal dedicated for the 
investors for the tenure of two years. 

Once the two-year tenure is up, Sumy said clients can opt to 
continue with the contract to lease out their property or decide to sell 
it when the market value goes up.

“We provide a complete service for our investors, which is what 
makes us stand apart from other foreign investment consultancies,” 
she said.

Sumy added that this type of investment would be an ideal oppor-
tunity for mid-income and young families with limited funds, but can 
gain access to RM200,000 – either via personal saving or by pooling 
the resources of family members. 

“It can serve as a source for stable passive income until full invest-
ment returns are realised through capital gain.” 

If you are interested to learn more about investing in the US, or want 
to attend a workshop organised by Lifes Good Property Consultants 
Sdn Bhd, let us know at newsdesk.terravalue@gmail.com or visit www.
lifesgood.com.my for more information.

One of the key attrac-
tions about Michigan is 

that its taxes are among 
the lowest in the country 

and among the easiest 
to understand  - Sumy Ra



IN FOCUS: JOHOR

The development of Iskandar Malay-
sia has not only benefited property 

investors, but more importantly, it has 
brought about multiplier economic 

associated benefits, such as in-
creased job opportunities and 

enhanced infrastructure. 
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From swamp 
land to

jungle
concrete

From an idea instituted almost a decade ago to propa-
gate our country’s economy, Iskandar Malaysia in Johor 
is now more distinctly moving towards that direction, 
transforming the once swampy lands of Johor into 

the swarm of buildings it is now. Catalyst projects such as 
Legoland, EduCity, Pinewood Studios and the Johor Premium 
Outlet (JPO) are among the key developments introduced to 
draw tourists, and by extension, their money. 

Over the last few years, Johor, especially the Iskandar 
Malaysia economic region, has been making headlines, 
particularly in the property scene which has attracted bullish 
interest while potential investors are looking forward to 
more to come. 

In this eight-year period, property values have surged 
tremendously. The pace was gradual in the beginning but 
has accelerated in pace over the past three years. The entire 
property spectrum is experiencing a booming cycle; for 
instance, the commercial land in Johor Bahru is seeing a two-
fold increase, while residential land has more than doubled 
in value compared with six or seven years ago.

In short, depending on location and other factors, prices 
for various property types have doubled or more than dou-
bled in the past four to seven years in Iskandar Malaysia. 

Evidently, the development of Iskandar Malaysia has not 
only benefited property investors, but more importantly, it 
has brought about multiplier economic associated benefits 
such as increased job opportunities and enhanced infrastruc-
ture. 

The created wealth to the community has improved the 
level of disposable income and Johorians are becoming 
more active in the economic sector after waking up from the 
economic slump of the 1990s. Overall, the situation is rapidly 
propelling JB and its surrounding communities towards the 
league of metropolises. 

In line with this economic progress, we also saw the 
launch of Low Carbon Society in Iskandar Malaysia in 2012.  
This marked a significant milestone for sustainable and 
responsible growth of the city – putting the community and 

Iskandar Malaysia: what have we achieved
in almost a decade?

by GUNAPRASATH BUPALAN
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nature first.  
However, in promoting a responsible and equita-

ble growth for the whole of Johor, the cost of living 
must be taken into consideration by developers and 
other industry players. As it is, prices of properties 
have increased to the highest level ever in Johor, 
with some even described as “unimaginable”. 

The latest data by the National Property 
Information Centre (Napic) indicate the amount 
of new homes being built in the near future to be 
equivalent to 42% of the stock of 702,101 houses 
in the state. Napic data also show that at the 
third quarter of last year, construction for 116,859 
homes had already started while the building 
of 162,579 homes has yet to start. Meanwhile, 
16,168 homes had been approved for construction 
in Johor in that quarter alone. Can this truly be 
realised?

The scary part of this scenario is that the supply 
of new homes does not seem to be putting a lid 
on the escalation of home prices in the state. New 
launches are priced either on par with or higher 
than what is being sold in the more established 
Klang Valley region. 

Research house Hwang-DBS Vickers Re-
search notes that recent launches in Nusajaya, 
Medini, Danga Bay and JB are in the RM-
600psf-RM1,000psf range, with prime units 
hitting RM1,500psf.

Adding to this daunting equation is the influx 
of China-based developers in Iskandar. Country 
Garden’s 9,000 units launch simultaneously in 
Danga Bay alone could cause a glut, although 
delivery could be challenging given tight building 
material and labour supply over the next three 
to four years. Analysts are concerned that these 
developers would replicate the ghost towns in 
China and if overbuilding does occur in Iskandar, 
that can be detrimental to the overall physical 

Many show galleries and 
scale models that promise 
what the future of JB will 
look like have popped up ev-
erywhere. We wonder if they 
are all on the same page?
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market in the mid-term.
On top of that, the newly introduced Hong Kong-listed 

Guangzhou R&F Properties Co Ltd recently bought 116 
acres in Johor Baru from the Sultan of Johor for RM4.5 
billion to build a 19-block development.  

The findings from an internal survey conducted in late 
2014 showed that Johorians, in general, are not ready for 
this hike in property prices. Those who haven’t bought a 
home will either have to be forced to rent or move to the 
outskirts, where prices are more likely to fit their level of 
affordability. 

The government was indeed aware to what was 
happening in Johor last year. Developers may face an 
impending gloom as they would be bogged down with a 
decline in sentiment brought about by cooling measures 
such as the increase in real property gains tax, as well as 
the abolishment of the Developer Interest Bearing Scheme 
(or DIBS), announced in last year’s budget. 

But developers are still selling and investors are still 
buying – or so they say. 

A Maybank report released in October last year tells a 
different story. It pointed out that demand for properties 
recently put on the market has not been as "robust" as it 
was in 2013. At some high-end condominium projects, 
only 20% of the units are had sold moths after its launch. 

Still, cranes and dump trucks are busy at Danga Bay. 
Near Country Garden, Chinese and domestic developers are 
clearing land in preparation for yet more constructions.

Perhaps this is a case of too much too soon? Maybe it 
is now time to intelligently pace ourselves in Iskandar 
Malaysia? We shall just have to wait and see. 

Skyward soaring buildings will forev-
er change the city skyline, but is it all 
too much too soon?
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When a place is named The Peak, it conjures up a position 
of prestige and power. In this case, The Peak by Gabungan 
AQRS Bhd (GAQRS) meets every expectation. This pres-

tigious address to call home is nestled within a renowned historic 
parcel of land that was once home to the palace and seat of power 
of the Temenggong Dynasty, from which the current line of Johor 
Sultans descent. 

The palatial history of the site dates back to 1855 and with this 
regal background, The Peak is poised to be a new icon for the Johor 
landscape, with a towering façade and unrestricted views from all 
units. 

This luxurious freehold development situated at the highest 
point of Johor Bahru city centre, at the heart of Iskandar Malaysia’s 
Flagship A Zone on Jalan Tebrau offers a modern high-rise residential 
tower that combines the best of luxury, serenity and accessibility. 

The low-density development comprises a 41-storey serviced 
residence housing a total of 668 units, with a wide range of layout 
plans to choose from, designed specifically for upwardly mobile 
individuals and families. 

landscape

New icon for 

JB
The Peak by Gabungan AQRS provides an artistic 
combination of contemporary lines, rich textures 
and prestigious living

by PAVITHER SIDHU
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THE PEAK

Type

947sq ft to 2,200sq ft

From RM446,000

Sky garden, 400m jogging track, yoga studio, BBQ area, multiple 
function rooms, 50m lap pool, hydro jet pool and Jacuzzi

Based on a 90% margin, 4.6% interest , repaid over 30 
years = RM2,070 monthly

Dec 2016

Gabungan AQRS Sdn Bhd

603.6141.8870
www.gbg.com.my

668

Condominium

Total no. of units

Built-up

Price

Facilities

Minimum loan repayment

Completion date

Developer

Contact
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Units here come in comfortable sizes ranging between 
947sq ft and 2,200sq ft. With every unit designed to be a 
corner unit, dwellers are assured of exclusive privacy. 

With only two to four units per floor, units are priced 
from RM446,000 to RM1.9 million, which is considered  
a very competitive pricing in Johor, given its premium 
location. 

GAQRS executive director Paul Ow Chee Cheoon said, 
“We price our products in a competitive manner to create a 
potential upside for our buyers,” he said. 

On the interior, the living, dining and bedrooms are 
specially designed to welcome in ample natural light, en-
hanced with floor to ceiling glass windows and three-me-
tre high windows to create a sprightly, effervescent and 
spacious living sanctuary. 

In addition, this 5.43-acre project offers an elevated 
vantage point, providing its residents breathtaking pictur-
esque views of the burgeoning Iskandar region.

“As a niche lifestyle developer, we offer products that 
reflect GAQRS’s property buyers’ lifestyles while simultane-
ously providing the customer with products of added value 
through functionally and modern-designed properties 
with efficient use of space,” Ow stated. 

“Instead of being a developer solely driven by market 
demand, we study the market trends and tailor our 
property products accordingly. The Peak is an example of 
a luxury lifestyle offering that is reasonably priced and 
located in a prime area,” added Ow. 

The Peak is also an evergreen sanctuary where 
eye-catching landscaping will serve as the backdrop for 
its facility podium where residents can enjoy the warm 

Living at The Peak means having an evergreen sanctuary nestled 
elegantly within a tranquil residential address.
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tropical breeze to soothe their senses.
The thoughtfully-designed facility podium at 

level six offers diverse lifestyle pleasures, with a “you 
can get it all in one location”concept. 

It includes a Sky Garden, 400m jogging track, 
yoga studio, barbecue area, multiple function rooms, 
a 50m lap pool, hydro jet pool and temperature-con-
trolled Jacuzzi. 

Besides that, residents can be assured of a peace 
of mind with a three-tier security system, where 
multi-check points, exclusive route to residents’ 
car-park bays, locked-down security zones for 
private areas and private lift lobbies serve to secure 
the enclave. 

The development also offers outstanding connec-
tivity, allowing residents instant access to a myriad 
of contemporary urban lifestyle facilities. 

Jalan Tebrau integrates a major rail system with 
multiple expressways providing easy accessibility to 
main areas within the Iskandar City. It is just minutes 
away from the CIQ using Eastern Dispersal Link 
Expressway, eight minutes from Permas Jaya, two 
minutes from North-South Highway and 10 minutes 
from the nearest conveniences such as a hypermar-
ket and a golf course. 

This ultimate address for prestigious sanctuary 
living in Johor is expected to be completed in 
December 2016. 

Units come with large 
windows to welcome 

maximum sunlight into 
a cosy room.
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Ow states that The 
Peak is a luxury 

lifestyle offering that is 
reasonably priced and 

located in a prime area.
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Dimensi Panorama Sdn Bhd, a member of MB Group (MBG), 
launched Sungai Pulai Wellness Resort (SPWR) recently, a 75-
acre residential project in Pontian, Johor. 

The first-of-its-kind project next to a Ramsar site will promote 
resort-style multi-generational healthy living amidst pristine lush green 
surroundings.

The Ramsar Convention, established in 1971 under a treaty signed 
by 168 countries, aims to uphold the conservation and sustainable 
utilisation of wetlands. It provides the framework for intergovernmental 
cooperation on the conservation of wetlands which are internationally 
recognised as natural treasures.

Through the development of SPWR at Sungai Pulai – the third 
Ramsar site in Iskandar Malaysia, Dimensi Panorama aims to accentuate 
Iskandar Malaysia’s position globally, promoting a valuable and unique 
eco-diversity.

Director of MBG, Amir Shariffuddin Abd Raub, said the project is the 
company’s pledge to continuously uphold the Convention’s mission and 
objectives of conserving and facilitating the sustainable usage of the 
nation’s prized wetlands.

“We see it not only as our responsibility, but also privilege and 
honour to lead the SPWR project near a Ramsar site,” he said at the 
ground-breaking ceremony recently. 

“We want to establish SPWR as a health and wellness resort, offering 
residents a peaceful and tranquil lifestyle, with the availability of basic 

and non-invasive wellness therapies,” he added. 
Johor’s Chief Minister, Datuk Mohamed Khaled Nordin, who officiated 

the ceremony, said SPWR will significantly support the State and 
the Government’s mission of preserving the natural heritage of the 
wetlands.

“This works towards the sustainable development of the region to 
boost the commercial aspect of the country as well,” he said. 

Listed as one of the most investment-friendly countries in Asia, 
Malaysian properties are known for its relatively low purchase cost and 
taxes. Global Property Guide 2014 ranked Malaysia second in Asia in 
residential property value and it was placed the ninth most popular 
real estate market in the world by CNBC a few years ago. Meanwhile, 
Malaysia ranks third among Asia’s top retirement destinations according 
to International Living.com's 2014 Global Retirement Index.

The property rental market is especially booming within Iskandar 
Malaysia. This is, in part, propelled by the rising trend of foreigners 
investing here, especially from Singapore, leading to a steady price 
appreciation.

All these bode well for the potential market of the SPWR project. It 
will also complement Malaysia My Second Home Programme (MM2H), 
which allows foreigners to stay on a social visa for 10 years.  

SPWR is a self-sustaining coastal development, which encompasses 
the convergence of various aspects of ideal multi-generational living 
such as a thriving natural environment and elderly-friendly architectural 

Johor

Sungai Pulai
Wellness Resort
unveiled in

by ROZNAH ABDUL JABBAR
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design as well as a holistic concept in healthcare services.
The development comprises 1,351 apartment units and landed 

properties, a wellness clubhouse and a renowned international 
hotel.

The residential precincts will be constructed in four phases and 
will comprise only low-density developments of not more than 
12 storeys to maintain the ecology.

Each precinct will offer its residents comprehensive and exten-
sive recreational and relaxation facilities such as pools, children’s 
playgrounds, gymnasium, landscaped gardens and lawns, and 
barbecue decks. SPWR brings the Seven Dimensions of Wellness 
– Family Health Care, Preventive and Regenerative Care, Aesthetic 
and Beauty Care, Physical Care, Holistic Health Care, Fitness 
Care, and Concierge Medical Services Care, into the 160,000 sq ft 
wellness clubhouse that serves all residents. 

It sets a benchmark for wellness retreat services that include 
physiotherapy and chiropractic treatments, nutrition consulta-
tion, scheduled fitness classes and many other valuable services. 

The wellness clubhouse is also supported by the Concierge 
Medical Services (CMS), which is a one-stop information hub 
that brings professional physicians right to a client’s doorsteps 
with comprehensive online summary of his/her medical reports. 
It will also be able to recommend and link residents to specialist 
hospitals and physicians locally and internationally.

SPWR, which will be applying for the Green Building Index 
Malaysia and the Green Mark Singapore accreditation, is comple-
mented by eco-recreational activities and facilities such as organic 
and hydroponic farming, mangrove planting, river cruise, cycling, 
and boardwalks. These diverse activities are catered to the needs 
of all ages, aligned with the resort’s multi-generational living 
emphasis. 

The Phase 1 of the residence, together with the hotel and the 
wellness clubhouse is targeted for completion by 2018. 

Dato’ Mohamed Khaled Bin Nordin, Chief Minister of Johor watering a 
mangrove tree while Amir, director of MB Group helps Datuk Haji Abd Latif 
Bin Haji Bandi, EXCO of Housing and Local Government plant a tree during 
the mangrove tree planting ceremony.
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The township of Taman Desa Tebrau spanning across 965.7 acres is fast 
emerging as the hottest property project located within the Tebrau belt in 
Johor Bahru. With a variety of projects within the township, Taman Desa 
Tebrau will encompass over 10,000 units of properties including landed 

homes, condominiums, apartments and shop-offices once it is fully completed. 
Strategically located adjacent to Taman Mount Austin, Taman Johor Jaya, 

Taman Pelangi Indah and Taman Gaya, Taman Desa Tebrau is within a short dis-
tance of 14km from the Johor Bahru city centre, making it a convenient address 
for those working in the city or even Singapore. 

Within Taman Desa Tebrau, Plenitude Tebrau Sdn Bhd offers a new modern 
and contemporary serviced apartment with 1,048 units from 653sq ft to 1,937sq 
ft.

Dubbed Mandolin Residences, this freehold project will offer lifestyle facilities 
that include tennis and squash courts, a gymnasium, barbecue area, sauna, 
swimming pool, wading pool, Jacuzzi as well as a multi-purpose hall and 
children’s playground. 

In line with the promotion of sustainability, residents here get to live amidst 
lush greenery within three acres of landscaped gardens with cascading water 
features that radiate serenity. 

Also available is state-of-the-art fibre optic connectivity along with an 
integrated intercom system for each unit. 

To further reinforce security, the development will employ a three-tier se-

by PAVITHER SIDHU

adds a string to 
Mandolin
Johor’s bow 

Plenitude offers the epitome of modern and 
contemporary living in the south
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curity system with a guard house at the entry and 
exit points, coupled with an access card system. 

One of the perks residents at Mandolin get 
to enjoy is access to excellent infrastructure and 
amenities surrounding Taman Desa Tebrau. Within 
proximity are primary and secondary schools, a 
commercial centre and lush green parks. 

Basic amenities are situated within and around 
the township for residents’ convenience. These 
include Jusco, Tesco, Sunway College, Sultan Ismail 
Hospital and auto hubs consisting of Toyota, Ford, 
Land Rover, BMW, Autobacs and Volkswagen. 
An upcoming IKEA will also be an value-added 
attraction.  

Connectivity will be complemented via serviced 
roads to neighbouring housing estates. Addition-
ally, there is a dedicated interchange which eases 
traffic flow to Taman Johor Jaya and the Johor 
Bahru-Kota Tinggi Highway. The interchange 
will further enhance the value of this township, 
making it a much sought-after address.

Mandolin Residences is easily accessible to 
various major highways. These include the East-
ern Dispersal Link, the North-South Highway 
and the Senai-Desaru Highway as well as the 
Pasir Gudang Highway. 

The project is slated for completion in 
December 2018. 

The development offers top-notch facilities, practical layouts and excellent 
connectivity.
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The rapid growth of Iskandar Malaysia has led to inten-
sive property development in the southern economic 
corridor of Johor Bahru. Over the years, Johor, as a 
bustling economic gateway in the south-most region 

of Peninsular Malaysia has attracted world-class developers 
into investing and participating in this growth spurt. 

Adding to this intensive growth is KSL Holdings Bhd’s KSL 
Residences @ Daya (KSL), featuring three towers of 25-storey 
apartments comprising a mixture of studio, two- to four-bed-
room units located at the Kempas-Tebrau growth corridor. 

KSL presents contemporary residences that reflect trendy 
interior designs sporting practical living spaces in several 
layout options with built-up sizes ranging from 455sq ft to 
1,449sq ft priced from RM585psf. 

The wide selection of contemporary facilities and conve-
niences include 24-hour security surveillance, sky terrace, 
sky garden and sky spa. Among the recreational and leisure 

attractions listed are the reflexology area, Jacuzzi, wading 
pool, swimming pool, barbecue area, jogging track, gymna-
sium, sauna and children’s playground. 

This freehold development also offers other modish 
facilities such as a golf stimulator, table tennis, library and 
reading room, KTV, multi-purpose hall and golf-putting area. 

Renowned world-class educational institutions include 
Foon Yew 5 and Pandan Primary School, Sunway College Uni-
versity, KFC College, Fairview International School, Sunway 
International School. 

Also nearby are reputable healthcare centres, within a 10 
to 15 minutes’ drive, and these include Hospital Sultan Ismail 
and Kemas Medical Centre.

The Ponderosa Golf and Country Club and Austin Hill Golf 
and Country Club are a mere five minutes’ drive from the 
development.

It is also surrounded by various shopping amenities where 

Modernity 
redefined

by PAVITHER SIDHU

KSL Group brings another notable 
development to Malaysia’s south
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residents can access Jusco Tebrau City, Tesco Te-
brau, Aeon BiG, Econsave hypermarket, The Store 
and Giant hypermarket within 10 minutes.

Homeowners are also in for a treat as the Johor 
Premium Outlet and KSL City are just 20 minutes 
and 15 minutes away respectively from the 
development. 

KSL is easily accessible as it is situated beside 
Pasir Gudang Highway and North-South Highway 
next to EXIT 256. Moreover, the newly completed 
EDL connects the North-South Highway to the 
Customs, Immigration and Quarantine Complex 
(CIQ), reducing it to 10 minutes’ drive away. 

Being located at the Kempas-Tebrau growth 
corridor gives KSL an added value as it has been 
designated as an integrated public transportation 
hub for Iskandar Malaysia which will be more 
accessible with the proposed Rapid Transit System 
(RTS) by 2018 and High Speed Rail (HSR) by 2020, 
as part of the efforts to increase connectivity 
between Singapore and Malaysia. 

KSL Group’s property development has striven 
to establish itself as the fastest growing developer 
of chic and affordable residential and commercial 
properties focused mainly on the Iskandar region 
in Johor and the Klang Valley. 

KSL Residences 
@ Daya offers 

residents a wide 
selection of 

contemporary 
facilities.
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Seventh Cove towers are linked by a Sky 
Bridge that forms a walkway complete with 

lifestyle facilities.
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A bold, upscale, imaginative and contemporary residential 
development is making its way into Iskandar Malaysia, Johor 
Bahru.  

This development redefines the dimensions of luxury living 
in Johor by being the first to introduce Italian marble flooring for all 
units while also pioneering the introduction of salt water infinity pool. 

Dubbed Seventh Cove, this 3.18-acre freehold development consists 
of two towers ascending 40 storeys high providing a 270-degree 
unblocked sea view. 

Adding more lavishness to this development is the spectacular Sky 
Bridge that forms a walkway in the sky linking the two towers on level 
25 and 27. 

The 392 units start with built-ups from 907sq ft to 4,861sq ft 
comprising two bedrooms, two-plus-one-bedrooms, three-bedrooms 
and the penthouse. Units are priced from RM 800,000.

Coupled with the exquisite flooring is lofty double-volume ceiling 
height. Besides the saltwater infinity pool, Seventh Cove offers 
residents a various luxury resort living facilities such as a 50m lap pool, 
Jacuzzi, sauna and steam room, wading pool, gymnasium, reading 
room, gourmet kitchen, private dining, cocktail lounge, barbecue, 
bistro café, convenience shops, launderette, multi-purpose room, 
childcare and playground.

The Sky Bridge on level 25 gives residents more posh facilities such 
as a relaxation lounge, pools lounge and green lounge. On level 27 of 
the Sky Bridge, residents can utilise the sky dining lounge, fitness area, 
yoga and pilates deck, sky spa and viewing deck. 

This high-rise abode comes with three-tier security and a host of 
safety features to ensure residents’ well-being.  

The development by Casa Property Development Sdn Bhd is located 
at the edge of the city close to Permas Jaya. This address allows home-
owners to escape completely to the serenity of a private urban retreat 
yet stay close enough to modern convenience and attractions.

It is a mere three minutes’ drive away to AEON Permas Jaya, Permas 
Jaya Golf Club, Coastal Highway; seven minutes to the North-South 
Highway, Tesco Plentong and Giant Plentong and 10 minutes to the 
Johor Bahru City Centre, CIQ Eastern Dispersal Link, Pasir Gudang and 
Tebrau Highway.

It is also within easy access to various amenities such as shops, malls, 
banks, schools, medical centre, and golf clubs. 

Seafront address
Seventh Cove where luxury flows

by PAVITHER SIDHU

The development is the first to introduce Italian 
marble flooring for all units as well as the salt water 

infinity pool in Johor.
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PROPENOMICS
by DR DANIELE GAMBERO

Real Estate 
It is the missing 

product the
Malaysian property 

market needs

Several times in the last few months I’ve been 
asked this question by various people: “What 
is so good about Malaysia? Why did you (an 
Italian) choose to come here?” 

For those who know me, the reply is well-known: 
growing economy, sensible planning, decent execu-
tion of plans and prudent centralised controls (Bank 
Negara Malaysia). 

Having said that, there is a need to look at where 
Malaysia is now and how it should move forward. 

Recently I’ve updated the economic performance 
indexes for our regional neighbours (Table 1). It 
seems Malaysia is really over-performing all of them. 
It is also interesting to note the World Economic 
Forum’s 2015 Competitiveness Report ranks Malaysia 
as #20 with our economic growth driven by both 
efficiency and innovation, indicating a step up from  
stage 2, which is efficiency driven, to stage 3 which 
is innovation driven.

Table 1 – Economic Performance Index 

Innovative 
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  (Source: numbeo, ministerial websites, government agencies websites)

Table 2We must recognise the efforts of the government in 
spurring the growth of innovation and in stimulating 
the growth of a creative generation. 

However, in analysing our real estate industry, more 
needs to be done. 

Siva Shanker, president of the Malaysia Institute of 
Estate Agents (MIEA), has recently stated that Malaysia 
totally lacks “Investment Grade Products” as far as real 
estate is concerned. He couldn’t have been clearer, and I 
fully agree with him. 

At present, some property experts are saying that 
even though we are entering a challenging period of 
our economic development and the outlook for all 
industries are more grey than pink, a weaker Ringgit 
should attract foreign investors to Malaysia and the 
property sector should see a rise in demand and be 
stable even during the forthcoming tough times.

I partially disagree with this “simplistic” statement 
as a weak currency is not enough. There must be 
something else in the package to make Malaysia more 
appealing and this is the point we are still missing.

Appealing values, demand/supply formula and 
favourable “law of probability”
Attractive property values are undoubtedly a very 
good driver which should draw the zooming interest of 
international investors, and I’m not talking about the 
institutional ones but wealthy foreigners who might 
decide to invest in a few properties in Malaysia. 

When we compare Malaysia’s position against the 
region in terms of a ratio between the average value 
of a residential property and the average per capita 
income, we can certainly draw international attention 
as shown in Table 2. 

A weaker currency 
could see a rise in 

demand, but there 
must be something 

else in the package to 
make Malaysia more 

appealing.
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With Malaysia so far behind its 
neighbours and considering that within 
the next five to six years it should 
become a fully developed country 
(higher-income), property values 
should be pushed up much more here 
than elsewhere in the region. Another 
necessary consideration is the appli-
cation of the basic rule of demand and 
supply which sees an incoming quantity 
of dwellings far below the current need. 
Using conservative parameters it is pos-
sible to foresee an unsatisfied demand 
of more than three million units by 
2020 (Table 3). 

Such a high rate of unsatisfied demand will generate a continuous surge of prices as observed 
during the last year when a long list of new cooling measures have actually produced only 
minor price adjustments. 

Zooming-in on Iskandar Malaysia
Iskandar Malaysia has been identified in recent years as a 
prime area for property investment and has seen a rapidly 
increasing offer of residential, commercial and industrial 
real estate products. 

All the right drivers are there as the CDP (comprehen-
sive development plan) has drawn the growth direction 
for a healthy economic development of the region which 
should attract more than 1.2 million new residents by 
2025. 

However, at least till today, developers have mostly 
offered only normal residential, commercial and industrial 
products that have left property investors with the bitter 
taste of a forced choice to “bet” their money rather than 
invest it.

As an example, we have all heard and read about 
Educity in the Flagship B of Iskandar Malaysia, the future 
educational hub of Southern Malaysia which should 
attract more than 30 universities. The “side investment” 
products proposed in the neighbouring areas of Educity 

have been a mushrooming of high-rise “shoebox” condominiums 
with plenty of creative names such as SoVo, SoFo, SoVo Suites, SoHo 
Residence (and so on) without the “must-have” software which would 
have made all these products more attractive. 

Table 3

Fitting as many as you can in a single studio to generate 
enough returns is a suffocating prospect.
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Within the next two to three years we will see thou-
sands of units being delivered in this area and offered 
simultaneously under extremely high competition in the 
market. 

The market at that point will be driven by buyers and 
tenants who will dictate their conditions to desperate 
vendors and landlords eager to find interested parties 
for their properties. The alluring dream of “get the keys 
– find the tenant/buyer” might become a carnage of val-
ues at one end, while at the opposite end, might create 
a situation where one studio unit will be filled with six, 
eight or even more students to generate enough returns. 

Collection of rentals, maintenance of the units and 
yearly refurbishing will become the recurring nightmare 
of those investors and the general status of the overall 
property market will definitely be spoiled. 

An ideal solution
As I said, Malaysia is moving towards innovation and 
creativity. We need to understand how to apply these 

to property investment, knowing that by doing 
it properly, the whole market will gain traction 
and attract even more foreign investors eager to 
buy hardware and software in a sparkling market 
with an appealing outlook for both return on 
investment and capital gain. 

My next column will explain how this can be 
done by citing several examples of successfully 
developed and managed “investment grade real 
estate products”.

Sources: IMF and World Bank reports, Depart-
ment of Statistics, Minister of Home Affairs, REI 
Group archives

REI Group of Companies CEO and co-founder 
Dr. Daniele Gambero gives presentations on the 
Property Market and welcomes feed-back at dan-
iele.g@reigroup.com.my 

In recent times we’ve seen the mushrooming of ‘shoebox’ condos, with creative names like SoVos, SoHos and so on...
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The National Home Buyers Associa-
tion (HBA) secretary-general Chang 
Kim Loong sent a petition to the 
Finance Ministry on Nov 28 last year, 

appealing to the government to amend the 
Goods and Services (GST) Act 2014 to apply 
a GST zero-rated tax supply for maintenance 
charges, sinking fund and all forms of related 
contributions or charges payable by property 
owners.

The petition directed to the Prime Minister 
Datuk Seri Najib Razak, who is also the fi-
nance minister, was undersigned by HBA; the 
Association of Valuers, Property Managers, 
Estate Agents and Property Consultants in 
the Private Sector Malaysia (PEPS); Royal 
Institution of Surveyors Malaysia (RISM); and 
Malaysian Institute of Professional Property 
Managers (MIPPM), representing six million 
property owners and occupiers of approxi-
mately 15,000 stratified development areas 
in Peninsular Malaysia( Read more on HBA’s 
view on page 52).

otta
top
his

G
S
T The reply from the ministry was revealed 

recently at a press conference, in which the 
appeal was rejected, stating that it is because 
Joint Management Bodies (JMBs) and Manage-
ment Corporations (MCs) of residential strata 
properties are regarded as entities engaged in 
conducting a form of business under the GST 
Act – which is a point many of us cannot agree 
with. 

The ministry, however, said that all cate-
gories of residential strata property would 
be placed under the exempt supply list. But 
JMBs and MCs cannot charge GST in services 
rendered to residents nor claim in back under 
the zero-rated supply provisions.  

This will have very little impact on the aim 
of reducing the cost of living for stratified 
dwellers. In effect, it means that JMBs and MCs 
would have to increase maintenance charges in 
these developments by 6% in order to pay sup-
pliers and service providers in the form of input 
tax. Only goods under the zero-rated supply list 
can claim from the Customs Department the 

by GUNAPRASATH BUPALAN
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GST incurred through such payments.
Rising cost of living is already putting pressure on low- and medi-

um-income families, and for them, there is no improvement in terms 
of what the government has offered. In actual fact, this has led to an 
unnecessary increase of maintenance charges by respective JMBs and 
MCs to ensure that the additional 6% increase by suppliers and service 
providers are met and funds don’t go into a deficit. 

So inevitably, as a resident of a stratified unit, you will have to pay 
the additional 6% which probably would be justified as increase in 
maintenance charges. 

My question is simple. Since it is clear that the introduction of GST 
is still in its infancy and grey to many of us, can’t the government 
bend a little to allow non-profit organisations (NPOs) like JMBs and 
MCs to be zero-rated? I believe they could, if they really wanted to. 

If this were done, then JMBs and MCs will not need to increase the 
maintenance cost as the 6% additional payment to suppliers can be 
claimed back via the zero-rated supply provision. 

Everyone wins at the end of the day. 
As a resident of a stratified unit and also a member of my condo-

minium’s JMB, I am stuck in a quandary with this new implementa-
tion. To me, it’s neither here nor there. It wasn’t thoroughly thought 
through before initiated, as can be clearly seen by the flip-flopping of 
policy. 

On the other hand, a 6% hike in my monthly maintenance cost 
would probably not hurt my pocket too much, as that would mean 
something like a 3 sen per square foot increase on the current 20 
sen per square foot maintenance charge. For my 1,800sq ft unit, this 
equates to approximately an additional RM54 monthly. 

For the JMBs and MCs, this additional accumulated collection could 
suffice the GST payments to suppliers without having to go into deficit 
as they are not profit-oriented businesses. 

However, an additional RM54 monthly could put a sizeable dent in 
the monthly budget of a young mid-income couple looking to make 
ends meet in the city.  

What do you think?
Please do send me your reaction on this. If you are a strata resident 
or as a JMB/MC member with an opinion on the subject, write to me 
at gunaprasath.terravalue@gmail.com or visit our The Property Times 
Facebook page and drop a comment .
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Any additional cost to JMBs and MCs will invariably transfer to residents.
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With the economy now headed into uncertain waters, many are reconsidering their intention to make 
a property investment this year. For those who already have a portfolio of properties, perhaps a 
wait-and-see attitude is a luxury you can enjoy, but for those who have not made that leap yet, our 
advice is don’t put it off because a real estate investment is still the safest way to accumulate wealth 

and beat inflation.
Even through tough times, a property has the capacity to accumulate value so long as you plant the seed and 

give it time to grow. Time is your greatest ally when it comes to property investment, so it is no advantage to put 
off your investment to a later date and reduce the time you need to see it bear fruit.

Having said that, if the economic climate is harsh, you must make more prudent choices to ensure that the 
investment does not become a burden before it delivers dividend. Securing financing may become more 
difficult in the days to come, but not impossible.

Here are some tips to put you on the right path:

Have a sizable downpayment
The days of low entry cost may be over, but that doesn’t mean you should ignore a property 
investment if you can afford it. Do the math and seriously consider how much of your savings you 
can part with to acquire a property within a high rent yielding area. In the long run, when the 
economy improves, properties in these locations will attract the highest demand and will be 
the first to spike in terms of capital appreciation. 

The more you can afford to put into the downpayment, the less you will need to 
service your loan. If your property earns you decent rent, this will mitigate the cost 
in the short run, but in the long run your total investment will be returned to you in 
two-fold or more.  

Be a strong borrower
In general, always keep your credit score as clean as you can. In harsh economic 
times, it is not as if banks completely close their doors on loans, they simply 
become more selective about who qualifies for one.

If you keep a clean sheet, then you will probably get a loan when nobody else 
can and that will put you ahead of the game. 

Banks will likely give you better terms because you are low risk (they will be 
keen to secure business from someone they are certain will pay them back) and 
property sellers will likely offer you an attractive price if their buyer options are 
limited (they will be keen to make a sale). 

How to finance
investment property 
in tough times

Fi
na

nc
e



property360° | 49

Shy away from big banks
If your downpayment isn't quite as big as it should be, or if you have other extenuating 
circumstances, consider going to a boutique (i.e. less prominent) bank for financing rather 
than a large, nationwide financial institution.

These banks will probably be more flexible. Often these banks are struggling to keep 
their head above water when the economy turns south, so they may be more open and 
accommodating to your specific needs. Work out a repayment schedule that could be advantageous 
to you.

Speak to them about flexible repayment options that will see you paying less in the first few years 
of the loan. That way you can keep your initial cost down and ride the storm until the better days are 
on the horizon. Typically, it takes three to five years to properly swim out of an economic down turn, so 
negotiate your rate to be lower during this period. If, at the end of it, your personal finances are not that great, 
then at least you have the option of selling your property, which hopefully would have increased in value by then. 

Think outside the box
If you're looking at a good property with 
a high chance of profit, consider securing 
a down payment or renovation money 
through alternative lines of credit, such 
as credit cards or even from some life 
insurance policies. 

Warning: always, research your 
investment thoroughly before turning to 
these riskier sources of cash.

If the property has the capacity to yield 
high rent, or can be flipped rapidly, then 
it could work out that you will be able to 
service both the home loan and your “short 
loan” from your credit card. Just make sure 
that your strategy includes a rapid repay-
ment plan for your credit card, as interest 
on this is generally higher.

On the upside, using this credit option 
could help you make the investment faster, 
which in turn can help you realise your 
returns faster. Again, do a comprehensive 
financial assessment before committing.  
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OPINION
by ERNEST CHEONG

There have been many discussions on the issue of affordable housing 
in Malaysia, but what exactly is affordable housing? 

When the original Federal and State Governments Affordable 
Homes Programmes was launched some 30 years ago the RM25,000 

and RM50,000 ceiling prices for low-cost and medium-cost properties 
respectively were reasonably within the capability of low-income 
Malaysian families to purchase. Today, these same low-cost and medium-
cost properties are selling more than five times their original ceiling prices.  

Table 1 shows the price movements of low-cost and medium-cost 
properties in Kuala Lumpur launched from the 1990s to 2013. 

Malaysian families can broadly be classified into high-income families 
earning RM14,000 and above monthly, middle-income families earning 
RM8,000 monthly and low-income families earning RM3,000 monthly. Table 2 

Table 1: Price movements of low- and medium-cost properties in Kuala Lumpur launched from the 1990s to 2013

shows the surplus each family hasto service his/her housing loan.
Premised on this analysis, in 2013 Malaysian families in Kuala Lumpur may 

be able to buy what is shown in Table 3. 
Based on this study, Malaysian households can only afford to buy the 

following properties  as shown in Table 4.
i) 40 % of Malaysian households earning M3,000 or less monthly can 

afford to buy low-cost flats priced up to RM100,000 (2013 prices). 
ii) 20 % of Malaysian households earning RM3,001 to RM5,000  monthly 

can afford to buy low-cost flats priced up to RM150,000 (2013 prices). 
iii) 15 % of Malaysian households earning RM5,001 to RM8,000  monthly 

can afford to buy medium-cost flats priced up to RM200,000 (2013 prices). 
There are many reasons why the original Federal and State 

Governments Affordable Homes Programmes had failed. 

Location Property 
type

Unit area 
(sq ft)

Rise in price 
( % )

Original 
sale price 

(1990s) 
RM

Sale price 
in 2013  

(RM)

Bukit Angkasa
Taman Melati
Segar Ria 
Cheras Ria
Pinang Apartment 
Mandarina Court 
Happy Garden 
Pantai Indah

Low-cost 
Low-cost
Low-cost
Low-cost

Medium-cost
Medium-cost
Medium-cost
Medium-cost

688
591
650
570
925
774
817
763

480
472
452
508
474
540
440
400

25,000
25,000
25,000
25,000
50,000
50,000
50,000
25,000

120,000
118,000
113,000
127,000
237,000

Who can truly afford our
‘Affordable Homes’?
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A large majority of households in the Klang Valley are unable to afford 
homes priced above RM200,000
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Table 2 : The surplus each family has to service their housing loan

Table 3: What KL families can afford (2013)

Table 4: Monthly incomes in the Klang Valley (2013)

Household monthly income Ratio of Malaysians

RM3,000 and below
RM3,001 to RM5,000
RM5,001 to RM8,000
RM8,001 to RM14,000
Above RM14,001

40 %
20 %
15 %
10 %
15 %

High- income family RM

Monthly surplus 
30-year housing loan
Affordable property price
Affordable property type

Monthly surplus 
30-year housing loan
Affordable property price
Affordable property type

Monthly surplus 
30-year housing loan
Affordable property price
Affordable property type

2,960
488,932
550,000

Two-storey terrace house

1, 720
284, 109
320, 000

Apartment

520
85, 000
95,000

Low-/medium-cost flat

Middle - income family 

Low - income family 

RM

RM

High-income family RM

Monthly income (2013) 
Monthly expenses (2013)
Surplus available to pay housing loan (2013)

Monthly income (2013) 
Monthly expenses (2013)
Surplus available to pay housing loan (2013)

Monthly income (2013) 
Monthly expenses (2013)
Surplus available to pay housing loan (2013)

14, 000
11, 040
2, 960

8, 000
6, 280
1, 720

3, 000
2, 480

520

Middle-income family 

Low-income family 

RM

RM

New Malaysian Federal Government initiatives to provide 
affordable homes
The Malaysian Federal Government recently launched three Affordable 
Homes Schemes as follows:-

1. My First Home Scheme
2. The extension of the 50 % stamp duty exemption on the 

instruments of transfer and loan agreements and increase of purchase 
limit from RM400,000 to RM500,000.

3. The Youth Housing Scheme that offers a funding limit for 
a first home not exceeding RM500,000 for married youths aged 25 to 
40 years with household income not exceeding RM10,000 alongside 
a 10 % loan guarantee from the Government to enable full financing 
including cost of insurance for the purchaser.
Can these affordable homeschemes work?

As the name suggests, any “Affordable Home scheme” initiated by 
the Malaysian Federal Government must be affordable.

With up to 75 % of Malaysian households in the Klang Valley 
unable to afford properties priced above RM200,000 (2013 prices), 
any Malaysian Federal Government Affordable Home Scheme that 
aims to assist buyers to purchase properties at prices exceeding 
RM200,000 will fail.

The Federal and State Governments have at their disposal large 
land reserves and financial resources to provide affordable homes 
in the form of low-cost and medium-cost houses or flats to the 
millions of Malaysians who need homes at affordable prices between 
RM100,000 to RM200,000. 

A holistic solution to provide affordable homes should include the 
following:

1. The Federal and State Governments provide affordable 
homes to be sold to Malaysian families earning up to RM3,000 per 
month at the ceiling price of RM100,000.

2. The Federal and State Governments to provide affordable 
homes to be sold to Malaysian families earning between RM3,001 to 
RM5,000 per month at the ceiling price of RM150,000. 

3. The Federal and State Governments to provide affordable 
homes to be sold to Malaysian families earning between RM5,001 to 
RM8,000 per month at the ceiling price of RM200,000. 

4. The land required to build these affordable homes priced 
between RM100,000 to RM200,000 (at below market prices due to 
low or zero land costs) will have to be provided by the Federal and 
State Governments through the release of their large holdings of 
reserve land. 

5. When the Federal and State Governments release their 
large holdings of reserve land to build these affordable homes, 
they would have met the housing needs of up to 75 % of Malaysian 
families.

6. Private developers should be released from their 
obligations to build and sell affordable homes at unprofitable ceiling 
prices or even below their cost as a condition for granting them 
approvals for their land use conversion applications and approval for 
their development plans. 

7. Thus released of their obligations to build and sell 
affordable homes at unprofitable ceiling prices or even below their cost, 
private developers would then be free to carry on with their property 
development activities and accordingly reduce the selling prices of their 
high-priced properties because they no longer have to subsidise the 
building and selling of affordable homes at below cost. Thus, a more 
equitable and sustainable housing market for Malaysians may emerge. 
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OPINION
by HOUSE BUYERS ASSOCIATION

The imposition of Goods and Services Tax (GST) on 
maintenance charges and sinking fund for all strati-
fied developments in Malaysia has raised much public 
protest. The exception on low-cost and low-medi-

um-cost stratified developments which have been recently 
“exempted” from GST under the gazetted GST Exempt Supply 
Order dated Oct 13, 2014 was therefore met with relief by 
some.  

However, many are unaware that to be granted “exemp-
tion status” is a misfortune. The government thinks they 
have provided relief for the lower-income group by listing 
them under the “exempt supply list. But the reality is they 
are now forced to increase their maintenance collection by 
6% because they have to pay higher bills to their service 
providers, contractors, suppliers and utilities (for property 
management, security, maintenance of landscape, lift, 
fire-fighting and pest control, general works, insurance, ac-
countant, auditor, legal service, TNB and SYABAS) to upkeep 
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the common property. Unlike the “zero-rated” supply, the GST input 
tax from their service providers and suppliers is not claimable from the 
Royal Malaysian Customs Department.

 There is great confusion not only among the public but also the 
lawmakers, the politicians and the media. For their benefit, especially 
strata parcel owners, a clarification of the impact of GST is necessary.

The strata concept
Joint Management Body (JMB), Management Corporation (MC) or 
Residents Association (RA) is all basically a community association of 
property owners looking out for their best interest. The first two are a 
requirement by law for strata-titled properties under the Strata Titles 
Act, 1985 and the new Building and Common Property (Management 
and Maintenance) Act, 2007 (BCP) where a corporate body is formed, 
whereas Residents’ Association is a voluntary organisation registered as 
a society. 

The JMB and MC maintains, upkeeps, refurbishes, upgrades and safe-
guards its own common property including common facilities in a strati-
fied development through the contributions by its own parcel owners. 
In essence, it is the parcel owners who through their own monies pay 
for the upkeep and have a say in how their homes and investment are 
managed and maintained.

Very often, only a small percentage of owners in strata-titled 
developments (whether vertical or horizontal) take interest in how their 
properties are managed. Although these are voluntary positions, it has 
to be taken seriously because it involves people and their investments. 
Led by volunteers who are fellow owners elected at an AGM to serve 
the other owners, the office bearers consist of Chairman, Treasurer, 
Secretary and committee members. This is a form of “common-interest 
governance”. All owners of such properties automatically become 
members. 

JMBs and MCs are not “doing business”
Under Sections 3(1) and 3(2) of the Goods and Services Tax Act 2014 
(Act 762), JMBs, MCs and RAs are deemed to be carrying out business 
whether or not it is for pecuniary profit; and are therefore unwittingly 
classified by the Royal Malaysian Customs Department as GST-stan-
dard-rated tax supply entities: 

Sec. 3 (1) In this Act, “business” includes any trade, commerce, 
profession, vocations or any other similar activity, whether or not it is 
for a pecuniary profit.

             (2) Without prejudice to the generality of any other provision 
in this Act, the following are deemed to be the carrying on of a business:

                     (a) the provision by a club, association, society, man-
agement corporation, joint management body or organisation (for a 
subscription or other consideration) of the facilities or benefits available 
to its members or parcel proprietors as the case may be…

There is absolutely no “carrying on of business” for pecuniary profit 
whatsoever by the JMBs and MCs. These entities are not profit-driven and 
exist to act as a body of owners who self-manage their own community. 
The owners pay maintenance charges and sinking fund not because they 
want to but because they have to. No one is gaining monetary profits from 
it. How can the imposition of GST be regarded as a consumption tax when 
it is not even a choice? Do they not know that JMBs, MCs and RAs are 
exempted from income tax?  Logically no income tax equals no GST.

High defaulters’ rate and GST penalties
More often than not, there are defaulters and insufficient collection of 
maintenance fees, which will affect the financial health of the JMBs and 
MCs. For example, in medium-cost apartments, the collection rate is only 
40% to 60%.

The issue is that GST needs to be paid on total billing and not actual re-
ceipts or collections. How will the JMB and MC be able to make ends meet? 
Must the JMB and MC now guise up two sets of billings like some dishonest 
corporations which have bogus accounting?

Even for the late filing of GST, the penalty is a fine up to RM50,000 or 
imprisonment of up to three years, or both. That’s a liability to a committee 
member. Our government is inculcating the spirit of volunteerism but in 
such a case, who wants to volunteer? In addition, there are also penalties for 
incorrect returns.

Zero engagement and non-existent public relations exercise 
There was practically no public engagement, consultation or attempt to seek 
feedback from the stakeholders who understand management and mainte-
nance of stratified properties. This simple routine exercise of imposing GST 
has turned controversial due to scarcity of explanation for the lack of apparent 
justification and thought, given the magnitude of the increase. 

If such a simple task of imposing GST cannot be carried out diligently and 
in a responsible manner, the people cannot help feeling apprehensive over 
whether its collection will be properly handled.

Differences between GST Standard Rated Tax Supply entity and GST 
Exempt Supply entity:-

Standard Rated Tax Supply JMB/MC (Nett effect: GST = 6% Charges)
 

1)  Maintenance charges are under mandatory increase of 6% in the  
 form of GST Output Tax that is allowed to be set off with paid  
 GST Input Tax in the expenditure for the maintenance and   
 management of common property in the stratified development  
 area. 

2) Need to register as GST Tax Supply Entity

3) Additional costs for GST compliance software and hardware
 
4) Recurrent additional cost for manpower to file GST with 
 maintenance of proper records

5)  Exposure to penalties, fines and prosecution for delays, mistakes or  
 negligence in GST filing and records

GST Exempt Tax Supply JMB/MC (Nett effect: GST = 6% Charges)

1) Maintenance charges need to be increased by 6% in order to meet  
 the increase in expenditure due to GST Input Tax in the expenditure  
 for the maintenance and management of common property in the  
 stratified development area.
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2) No need to register as GST Tax Supply Entity

3) Free from liabilities of item (3), (4) and (5) above

Zero-rated tax supply
The National House Buyers Association (HBA), the Association of Valuers, Proper-
ty Managers, Estate Agents & Property Consultants in the Private Sector Malaysia 
(PEPS), the Royal Institution of Surveyors Malaysia (RISM) and the Malaysian 
Institute of Professional Property Managers (MIPPM) submitted on Dec 1, 2014 a 
petition to the Prime Minister cum the Minister of Finance to seek clarification on 
the levy of GST on stratified developments. 

1. The four key premises of the petition are: 

(a) That the GST will impact 6 million parcel owners, proprietors and occupiers 
in the 15,000 stratified development areas in Peninsular Malaysia. 

(b) That it is unfair for a stratified development to be classified under the 
GST standard rated tax supply because, notwithstanding the fact that the joint 
management body and the management corporation as GST standard rated tax 
entities are entitled to claim refund of GST input tax, it is still the parcel owners 
and proprietors who are ultimately the victims of GST when they are contributing 
their own monies to maintain, upkeep, refurbish, upgrade and safeguard their 
own common property in the stratified development area. 

(c) That it is absolutely unfair and unreasonable for the low-cost and 
low-medium-cost stratified developments to be classified under the GST tax 
exempt supply where they are not entitled to claim for refund of GST input tax. 
Their maintenance charges need to be increased by 6% in order to meet increase 
in expenditure due to GST Input Tax in the maintenance and management of 
common property in the stratified development area. 

As a result, the lower income group will inadvertently be made to bear and 
suffer the effect of increased costs of maintenance and management of the 
common property due to the implementation of GST. Instead of helping to ease 
the burden of the lower-income group, the Government has unwittingly made 
them into the real suffering victims of the implementation of GST. 

(d) That it is only fair that the Government of Malaysia should change the 
GST classification to the zero-rated tax supply for all stratified developments 
including those of the low-cost and low-medium-cost in Malaysia irrespective of 
whether the common property is maintained and managed by the management 
corporation, joint management body or developer, in order to ease the burden of 
the parcel owners of the stratified development areas. 

2. The characteristics of the stratified developments will have consequences on 
the implementation of GST as shown below: 

(a) No element of pecuniary profit when owners are contributing their own 
monies to maintain, upkeep, and safeguard their own common property in 
the stratified development area. Hence, the effect is that the billing of Charges 
(which is maintenance charges) is equal or almost equal to the expenditure 
incurred thereof. 

(b) No element of value added tax in the billing of the Charges. Furthermore, 
almost the whole expenditure or 99% thereof are from service providers, 
contractors and suppliers who are GST tax supply entities. 

(c) The accumulative effect of item (a) and (b) herein is that the amounts in 
the GST Output Tax and the Input Tax are the same, equal to 6% of Charges. 

(d) Hence, the nett effect and consequences are that – 

(i) Standard rated tax supply JMB/MC pays a nett GST amounting to 6% of 
Charges but is encumbered with unnecessary cost and potential liabilities 
comprising: 

(1) Need to register as GST Tax Supply Entity; 
(2) Additional costs for GST compliance software and hardware; 
(3) Recurrent additional cost for manpower to file GST with maintenance 
       of proper records; and 
(4) Exposure to penalties, fines & prosecution for delays, mistakes or 
       negligence in GST filing and records. 

(ii) Low-cost and low-medium cost JMB/MC also pay a nett GST amounting to 6% 
of expenditure from its GST Input Tax (equivalent to 6% of Charges) with great 
burden and zero relief to this low-income group. 

(e) Lastly, the poor collections of Charges and contributions to sinking fund in 
majority of the stratified development areas, particularly the medium cost types, 
will cause havoc to the payments of GST output tax that are based on billing 
instead of actual collections or receipts. 

3.  The anticipated problems and issues can be resolved by – 

(a) Amending the GST Act to enable GST “zero-rated tax supply” to cover goods 
and services instead of only goods; 

(b) Amending the GST classification from the GST standard rated tax supply 
and GST exempt supply to the GST zero-rated tax supply for the Charges, 
contributions to sinking fund and all forms of related contributions or charges 
payable by parcel owners in respect of all the stratified developments in Malaysia 
irrespective of whether the common property is maintained and managed by the 
management corporation, joint management body or developer. 

More details of HBA, RISM, PEPS & MIPPM presentation entitled: Clarification on 
the Impact of GST on Stratified Development Areas can be viewed from any of our 
websites.

Chang Kim Loong is the Honorary Secretary-General of the National House 
Buyers Association (HBA): www.hba.org.my, a non-profit, non-governmental 
organisation (NGO) manned purely by volunteers. This write-up is also contributed 
by Sr Wong Kok Soo, Advisor to PEPS.
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The devastating landslide in Cameron Highlands last 
November has caused much consternation not just to the 
affected inhabitants but the public nationwide. Why did 
this topography facelift in the backyard of our country 

and the death it dragged along its slump draw such massive 
concern? 

One of the reasons is the majority of us tropical dwellers love 
a hilltop getaway enveloped by fresh air and cool climate. Tech-
nically, it means any of us could be one of the potential victims 
for such disasters that seem to have recurred unchecked. 

Cameron Highlands, as its name implies, comprises hill 
stations, elevated on higher ground but is not flood-proof. On 
Nov 5 last year, the tourism icon turned into a nightmare with 
flash floods and landslide.

We had been warned. In early July 2014, geological expert 
Prof Madya Dr Tajul Anuar Jamaluddin of Universiti Kebangsaan 
Malaysia (UKM) Science and Technology Faculty said encroach-
ment could cause landslides and flash floods as Cameron 
Highlands is located 1,829 metres above sea level, a hilly area 
easily subjected to soil erosion.

According to Tajul, planting roots in a particular place will 
bind the soil and stabilise slopes. The evapotranspiration 
process that is made by plants can reduce the pore pressure 
during a certain period by draining water in the soil.  On the 
contrary, the removal of plants will disturb the stability of the 
environment and cause a natural disaster.

Ironically, four months after that, the dreaded ruin ensued, 
heaping massive collateral damage and death.

Five people died in the landslide after heavy rain caused 
a nearby river to overflow and flood Ringlet Lake in Bertam 
Valley.

In a preceding incident on Oct 23, 2013, 4km away from 
Bertam Valley, four lives and 100 homes were lost when the 
Bertam River overflowed after water was released from the 
Sultan Abu Bakar Hydroelectric Dam.

Road constructions and tourism activities spurred by domes-
tic and international demand are the key stimulants for increas-

Cameron Highlands, 
a ravaged arcadia
The recurrence of an unaccountable event raises big questions about current 
development guidelines

by KENT TAN
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ing farming on the tableland. From time to time, it has 
spurred concerns from environmentalists and locals 
who lament the consequences of uncontrolled growth 
in its agricultural industry. 

Tajul also said that the terrain of Cameron Highlands 
is hilly with undulating land. Coupled with a cool 
climate, it is ideal for the cultivation of vegetables and 
flowers. 

"Those who encroach are aware that they can reap 
lucrative profits if they can farm the land," he said.

Following the Nov 5 incident, 203 people from 47 
families in Kampung Baru and Bertam Valley were 
forced to evacuate. Yet, the catastrophe did not end 

there. Barely two months after that, when the mishap began 
to fade out from public attention, another grievous event 
reminded the nation of how severe the ecological intrusion 
has become.

A pregnant woman and her one-year-old child died in a 
landslide at Tringkap in Cameron Highlands on Dec 30.

The landslide occurred at 5am; rescuers successfully pulled 
out the husband at 7:15am but the body of the eight-month 
pregnant woman and her child was discovered after 8am. 
What remained was a broken hope of greeting the new year 
with their newborn. 

The sentiments shared among the occupants in the area 
are similar – if it isn’t the illegal farming that is slowly 

Some say the recent 
damage that floods and 
landslides have caused 
is the direct result 
of over-farming and 
over-development.
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“killing” Cameron Highlands, it’s the greed.
Chinese Farmer Association head, Chay Ee Mong was 

quoted as saying that there are currently 2,400 farmers 
in Cameron Highlands, but illegal farming has caused 
licensed farmers to be blamed. 

Some citizens shared that Cameron Highlands now is 
different from back then, where it has been ravaged from 
a rustic arcadia to a business arena at the expenses of its 
people, especially the lower income group.

Despite allegations of poor conservation policies, 
Cameron Highlands District Council (MDCH) officials were 
quoted as saying Cameron Highlands still has the potential 
for greater development.

MDCH secretary Mazlan Mohamed Isa said the high-
lands have another 40% capacity for development, where 
the current overall development makes up a mere 2.33%.

“There’s still 30,118.32 hectares (81, 837.15 acres), 
based on our local district planning and only 18.5% has 
been used for farming,” he said, assuring that all devel-
opment programmes are in tandem with the Cameron 
Highlands Local Structure Plans and are sustainable.

He also said that the 38,771.68 hectares (95,806.91 
acres) reserved forest land is also unexplored and is 
well-guarded. According to him, the lands are segregated 
into two categories – forest reserve and government land, 
where reserved lands are off-limit but government lands 

Dangerous landslides 
are threatening 
communities, lives and 
livelihoods along the 
highland range.
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can still be bought and developed.
Mazlan said that what actually is happening 

in Cameron Highlands is only the “first-layer” 
development which “looks congested” to the 
concerned public.

“It may look too cramped for the people but 
this is all being done under a proper guideline 
which we have been following religiously,” he 
stated.

On the contrary, a research paper in the Uni-
versiti Malaya Students Repository, cautions 
otherwise.

The research states that ongoing land 
clearance for development and land use in the 
future in Cameron Highlands will result in high 
sediment yields to streams associated with soil 
disturbance caused by agricultural activities 
and road construction.

The research states that the proposed 
expansion of farming land to 6,000 hectares 
(148,263 acres) by the year 2020 in the 1996 
Structure Plans will result in accelerating the 
soil erosion rate. The research also claims that 
heavy sedimentation in the streams will also 
affect the generation output on the hydro 
station as a result of loss in water usage.

Mazlan said that after the local district 
development plan for the 2013-2015 period 
expires, a fresh plan would be conceived for 
2016.

“For this, I invite the public to state 
what they want in terms of devel-
opment and we will tailor our plans 
according to that.

“If it’s only 20% of development 
that they want, then 20% it will be, 
but we would have to consider the 
suggestions from other industry stake-
holders as well,” he added. 

Mazlan said that the problem lies 
in drawing up a one-size-fits-all plan, 
which simply won’t do.

“There are some who are all for 
development, while others support 
agricultural development. We promise 
to consider all these views. We can 
only give what the people want, but 
we have to take into consideration 
differing needs,” he concluded. 

There are some who are all 
for development, and some 
who particularly support 
agricultural development. 
Others simply want to put 
a halt to it. Finding a com-
promise will be dfficult, says 
MDCH’s Mazlan.
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The colour 
experts in the 
field have 
officially 

announced the colour 
of the year—a gorgeous terracotta red shade called 
Marsala.

Named after the fortified wine that this hue 
derives from, Marsala is a rich, warm color that ap-
peals to both men and women with its chic natural 
qualities.

While past winners include the intriguing Radiant 
Orchid, vibrant Emerald, and cheerful Tangerine 
Tango, however, this year the experts went a 
different route. 

The organic nature of Marsala is highlighted best 
by matte finishes. Adding some sheen to the finish 
also shows off Marsala’s luxurious and glamorous 
qualities.

Pantone Colour Institute’s executive director, 
Leatrice Eisman said this earthy red has wine and 
a very warm brown underneath, which gives the 
feeling of groundedness, strength, and confidence. 

Eisman adds that when you wear it’s it is a 
self-fulfilling prophecy—you’ll find you get 
positive reactions form others and it builds up your 
confidence.” 

She further explains that we’ve seen glimpses of 
Marsala in the late ‘60s into the ‘70s and a touch in 
the ‘80s, but it’s a very modern hue that totally suits 
the times.

So if you are looking for a way to incorporate this 
hue into your home, you’re in luck! 

The
colour of the

y e a r
by PAVITHER SIDHU
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Marsala’s plush characteristics 
are enhanced when the colour 

is applied to textured surfaces, 
making it an ideal choice for rugs 

and upholstered living room 
furniture.
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NIPPON
2015

While leading colour experts Pantone 
have selected Marsala as the colour 
of the year, Asia’s leading interior 
designers and architects have flexed 

their independent muscles and developed an 
Asian Palette for the region. As a result, Nippon 
Paint has pioneered the Asian Colour Palette 
for Asia and introduced Trend Beyond Colours 
2015/2016.

Featuring nine colours across three inspira-
tional themes – “Just Me”, “Sacred Love” and 
“Revo-Evolution” – these themes represent the 
evolving socio-ecological consciousness sweeping 
across our continent today while promoting Asian 
sentiments and diversity.

The “Sacred Love” theme features Persian 
Blue – a colour inspired by the best gifts of nature 
while – Dinosaur Gray is a stance against pollution 
and destruction. Meanwhile, Esperina adds a 
touch of nature to the concrete jungle we live in 
today.

“Just Me” recognises the vivacity of the new 
emboldened Asian with Yellow Jasmine represent-
ing the growing free-spirited individual. Pretty 
Box pushes gender boundaries and expresses the 
power of pink for both genders while Carrothead 
conveys the Asian spontaneity and positive 
outlook in life.

The “Revo-Evolution” theme features the Blue 
Award, a colour that symbolises a sense of hope 
and positivity. Painted Frame is a loud statement 
of sophistication juxtaposed by Olde Rose which 
represents the internal search for admiration as 
well as respect. 

Persian blue

Yellow Jasmine
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Asia’s leading in-
terior designers 

and architects 
unveiled the 

colours that are 
set to trend in 

2015 and 2016.

Persian blue

Esperina

Carrothead
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Relic 
rediscovered

“Next station, Masjid Jamek.” There’s more to the 
name than merely a destination within the 
city’s light rail transit line. 

Masjid Jamek, located at the confluence 
between Gombak River and Klang River, carries a significant 
historical position as the landing place of the first settlers.

Within this oldest standing mosque in the city lies a special 
past, and which recently resurfaced to public attention 
when a staircase adjoining Masjid Jamek and the river was 
unearthed. 

The staircase, which was overlaid and long forgotten in the 
pursuit of modernisation and development, was brought to 
light during the progressive works on the River of Life (ROL) 
project by Kuala Lumpur City Hall (DBKL) to revitalise the river 
in the city.

The steps were part of the original mosque and once led 
from the mosque directly to the water’s edge for worshippers 
who commute by sampan (river boats).

Malaysian Institute of Architects (PAM) heritage conserva-
tion committee member and architect Mariana Isa said in all 
early photographs and drawings of the mosque, the staircase 
is featured quite prominently.

Masjid Jamek, built in 1909, was inspired by Mogul and 
Moorish architectural elements, denoted by cupolas and 
minarets topping the brick walls and arched colonnades.  It 
was designed by architect Arthur Benison Hubback of the 
British administration, whose other works around the city 
include the Kuala Lumpur Railway Station and Bangunan 
Sultan Abdul Samad.

The architecture features three domes surmounting the 
prayer hall. The central dome is 70ft high and is flanked by 

by ROZNAH ABDUL JABBAR

in the city’s heart 

Top: The staircase was used as the entrance by 
worshippers who commute by sampan.

Bottom: The recently discovered steps of Masjid 
Jamek.
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More than just a highlight 
along the city’s light rail 

transit line, the Masjid 
Jamek site carries immense 

historical significance to the 
birth of Kuala Lumpur.
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two lower domes, while the prayer hall opens out onto a walled 
sahn (courtyard) which has now been covered over. 

At the corners are two 88ft-high red and white striped mina-
rets, identical in design with chatris (umbrella-shaped cupolas, 
usually domed and open-sided) on the top. A large number of 
small chatris top the entrances and corners of the mosque. 

Until the opening of the National Mosque in 1965, Masjid 
Jamek served as Kuala Lumpur's main mosque. 

The mosque was built at a cost of RM32,625, with funds partly 
raised through subscriptions from the Muslim community, and 
officially opened by Sultan of Selangor Sultan Alauddin Sulaiman 
Shah in 1909.

The site of Masjid Jamek had originally been a Malay cemetery 
that was relocated to Jalan Ampang. The mosque was built to 
cater to the growing population as well as to replace a nearby 
mosque that was demolished to make way for a road widening 
project.

A perspective painting of the mosque that had been in the 
possession of Hubback’s grandson Dr Peter Barbor showed that 
the steps were imagined to be a place of human activity as well 
as a landing spot for sampans, an important mode of transport 
in the past.

“It would not be impossible to believe that people would also 
perform their ablutions at the steps with the river water,’’ Mariana 
said. 

“It was not until other land transportations, such as the train 
system, began developing that the steps slowly started to recede,” 
she said.

In the late 1930s, photographs show the river bank had been 
shored up and the lower half of the steps concealed under the soil.

The perimeter walls, originally designed to directly touch 
the water, still exists though only the top parts are visible 
now with most of the lower portions covered in soil.

“It was around the time when the LRT was being built 
that the concrete river bank was erected and with it the 
steps disappeared except for a few at the very top,” said 
Mariana. 

DBKL Project Implementation and Maintenance deputy 
director-general Datuk Mohd Najib Mohd said the rediscov-
ery of the staircase was unexpected and the plan has shifted 
a little to include it as part of the ROL rejuvenation plans in 
the area. 

He said that the Malaysian Historical Society studied the 
steps and it is about 80% intact while the rest was damaged 
during a river deepening project years ago.

“We are looking into putting some kind of protective 
coating over the staircase to maintain it. Meanwhile, the 
contractors doing work near the staircase are not allowed to 
use machinery and are instead digging manually,” he said.

Mariana said Masjid Jamek belongs to the people and 
nothing from the original design should be removed to 
retain its full historical value.

She said the location is a time capsule that should be 
preserved as a whole, including the little things that make 
the place unique.

“The mosque had been the identifying icon of Kuala 
Lumpur in the times before skyscrapers sprouted in the city.

“It was replicated to represent Malaya during the British 
Empire Exhibition back in 1924. It even made it into an 
international architecture publication,” she said. 

Masjid Jamek around the year 1910 (top) and in 
1960s (right).
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Research by PAM heritage conservation com-
mittee unveiled a lot of interesting information 
about the mosque that has also evolved into a 
tourist attraction.

“There are many things that were imported 
to build the mosque. One such item is the cast 
iron spiral staircase inside the minarets that was 
made by the St Pancras Ironworks Company in 
England. The floor of the building is paved with 
Royal Doulton tiles and is designed to resemble 
a Malay prayer mat,” she said.

The original building measured 12m x 30.8m 
and had three domes, the middle one featuring 
a clerestory to enhance natural lighting and 
ventilation. 

Mariana pointed out that the revolving win-
dows are also part of the original design.

She highlighted that the foundation stone 
laid on Mar 23, 1908, was made of white Ipoh 
marble and lowered into position after nine new 
coins, three sovereigns and six dollars, were 
deposited under it. The stone had been moved 
since and the fate of the coins is unknown.

The mosque also survived a bombing by the 
Japanese in 1941 that killed three people. 

Top left: The central dome of the 
mosque is 70ft high is flanked by two 
lower domes.

Left: The historical mosque is located 
strategically at the confluence at Klang 
Valley and Gombak River.
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10
Skyscrapers

Just like the pyramids of ancient 
Egypt, skyscrapers are the symbol 
of cultural production in our 
own time. Unlike a sculpture or 

painting, it cannot be done with a single 
artist, it is the result of a collaboration 
between architects, engineers, develop-
ers and financers.

The amalgamation of ambition and 
dominance is the symbol of strength 
for a city or organisation. In 2014, 97 
skyscrapers arose in the world, setting 
an annual construction record. These 
expediences have continued relentlessly 
and here are the top 10 skyscrapers to 
be erected this year based on data from 
the Council on Tall Buildings and Urban 
Habitat, the recognised authority on 
skyscraper height.. 

by KENT TAN
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ADNOC Headquarters in Abu Dhabi, United Arab 
Emirates — 1,122ft

The new headquarters for the Abu Dhabi National Oil Company will 
be housed within this 342-metre skyscraper, which is most recognis-
able for the large rectangular opening at its top.
The 62nd tallest in global ranking and standing at 76 floors, it is being 
built to LEED Gold green building certification.  
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Forum 66 Tower 2 in Shenyang, China — 
1,150ft

Floors: 68

When fully completed, this 9.3 million sq ft superstructure will include a 
mall, hotel, office space, residential units and a subway. 
The 351-metre Tower 2, the office portion of the project, will be the 
tallest building in Shenyang and ranked 56th on global scale. It has 68 
floors and the first half of a twin-tower office complex is designed by 
Kohn Pedersen Fox and P&T Group for Shenyang, China. 

09

OKO Tower in Moscow, Russia — 1,155ft

The tower is part of Moscow’s thriving International Business 
Center is the 55th tallest building in the world comprising 85 
floors. This mixed-use district is centrally located within the 
Russian metropolis and based on London’s Canary Wharf and 
Paris’s La Défense. 
It was designed by Skidmore, Owings & Merrill, the same ar-
chitecture firm behind One World Trade Center in New York City 
and the Burj Khalifa in Dubai.

08

 Vostok Tower in Moscow, Russia — 
1,22ft

Like OKO, the 95 floors Vostok Tower is also part 
of Moscow’s fast-growing business district. Once 
the building is topped off, it will be the tallest in 
Europe. This high-rise building is ranked 43 on the 
global scale. 

07
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Eton Place Dalian Tower 1 in Dalian, 
China — 1,257ft

With 80 floors, the soon to be 37 tallest building in 
the world is one of five skyscrapers in the Eton Place 
development. It also includes a 62-storey building and 
four 42-storey towers.

06

Capital Market Authority Tower in Riyadh, Saudi 
Arabia — 1,263ft

Sited in Dubai, the tower’s external layer of fins, gantries and 
perforated panels was designed to shade the building from the 
unrelenting desert sun. With 79 floors, this building will soon be 
the 34th tallest building in the world.

05

 432 Park Avenue in New 
York City — 1,397ft

The completed 432 Park Avenue 
skyscraper is the tallest building in 
the Western Hemisphere with 85 
floors. The building’s most expensive 
unit on the market, Penthouse 94 
is a 8,255sq ft unit with six-bed-
rooms pegged at USD$82.5 million 
(RM 301 million) or USD$9,994psf 
(RM358.75psf).

04
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3. Marina 101 in Dubai — 1,399ft

Construction on Dubai’s second tallest tower, Marina 101, named after the 
number of floors, originally began construction in 2006 but was stalled due 
to the global financial crisis.
However, work has resumed and this 462.5 metre tower will house the 
Middle East’s first Hard Rock Hotel, while the upper levels will accommodate 
420 one- and two-bedroom holiday apartments and a restaurant with 
panoramic views of the city.

03

Wuhan Center in Wuhan, China — 1,437ft

Coming up in second place, Wuhan Centre tower’s aerodynamic 
shape was designed to reduce wind resistance and vortex action 

that builds up around super-tall towers. This Chinese urban 
behemoth boasting an auspicious number of floors, 88 of course, 

will be the 19st tallest superstructure in the world.

Shanghai Tower in Shanghai, China — 2,073
  
The tallest structure ever built in China features a twisted form gener-
ated after a series of wind-tunnel tests. It will offer an observation deck 
on the 124th floor when it opens later this year.
This architectural marvel is none other than the Shanghai Tower, the 
world’s second tallest building with 128 floors with the height of 632 
metres, surpassed only by the 828 metre Burj Khalifa in Dubai. 

02

01
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When The 
Lights Go Out

Glowing murals that will turn your room into a 
dream world

by ROZNAH ABDUL JABBAR

Recreate your 
favourite outdoor 
starlit experience 
in your bedroom.
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Paint is essential for walls in your house, be it 
living room, bedroom or bathroom. But that 
does not mean that you can never have fun 
with it by bringing out the hidden Picasso 

and create a masterpiece on your canvas-like walls.
Glow-in-the-dark paints are not something we 

have never heard of. From nurseries to dorm rooms, 
it can create a magical and personal space but with 
just a tint of an artistic side and glow-in-dark paint, 
crafting these murals will be something unusual 
and will give you an out-of-this-world experience. 

You can create dreamful atmospheres by painting 
walls, ceilings and floors. These murals will give you 
different sensations in the light as well as in the 
dark, and in that way enjoy it in all its facets.

With the dreamy murals that are skillfully painted 
on walls, the universe comes to life with stars and 
galaxies reaching out to each other, waterfalls 
that flow into hidden streams, mysterious bamboo 
forests, and even magical jellyfish that seem to fly 
into another dimension.

The beauty and realism of these astonishing 
murals are captured using nothing but paint on a 
white wall. 
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These glowing walls and 
ceiling will not only be a 
treat for children but also 
for adults who want to 
enhance their bedtime 
experience.

With little imagination, 
the sky is the limit.
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NEW KIDS ON  THE BLOCK
Avens Residence

Type: 2.5-storey terrace
Location: Bangi, Selangor
No. of units: 196
Built-up: 2,988sq ft – 3,438sq ft.
Price: From RM892,800 - RM1,480,800
Developer: Southville City Sdn Bhd, wholly owned subsidiary of 
Mah Sing Group Bhd

Lake Point Residence

Type: Three-storey terrace
Location: Cyberjaya, Selangor
No. of units: 76
Built-up:  2,750sq ft to 3242sq ft
Price: From RM800,000 
Developer: Eastern Corridor Sdn Bhd, subsidiary 
of Yanjian Group

The Lead Residences

Type: Service apartment
Location: Klang, Selangor
No. of units: 403
Built-up: 855sq ft to 1,317sq ft
Price: From RM505,000 - RM953,000
Developer: Gemilang Waras Sdn Bhd

74 | property360°
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NEW KIDS ON  THE BLOCK
Precinct 2 @ Kajang East

Type: Two-storey terrace 
Location: Kajang, Selangor
No. of units: 231
Buit-up: 2,199sq ft to 2,404 sq ft
Price: From RM719,100
Developer: Aliran Perkasa Sdn Bhd, wholly 
owned subsidiary of MKH Bhd

Sovereign Bay

Type: Serviced residence
Loacation: Permas Jaya, Johor
No. of untis: 948
Built-up: 533sq ft to1,449sq ft
Price: Open for registration
Developer: UE E&C Sanjia (M) Sdn. Bhd, wholly owned subsidiary of 
Sanja Group 
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The Andes @ Bukit Jalil

Type: Condominium
Location: Kuala Lumpur
No. of units: 353
Built-up: 1,105sq ft to 1,843sq ft
Price: Open for registration
Developer: Villamas Group
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Mira Residence

Type: Condominium
Location: Tanjung Bungah, Penang
No. of units: 322
Built-up: 1,352sq ft to 3,642sq ft
Price: RM1,260,000 - RM3,417,000
Developer: BSG Property

PJ Midtown

Type: Serviced residence
Location: Petaling Jaya, Selangor
No. of units: 758
Built-up: 600sq ft to 1,200sq ft
Price: Open for registration
Developer: PJ Midtown Development Sdn Bhd, subsidiary of IOI Properties Bhd and Sime Darby 
Brunsfield Holdings
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The Marin at Feringghi 

Type: Condominium
Location: Batu Ferringhi, Penang
No. of units: 149
Buit-up: 1,750sq ft to 3,735 sq ft
Price: Open for registration
Developer: Plenitude Bayu Sdn Bhd, a wholly 
owned subsidiary of Plenitude Bhd

Trinity Aquata

Type: Condominium
Location: Sungai Besi, Kuala Lumpur
No. of units: 492
Built-up: 1,152sq ft to 1,420sq ft
Price: Open for registration
Developer: Trinity Group Sdn Bhd

Wisteria

Type: Two-storey terrace
Location: Telok Panglima Garang, Selangor
No. of units: 231
Built-up: 2,388sq ft to 2492sq ft
Price: RM881,800 - RM1,198,800
Developer: Bandar Rimbayu Sdn Bhd
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Paying homage to Malaysia’s local favourite located along Jalan 
Tun Razak, KL DoubleTree by Hilton Kuala Lumpur’s signature 
restaurant Makan Kitchen is enhancing its exceptional guest 
experiences by rolling out a weekend hi-tea spread showcasing 

six local cuisines; from the popular Malay, Chinese, Indian, Peranakan, 
Kristang and Iban delights. 

Its life and interactive kitchens and distinct interior with strong eth-
nic interlays and influences of local-themed semi-private and private 
rooms are perfect for a weekend family gathering.

In addition to the 60-dishes weekend hi-tea spread, the speciality 
chefs headed by Prem Kumar will be serving the three must-have 
dishes– crab meat pie tee, also known as “top hats”, a popular 
Nyonya snack that has a crispy flour cup filled with crab meat, 
julienned vegetables, mushrooms and homemade chilli sauce; honey 
cuttlefish popiah, a crepe-wrap filled with honey cuttlefish, vegeta-
bles and piquant chilli sauce; and macadamia and mango 
kulfi, a traditional Indian ice cream modernised with 
mango and toasted macadamia nuts infused 
with a tinge of cardamom.  

The weekend high-tea spread is 
available at RM78++ from Jan 1 till Mar 
31 on Saturdays, Sundays and public 
holidays (except Feb 19 till Mar 1). Guests 
who book two weeks in advance 
via FlavoursDoubleTreeKL.com will 
enjoy a discount of 20 per cent and a 
complimentary carafe of beverage. 

Children are in for a treat here as 
those under 12 years old eat for free and 

Local 
delights 

with a 

modern twist

are able to unleash their creativity by participating in a cupcake 
decorating contest during the hi-tea.

All that is required is a picture of their creation for submission 
onto Facebook.com/DoubleTreeKL and hashtag #DoubleTreeKL. The 
most creative submission will stand a chance to win a Kinokuniya gift 
voucher worth RM100 and a weekend hi-tea dining voucher for two at 
Makan Kitchen.

This contest ends Mar 31 and the winner will be notified through 
Facebook. 

For more information call Makan Kitchen at 03-21727272 or visit 
www.makan-kitchen.com.

by PAVITHER SIDHU
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