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CHRIS PRASAD

Editor

Growing up in the late 1980s, 
I remember that I never left 
home without a handful of 

“mandatory” MTV-age teenage ac-
cessories. Among them were my 
trusty Yankees baseball cap, my 
Sony Walkman cassette player, my 
Sante Fe-branded skateboard and 
my Reebok pumps. Also, rolled up 
in my back pocket, was always the 
latest issue of 2000AD.

Many Gen-Yers will be oblivious 
to what that is, but in the late 80s 
and early 90s, this comic book 
which offered an anthology of sci-
ence fiction comic strips had a mas-
sive cult following the world over. 
Among the main reasons why was a 
monthly comic series that focused 
on a homicidal law enforcement of-
ficer called Judge Dredd – I’ll bet 
you know who that is.

Long before he made the transi-

tion to the big screen via two mo-
tion pictures of questionable quali-
ty (one in the late 90s starring the 
inaudible Silvester Stallone), Dredd 
was just one of many bit-characters 
in a popular, but low budget comic 
publication.

Anyway, the reason I bring him 
up is because one of the most mem-
orable things about his fictional 
world is the city he lived in, aptly 
called Mega-City 1. It was a mega-
lopolis of ridiculous proportions, 
spanning across half the length of a 
post-apocalyptic America.

Of course, in real life, the year 
2000 A.D. has come and gone, with-
out an apocalypse nor anything 
close to the construction of a city 
that large. But, I wonder how far-
fetched a concept it really is? 

Not so implausible when you 
consider the urban growth of New 
York City in the United States. Once 
the metropolis was made up of five 
separate boroughs which grew into 
a single city, then its urban sprawl  
swallowed neighbouring communi-
ties such as New Ark, Long Island 
and Stamford (to name a few). Now 
there is almost a seamless concrete 
jungle spreading all the way north 
to Boston in Massachusetts and 
south to Philadelphia in Pennsylva-
nia. 

But don’t bother shaking your 
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Editor’s 
thoughts head in wonder about what’s hap-

pening in North America, because 
something similar is happening 
right here too. 

Once places like Petaling Jaya, 
Subang, Puchong and Kepong were 
considered to be outskirt town-
ships surrounding the national cap-
ital. Today they are all part of the 
same concrete jungle that stretches 
beyond Klang in the southwest and 
up to Rawang in the North.

The Klang Valley is already shap-
ing up to be a megalopolis of gar-
gantuan proportions, and if every-
body’s hunch is correct it is now 
set spread at an alarming pace to-
wards the south. It won’t be long 
before the borders are blurred be-
tween the national capital and the 
Negeri Sembilan capital of Serem-
ban.

The stretch between the two 
points has already been given a 
new moniker, in anticipation of the 
inevitable growth heading in that 
direction. It is now referred to as 
the “Greater Klang Valley” area. 

As the pages within this issue of 
PropertyTimes will show, devel-
opment is burgeoning along this 
stretch, and if big property players 
such as IJM Land Bhd are already 
committing its resources there, 
shouldn’t you be taking a closer 
look? 

Dawn of the Megalopolis
I often overhear people com-

mending others about their fore-
sight in investing in places like 
Subang, Puchong and Bandar Sri 
Damansara, back when prices 
were but a fraction of the price tag 
today. 

Part of the complement would 
be applause for the courage they 
had  to put their money into places 
that were located so far away from 
the city, and how fortunate they 
were that urbanisation came their 
way.

Well, this time we’re telling it to 
you straight: the Klang Valley is ex-
ploding southward. As Dr. Gambe-
ro puts it on page 16, this is be-
cause it is the clearest and most 
conducive path of growth.

Now the question you have to 
ask yourself is, would you rather 
sit there and lament the fact that 
you can’t afford a home within city 
limits, or choose to invest in the 
Klang Valley of tomorrow... while 
you can still afford it?  
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Affordable housing from RM300,000 in 
the Klang Valley

ERL to stop over at Seremban and Malacca

Express Rail Link Sdn Bhd 
(ERL), the operator of 
KLIA Ekspres and KLIA 

Transit  train services’  CEO, 
Noormah Mohd Nor said that the 
company has proposed to extend 
the High Speed Rail service to Ser-
emban and Malacca to serve pas-
sengers outside Kuala Lumpur.

Currently, the company is keen 
to bid for the project, being a 
good candidate with a track re-

MKH Bhd has been holding 
property carnivals themed 
“MKH Treasures You” 

across the Klang Valley from April 
and will end on Aug 30 this year in 
Kajang 2, Metro Point Complex in 
Kajang and Hillpark Shah Alam.

A total of eight launches repre-
senting a total gross development 
value (GDV) of RM1.6 billion are re-
leased. 

Three of the projects which fall 
under the affordable range were of-
ficially launched during the property 
carnival. They consist of landed 
homes located at Hillpark 3 in Seme-
nyih and high-rise residential units 
next to MRT stations in Saville@Ka-
jang and Saville@Cheras.

According to MKH’s managing di-
rector, Tan Sri Eddy Chen, the 
group’s affordable housing products 
are expected to sell well as property 
prices in prime areas have escalated 
beyond the means of the general 
masses.

The property carnivals will target 

cord of delivering a 57km rail con-
nection from KL Sentral to KLIA 
and an extension to KLIA2.

“Once the Land Public Trans-
port Commission (SPAD) comes 
out with the tender, we will be one 
of  the  keen bidders ,”  sa id 
Noormah.

Currently, ERL has 12 train sets: 
eight under KLIA Ekspres and 
four under KLIA Transit.

Noormah also said that ERL has 
invited partnership bids from Eu-
rope as well as China. She also 
said that the company is looking 

by VIKNESH ASHLEY CLARENCE

forward to conclude the bids 
within two months and it will take 

by KENT TAN

about 23 months for the rail sys-
tem to be delivered. 

genuine home buyers as well as up-
graders looking for affordable and 
mid-range priced residential homes 
such as those in  Hillpark Shah 
Alam, Kajang East and Pelangi 
Heights. Also available are  commer-
cial units at MKH Avenue I located in 
the Kajang Commercial Business 
District.

Chen explained that affordable 
housing should always be built using 
high quality materials, employing su-
perior workmanship and provide ex-
cellent facilities. Affordability doesn’t 
mean cheap, it means good value for 
money.

Other developments that will be 
featured include MKH Boulevard, 
Kajang 2 and MKH Avenue II, all sit-
uated with the Kajang-Semenyih lo-
cale.

The carnival will also showcase 
MKH’s highly sought-after Saville@
The Park, Bangsar. 

Previous records have shown that 
MKH products are snapped up with-
in weeks after its launch, garnering 
a take-up rate of 60 per cent to 100 
per cent. One of the main reasons is 

that they are priced from an attain-
able point of only RM300,000. 

MKH’s property sales has acceler-
ated to RM280 million as of Febru-
ary this year, bringing it closer to the 
group’s 2014 target of RM800 mil-

lion in sales. 
MKH is currently undertaking 

projects worth RM8 billion with a 
remaining  RM6.5 billion worth of 
projects to be developed within the 
next five years. 

Plenty of home choices are available at MKH’s property carnival.
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Adding lifestyle appeal   to Seremban 2
S2 Heights by IJM Land entices homeseekers from the Klang 
Valley

by KENT TAN

Developing markets which 
are halfway matured are 
very appealing to savvy in-

vestors because there is potential 
for growth on the horizon while on 
the road to the peak. This is espe-
cially so when the investor’s imme-
diate market has escalated to own a 
price level beyond the means of the 
general masses.

This is the situation in the Klang 
Valley, where investors are being 
forced to look beyond the region to 
find affordable investment oppor-
tunities. The recent growing inter-
est in Seremban is a reflection of 
this drift. 

IJM Land Bhd central region gen-
eral manager Hoo Kim See said, 
“From the trend in the last three 
years, we see people coming from 
the Kuala Lumpur side. In Serem-
ban 2, we used to have less than 10 
per cent of buyers from KL, now we 
have 20 per cent, and the interest is 
growing. The sudden surge of buy-
ers from KL areas suggests that 
people are starting to take a closer 
look at the Seremban area.”

The development of Seremban 2 
kicked off in 1995. With 19 years of 
past developments and another 20 
years of developments ahead, it is 
on the threshold of a significant 

level of maturity, where the time is 
ripe for investors and home buyers 
to cash in.

Under IJM, the 1,500-acre S2 
Heights was launched in 2007, ex-
panding the Seremban 2 vicinity to a 
total size of 3,800 acres. To date, 500 
acres of S2 Heights has been devel-
oped. The township project is situ-
ated on elevated land north-west of 
Seremban 2, giving it a vantage 
viewpoint of the entire capital city.

According to Hoo, Seremban 2 is 
an ideal place to raise a family. 

“Seremban is the capital city of 
Negeri Sembilan; there are a lot of 
well-established infrastructure and 
schools, where people can be 
spoiled for choices,” he added.

“Back in the 70s and 80s, when 
people from other small towns 
moved in to the KL area looking for 
jobs, they were unable to buy in the 
city centre and had to look for alter-
natives in areas slightly further, like 
Cheras and Subang. But today, 
these places are expensive, where a 
semi-dee in Cheras can reach RM2 
million easily. Hence, newcomers 
who want to live on landed proper-
ty without sacrificing quality of life 
don’t mind travelling further, just 
like back in the 70s and 80s,” Hoo 
opined.

“In small communities like Ser-
emban where everyone knows each 
other, people can leave their fami-
lies behind with peace of mind 

when they travel to work in KL,” 
stated Hoo.

Last year, 70 per cent of the semi-
dees in Saujana Duta’s Phase 1, 
within S2 Heights, were sold at 
RM1.6 million.

For those keen on jumping on the 
bandwagon in Seremban 2, Sophia 
@ S2 Heights was launched in early 
April. It consists of double-storey 
terraces sized from 2,231sq ft at 
RM532,800 onwards. Coming soon 
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Adding lifestyle appeal   to Seremban 2

will be 22 units of Summerset @ S2 
Heights measuring 3,237sq ft and 
priced from RM941,800 onwards.

Upcoming launches include 
Phase 2 of Saujana Duta @ S2 
Heights in August 2014, which will 

comprise double-storey bungalows 
standing literally head and shoul-
ders above the rest on the highest 
point in Seremban.  The bungalows 
feature a contemporary design with 
wide frontages, priced from RM2.6 

million onwards. Located within a 
gated-and-guarded enclave, units 
measure over 5,500sq ft with six 
bedrooms and seven bathrooms.

Apart from enjoying proximity to 
an established commercial hub, 

high connectivity through the 
North-South Highway, Kajang Ser-
emban Highway and toll-free road 
to KLIA and Putrajaya, Seremban 2 
has good infrastructure, where 40 
per cent of the land usage is dedi-

Situated on the highest point 
in Seremban, residents will 

enjoy a picturesque city 
skyline view. 
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cated to infrastructure and green-
ery, allowing seamless traffic 
around town. This is a plus point 
for those who are frustrated with 
KL traffic.

Additionally, there are six reten-
tion ponds in Seremban 2 to miti-
gate water usage and flooding. 

Key infrastructure features in-
clude wide roads, underpasses, in-
terchanges, six bridges, six lanes of 
dual-carriage way and direct link to 
Seremban 2 from the highways, un-
derground utilities and covered 
drains, as well as a 50ft wide inter-
nal road with a walkway. Most pre-
cincts within the development 
come with guard houses and perim-
eter fencing.

Five national schools serve the 
community, along with two Chinese 
primary schools, a Tamil primary 
school and a vision school. Other 
amenities that make Seremban 2 a 
desired residential area include 
shopping complexes, hospitals, a 
sports complex, eateries, banks and 
two recreation parks – a 15-acre City 
Park and a 30-acre Hill Park.

A new S2 Clubhouse will soon be 
ready by the end of this year, boast-
ing a built-up area of 39,000sq ft on 
1.89 acres of land adjacent to the 
AEON mall with facilities such as a 
gym, swimming pool, badminton 
courts and cafés.

Other factors that will contribute 
to the value include a proposed 
stop in Seremban on the high speed 
rail link to Singapore and road wid-
ening to four lanes of dual-carriage 
way between Nilai and Seremban 
that is expected to be completed by 

December this year.
It is noted that prices of proper-

ties in Seremban 2 grew from 40 per 
cent to 170 per cent since 2005. 

Summerset @ S2 Heights offers double-storey semi-dees. 

Sophia @ S2 Heights offers link homes from 2,269sq ft. 

Safiya (below) comprises 30 units of 
two- and two-and-a-half-storey 

semi-dees while  Kalista Residence 
(left) is an upcoming high-rise in 

Seremban 2. 





SOUTHERN GREATER KLANG VALLEY8  

Favourable investment 
opportunities are sprouting 

in Bandar Sri Sendayan

Matrix adds 
‘uptown’ 

 touch to BSS
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The recent soaring property 
prices in Kuala Lumpur (KL) 
and Petaling Jaya (PJ) have 

made these locales less feasible for 
investment.  Many dwellers of the 
Klang Valley are now scouting 
around secondary regions where 
the potential for increase is more 
imminent coupled with lower capi-
tal spending.

One such prospect is presented 
by Matrix Concept Holdings Bhd. 
Situated in Seremban, the develop-
ment called Bandar Sri Sendayan 
(BSS) is envisioned to take after 

the Klang Valley’s Damansara. The 
vision must have been caught by 
many, as proven by the take-up 
rate, which according to Matrix 
consists of 40 per cent KL-ites and 
PJ-ites. 

The land, which started as a ven-
ture under the Federal Land Devel-
opment Authority (FELDA) in the 
1960’s, was bought over by Matrix 
in 2006. The entire township of 
BSS spreads across 5,233 acres 
with a gross development value of 
RM5 billion. The population is ex-
pected to reach 120,000 upon com-
pletion. 

The major constituent of BSS is 
the residential and recreational, 

which will take up 35 per cent. 
This will form the backbone to 
support the other components 
consisting of 21 per cent orchard, 
10 per cent commercial and insti-
tution and 14 per cent for the new 
Royal Malaysian Air Force 
(TUDM) Academia and Training. 
The remaining 20 per cent is allo-
cated for Sendayan Techvalley, 
BSS’s own Silicon Valley.

Sendayan Techvalley has a land 
size of approximately 660 acres 
where 440 acres are sold to multi-
national companies (MNC), among 
which are Hino Motors Manufac-
turing (M) Sdn Bhd, Kayaku Safety 
System (M) Sdn Bhd, Akashi Kikai 

Industry (M) Sdn Bhd and Meditop 
Corporation (M) Sdn Bhd from Ja-
pan, Messier-Buggati-Dowty from 
France, Keen Point (M) Sdn Bhd 
from China, Schmidt-Clemens 
from Germany, and Linatex Rub-
ber Products Sdn Bhd from the 
United Kingdom.

Hino Motors and Akashi Kikai 
are ready for operation. These two 
big companies are expected to 
contribute significantly to the pop-

Bandar Sri Sendayan is poised to be the “Damansara” of Seremban with its promise of robust economic activities, says Datuk Lee 
Tian Hock (right).

by KENT TAN



SOUTHERN GREATER KLANG VALLEY10  

ulation via the human resources 
they hire.

TUDM academy, which will trans-
fer their operations there, is expect-
ed to contribute a 5,000- population 
which will be a major boost for the 
vicinity’s economy.

Another project that will add val-
ue to the township is the 100-acre 
Sendayan Merchant Square that 
comprises d’Tempat Club, Matrix 
Global Schools, a hypermarket, a 
boutique hotel and shop-offices. 

The three-storey d’Tempat Club is 
a premier business and family-
themed country club on 6.33 acres 
of land. The club features contempo-
rary lifestyle facilities, retails and 
food and beverage establishments.

Matrix Global Schools provide for 
those who will spare nothing to en-
sure their children receive the atten-
tion needed in a range of education-
al set-ups inclusive of Matrix 
International Pre-school, Matrix In-
ternational School that offers Uni-
versity of Cambridge O and A levels 
and Matrix Private School which is 
based on the local curriculum. 
These schools will be operational 
from January next year.

The upcoming component is Hij-
ayu Residence, the latest in Matrix’s 
medium to high-end residential de-

velopment consisting of three phas-
es. Hijayu 1 features 895 units of 
single and double-storey link hous-
es, Hijayu 2 consists of 715 units of 
super links, semi-dees and bunga-
lows while Hijayu 3 comprises 1,851 
units of double-storey link homes.

The double-storey link homes 
named Hijayu phase 1A-1 @ Balista 
with 2,735sq ft is pegged at 
RM498,888 or RM180psf. The devel-
oper stated that similar projects in 
its surrounding cost RM220psf. The 
significant low entry cost and poten-
tial demand in the near future hint at 
a favourable investment return.

Besides Sendayan Autocity, an-
other development to look out for is 
the Sendayan IconPark, which, ac-
cording to Matrix’s Group MD, Da-
tuk Lee Tian Hock, will take off in 
three to five years’ time. The com-
mercial hub will capitalise on BSS’s 
economic activities that are mainly 
contributed by the MNC.

IconPark is part of the developer’s 
masterplan as the future town cen-
tre in BSS. Lee said that IconPark 
will be similar to the concept of 1 
Utama which will include commer-
cial, residential, leisure, convention 
and entertainment.

The office component dubbed 
Sendayan Metropark scored a full 
take-up during its soft launch. Fol-
lowing this success, the developer is 
in its inception to develop a new 
commercial hub in BSS with 116 
acres.

Poised to be a well-established 
and self-sustainable town at the 
south of Klang Valley, Matrix said 
the investment return is around 5 
per cent to 6 per cent. Currently, 
commercial property in BSS is har-
vesting a rental of approximately 
RM3,200 for two-storey shop of-
fices. 

The township’s population is 
expected to reach 120,000 
upon completion. 
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Senawang in Negeri Sembi-
lan is better known as an 
industrial area. The town, 

which neighbours Seremban, 

      Promising growth   for satellite city

by ROZNAH ABDUL JABBAR has been growing substantially 
in recent years, providing vast 
job opportunities not just for its 
local population but those from 
Klang Valley as well, thanks to 
its accessibility. 

Banking on this ready catch-
ment, LTS Properties Sdn Bhd is 
developing  Bandar  Utama 
Senawang to enhance this expo-
nentially rising satellite city. 

Located at the centre of the 

town, Bandar Utama Senawang 
stands on the last piece of com-
mercial land along Senawang’s 
main road. 

LTS Properties said Senawa-
ng is a city on the rise and has 



SOUTHERN GREATER KLANG VALLEY 13

      Promising growth   for satellite city

many fetching attributes which 
have escaped notice. 

“The town is conveniently lo-
cated between two great cities 
of Malaysia, which is Kuala 
Lumpur and Johor Bahru, mak-

ing it an interesting location for 
potential buyers and investors,” 
it said.

Based on the tagline, “the 
one place everyone wants to 
be”, LTS Properties said that the 

main selling point of Bandar 
Utama Senawang is its strategic 
location and convenience as the 
project is surrounded by count-
less amenities such as banks, 
schools, Senawang commuter 

station, Tesco hypermarket, Gi-
ant hypermarket and AeonBiG. 

Additionally, Bandar Utama 
Senawang will be home for the 
second largest Mydin Mall in 
Negeri Sembilan, with a built-up 

Bandar Utama Senawang adds value to industrial enclave with a shopping complex, 
hypermarket, shop offices, and serviced apartments
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SSSSSSSS

of approximately 400,000sq ft.
The project sits amidst three main industrial 

areas which comprise more than 1,000 facto-
ries including 3M, Samsung SDI, Samsung Elec-
tron, Samsung Corning, MCIS, NXP and On 
Semi Conductor. 

The 20-acre development, with a total gross 
development value of RM317 million, will be 
built in two phases. 

“Phase 1 will consist of one shopping com-
plex with a hypermarket and eight blocks of 
shop offices comprising 109 units,” LTS Proper-
ties said. 

Phase 2 will include two blocks of high rise 
development consisting of 400 units of serviced 
apartments. 

Currently, Phase 1 is under construction and 
is expected to be completed in early 2016. 

Senawang, which has experienced immense 
progression over the last two years in terms of 
infrastructure, facilities and amenities, will 
garner increased value from the Bandar Utama 
Senawang project. 

The development is easily accessible 
through the North South Highway (PLUS) and 
Kajang Seremban Highway (LEKAS). Kuala 
Lumpur International Airport is within 45 min-
utes’ drive.  

Other than the highways, Senawang is also 
within reach via the double track electric train 
(ETS) and KTM Komuter. 

LTS Properties said, with its accessibility 
and comprehensive amenities, Senawang can 
be considered as one of the top commercial 
property locations in Malaysia. 

The 20-acre development, valued at RM317 million, will be built in two phases.
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TO say that growth in the 
greater Klang Valley is ex-
panding at a rapid pace is 

probably as obvious as saying that 
there are polar bears in the Arctic. 

Kuala Lumpur, Greater KL and a 
large portion of Selangor – collec-
tively known as the Klang Valley – is 

an area which covers more than 
2,800km2. In 2012, the number of 
those dwelling within this area hit 
7.6 million. The conurbation repre-
sents one-fourth of the Malaysian 
population, and it is set to grow by 
another 2.4 million within the next 
six years. 

In other words, by 2020, the popu-
lation of those living in and around 
the federal capital district will be 
almost one-and-a-half times the size 
it is today.

For simplicity’s sake, if we define 
Klang Valley as just Selangor plus 
Kuala Lumpur, we would have the 

The great 
southern shift

by DR DANIELE GAMBERO

Greater Klang Valley conurbation poised for booming, long-lasting growth

The South Klang Valley 
Expressway (SKVE) has been 

a major catalyst for the 
southward spread of 

development.
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following population and per-capita 
income readings: 25 per cent of the 
Malaysian population (mostly locat-
ed within this area) have a per-capi-
ta income that is more than the 
double of the remaining 75 per cent 
(see Table 1).

This makes sense if we consider 
that Greater KL and Klang Valley are 
among the 12 National Key Econom-
ic Areas (NKEA) where more than 
one hundred Entry Point Projects 
(EPPs) are ongoing. According to 
the authorities, these will result in 
increased employment opportuni-

ties for 1.7 million people by 2020. 
The Klang Valley conurbation will 
take its share of the 550,000 new 
jobs out of it.   

As we can see on Table 2, it is 
quite clear that the Greater Klang 
Valley area is not just the biggest ur-
ban concentration in Malaysia, but 
also the beating heart of the coun-
try’s economy, with 41 per cent of 
the total GDP in 2012 being gener-
ated here.

Even among the most pessimistic 
of economists, there is a consensus 
that we will achieve at least 50 per 
cent of the targeted growth. And at 

that lowered expectation, we are 
still dealing with a population influx 
of 1.2 million. By looking at the cur-
rent volume and pace of develop-
ment, it is clear we need fresh space 
to grow. 

It is also clear that the Klang Val-
ley we know today is on an inevita-
ble course of further expansion. Ec-
onomically, geographically and 
feasibly, the most obvious route for 
growth to take is south. The direc-
tion of future expansion and urban-
isation, which will ultimately trans-
form the Greater Klang Valley into a 
megapolis, is foreseeable by simply 
looking at the current geographic 
configuration of development focus 
as well as existing and approved in-
frastructure plans.

Geographically, the east side of 
the Klang Valley is at a development 
impasse as steep mountains are 
blocking the way. Looking north, we 
find that the infrastructure is cur-
rently inadequate, although great 
strides have been taken to improve 
this situation of late.

The west is available, but some-
how limited by the Malacca Strait, 
and accessibility is limited to one 

highway, the Shah Alam Express-
way (Kesas) and an existing but in-
sufficient rail system. 

Therefore, the south presents the 
best and fastest option for immedi-
ate growth, especially with its ap-
peal of flat terrain and well-planned 
roads and rail networks. 

More importantly, the south rep-
resents the “golden road” to Serem-
ban – the capital of Negeri Sembilan, 
which has been Klang Valley’s work 
force tank for many years. Further 
south is Malacca, an emerging tour-
ist destination and shopping para-
dise, and even further – and increas-
ing in importance – is Iskandar 
Malaysia, the new economic focal 
point of the nation.

Beyond that, of course, is our 
prosperous neighbour, Singapore, 
which is currently hungry for manu-
facturing space and an inexpensive 
workforce. 

It will be interesting to see how 
this chain of development areas will 
link and complement each other, 
and how they will collectively con-
tribute to economic growth.

The southern shift had already 
been initiated in the last few de-
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cades, with Puchong transforming 
itself from an industrial and manu-
facturing hub into medium- and 
high-end residential township. 

Putrajaya and Cyberjaya may 
have had a slow start, but it is now 
living up to its vision of being the 
new administrative capital of Malay-
sia and it has emerged as a modern 
IT, educational, creative and service-
based enclave. 

Benefiting from progressive de-
velopment in these areas are also 
townships such as Seri Kembangan, 
Serdang, Kajang, Bangi and Nilai, 
where developers have been trip-
ping over themselves to accumulate 
land banks in the last few years.   

       
THE FACT FILE
Using figures provided by the EPU, 
Statistics Department and the Na-
tional Property Information Centre 
(Napic), and applying conservative 

projections (based on 50 per cent of 
economic targets set), you can see 
how the demand-offer trend for 
housing will potentially move in the 
next few years (see Table 3).

Keep in mind that these numbers 
only represent the residential sub-
sector of the industry,  which in 
turn will drive  higher demand for 
industrial, commercial, institution-
al and retail space.

 
REAL OPPORTUNITIES OR 
THE RAINBOW’S GOLDEN 
POT?

Just four years ago, it was still 
possible to find values below RM-
200psf in the southern region of the 
Klang Valley. Since then, real estate 
values have been steadily climbing, 
but still sustained within an afford-
able bracket, offering good oppor-
tunities to both traditional inves-
tors and “desperate house buyers” Source: REI Group of Companies�
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Connectivity in this mature region of the Southern Klang Valley may be enhanced via a proposed MRT line.
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The traditional perimeters of the Klang Valley will likely change to encompass a larger region in the coming years.

�

looking for houses that fit the size 
of their wallets. 

Some good examples of this can 
be found all the way from Bukit 
Jalil down to Seremban. These in-
clude projects such as Casona by 
SM Land Development Sdn Bhd; 
One South by Hua Yang Bhd; the 
health-focused Mines Wellness City 
by Country Heights Holdings Bhd; 
the perfectly integrated township 
of Kajang 2 by MKH Bhd; the two 
diversified townships of Southville 
and Bandar Seri Putra by Mah Sing 
Group Bhd and UM Land Bhd re-
spectively; and the “new city in-the-
making” of Sendayan by Matrix 
Concept Bhd in Seremban. 

All these property developments 
(and more) are currently offering a 
wide choice of products ranging 
from well-designed affordable 
homes to feature-rich apartments 
to luxury semi-dees and bungalows 
with abundant land. 

Population pressure in the Kuala Lumpur nucleus is pushing the urban boundaries of the Klang Valley further and further.

Value-wise, in terms of capital 
appreciation, it is possible to esti-
mate a good 100 per cent gain by 
2020, while ROIs will be surely 

more attractive if compared against 
prices in the city centre because the 
purchasing value to rental yield ra-
tio is much more lucrative.  

Credits and sources: Napic’s 
Property Market Report 2012, De-
partment of Statistics, EPU ar-
chives, REI Group archives. 
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A domicile close to nature
Soothing greens and 
blues envelop Seri 
Pajam Development’s 
Nusa Intan township

Waking up to fresh air (not 
electrically air-filtered), 
natural coolness (not 

thermostat-controlled) to be greet-
ed by chirping birds (not the alarm 
clock), serene mist (not artificial 
air-freshener) and lush greenery 
(not merely sporadic spots of 
shrubbery) is a luxury most city-
dwellers get to enjoy only on vaca-
tions to unadulterated resorts. 

For those who welcome such a 
tranquil start daily, Seri Pajam De-
velopment Sdn Bhd has recently 
launched a series of residences in 
Nusa Intan, Senawang. Built next 
to a forest reserve, the 300-acre 
mixed development township by 
Seri Pajam and its subsidiary SP 
Bahau Sdn Bhd is expected to be 
completed by 2018. 

The residential component con-
sists of Nusa 11, which are 135 
units of single-storey terraces with 
four bedrooms and two bathrooms, 
priced from RM324,700; Nusa 12, 
comprising 80 units of double-sto-
rey terraces with four bedrooms 
and four bathrooms, starting from 
RM410,000; and Tropical Ville C, 
made up of 64 units of double-sto-
rey semi-detached with five bed-
rooms and six bathrooms, pegged 

from RM618,000.
Located a mere five minutes 

away from Seremban town, these 
freehold residences are built on a 
former rubber estate and oil palm 
plantation and nestled within 16 
acres of green area. 

Taking full advantage of the nat-
ural endowment, the Nusa Intan 
township is enriched with eight 
concept parks and three recrea-
tional lakes. The concept parks are 
Mini Forest, Tetris Park, Rock and 
Nature, Wellness Park, Flora Park, 
Verde Park, Playscape Park, Play-
scape Meadows and Putting Green 
Park. The three concept lakes com-
prise Palm Grove Lake, Willow 
Park and Mini Wetland.

Additionally, the Seremban Golf 
Club is within easy access.

Featuring contemporary de-
signs, the houses are marked by 
large living areas and high ceilings 
to maximise spaciousness and ven-
tilation. The high ceilings extend to 
even the bathrooms which are 
overlaid with 2ft by 2ft floor tiles 
and full-height bathroom wall tiles.

 Being conveniently situated 
next to the well-developed Serem-
ban town, Nusa Intan is served by 
Tesco, Econsave, AeonBIG super-
market, K.I.P Mart hypermarket 
and two Giant hypermarkets, all 
within 10 minutes’ drive and below. 
It also takes only a minute to reach 
the morning market. 

Two national primary schools 
and one national secondary school 
within proximity provide for the 
educational needs for the area. 

KTM Senawang is just six min-
utes away from Nusa Intan. Framed 
by the North-South Highway nine 
minutes away and the LEKAS High-
way two minutes away, it takes 

20  

by KENT TAN
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A domicile close to nature
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Nusa Dua takes full advantage of the 
surrounding green landscape and adds to it 

with eight concept parks and three 
recreational lakes. 
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only 40 minutes to reach Kajang, 45 
minutes to Putrajaya, 50 minutes to 
Cheras, 55 minutes to Cyberjaya, 
one hour to Puchong, one hour to 
Kuala Lumpur city centre one and a 
half hours to Shah Alam.  

Adding to the convenience is 
Dataran Senawang located four 
minutes away, which offers shops 
of various services along with 
recognised and local eateries. 
Also within the four-minute radi-
us are established banking ser-
vices, while the Proton service 
centre and Honda service centre 
are within four and six minutes 
away respectively.

Seri Pajam’s track record in-
cludes a 100 per cent sold project 
in Nusa Intan. Named Olive Ex-
tra, it is currently 95 per cent oc-
cupied. 

Another project in Nusa Intan 
launced in 2011 under the first 
phase with a RM500 million gross 
development value, consisting of 
single-storey terrace houses were 
fully sold out without a show unit. 

Besides that, Seri Pajam’s Nada 
Alam project in Nilai has recently 
won the 5-star Best Residential 
Landscape Architecture Malaysia 
in the Asia Pacific Property 
Award. 

The semi-dees (above) and single 
-storey terraces in Nusa Intan feature 

wide frontages, large living areas and 
spacious ceiling heights. 
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Smart investment in 
Nilai

24  

Sentral Bazar by SL Land promises value-added advantages that will appeal to retail property seekers

Commercial property is 
drawing much appeal due to 
its promising returns. Under 

this category, the mushrooming of 

retail malls and wholesale centres 
offering hundreds of outlets for 
purchase, not excluding pocket-
friendly ventures, has presented 
more options for those keen on di-
verse baskets to put their eggs. 

The prospect of a lucrative 

monthly income or a handsome 
profit from resale is very enticing 
provided the unpredictable pitfalls 
can be sidestepped. The pathway 
towards this direction may be easi-
er to track through an evaluation of 
some of the centres with similar 

concepts. 
One example of a rewarding 

venture is the Dataran Pahlawan 
Melaka Megamall featuring 700 
units of commercial and retail lots 
with built-ups between 120sq ft to 
1,600sq ft. 

by PAVITHER SIDHU
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When it was first launched in 
1996, units here were priced from 
RM1,800psf. Today, this fully-sold 
development has appreciated dou-
ble in value, fetching an average 
price of RM3,000psf. 

Despite being over 140km away 

from the Kuala Lumpur city centre, 
Dataran Pahlawan’s winning factor 
lies in its popularity as a tourist des-
tination. Situated in the hub of the 
historical city, the mall has man-
aged to fetch rentals starting from 
RM3,000 for the smallest unit, 

translating to RM25psf. 
On the other hand, D’Cattleya in 

Senawang, Negeri Sembilan, featur-
ing 91 commercial and retail lots 
with built-ups of 108sq ft was 
pegged at RM1,894psf when it 
launched in 2012. 

Situated 73km away from KL 
city centre, the so-near-yet-so-far 
distance seems to have worked 
against it instead of for it. Prices 
have not appreciated though 
D’Cattleya is 70 per cent complete 
in the construction phase.

Just a kilometre further from 
D’Cattleya is the newly launched 
UniCity in Seremban 3, Negeri Sem-
bilan featuring 450 commercial and 
shop lots with built-ups from 75sq ft 
to 1,668sq ft.

Launched very recently in April, 
units here were pegged between 
RM1,600 and RM2,200, slightly 
higher than what was offered in 
Senawang. Within this less-than-
two-month period, UniCity has 
seen a take-up rate of 30 per cent.  

Drawing another comparison 
against the developments in Negeri 
Sembilan, the establishments of-
fered in the Klang Valley offer bet-
ter facilities and amenities. 

For instance, GM Klang Whole-
sale City in Klang, Selangor, a mere 
43.7km from the city centre, boasts 
facilities such as lifts, escalators 
and centralised air-conditioning.  

The phase 2 was launched at the 
beginning of this year, tagged at 
RM1,600 psf. Featuring 1,900 units 
of commercial lots and shops, the 
built-ups range from 150sq ft to 
1,200sq ft. Evidently units in GM 
Klang are now fetching prices be-
tween RM2,000psf to RM2,500psf. 

Similarly, the latest addition to 
the Klang Valley is The TWO in 
Rawang which features a wholesale 
centre along with a theme park and 
shopping malls.  

Units here come in built-ups be-
tween 121sq ft and 3,600sq ft. 
Priced at RM2,800psf when 
launched early this year, it has ap-
preciated to RM3,300psf now. 

Despite being closest to the city 
centre, the one drawback to The 
TWO is a lack in accessibility and 
the infamous Rawang traffic one 
has to brace in order to reach there. 

However, one wholesale devel-
opment that has the advantage of 
quick access to and from KL is Nilai 
3 Wholesale Centre in Nilai, Negeri 
Sembilan. 

Nilai 3 is easily accessible 
through two major highways: the 
North-South Expressway as well as 
the LEKAS Highway. It is also near 
the Nilai Interchange. 

Because of its accessibility, this 
427-acre wholesale mammoth cen-
treattracts approximately 20,000 
visitors over the weekdays and 
150,000 over the weekends and 
public holidays, seeking products 
ranging from textile, carpets, wed-
ding accessories, furniture and 
lighting as well as car accessories.

Within the wholesale centre it-
self, there is the famous Bintang 
Walk, featuring 82 units of commer-
cial lots with sizes from 20ft by 60ft 
and 14ft by 14ft. 

These units were priced from 
RM250psf when it was first 
launched in 2009 and has appreci-
ated up to RM1,800psf today. 

Further recognition has come 
from the Malaysian Ministry of 
Tourism, which has designated Ni-
lai 3 as a tourism project.

Despite these positive factors, 
the shopping experience in Nilai 3 
falls short in terms of certain con-
veniences such as all round air-con-
ditioning, F&B outlets and suffi-
cient public toilets. 

These missing factors have been 
identified by SL Land Sdn Bhd, 
which is developing Sentral Bazar 
to provide an enhanced shopping 
ambience with high ceilings, full 
air-conditioning, food courts, al-
fresco dining areas and WiFi zones. 
The entire mall will be serviced by 
seven lifts and 10 escalators. 

Sentral Bazar will also feature 
first-of-its-kinds facilities such as 
an indoor and outdoor theme park, 
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3D street art and food courts along 
with unique information technolo-
gy features such as 3D projection 
mapping, optical illusions, immer-
sive movies and augmented reality 
features running along the walls of 
the shopping mall. SL Land is cur-
rently sourcing for a consultant to 
manage these high technology fea-
tures.

This landscape-changing devel-
opment offering commercial retail 
units and shoplots is situated along 
a 12.3-acre freehold stretch along 
Jalan Mekanikal, adjacent to the Ni-
lai 3 Wholesale Centre. 

Currently on offer are units 
starting from 10ft by 12ft layouts 
sel l ing from RM1,300psf to 
RM1,800psf. 

Sentral Bazar has seen positive 
response from investors with 70 per 
cent of the Block A and Block C 
commercial shop units sold within 

just three months of 
their launches in Jan 
and Mar 2014 respec-
tively. That leaves a bal-
ance of 250 units out of 
the 850 available for 
sale.

The entire develop-
ment holds a gross de-
velopment value of 
RM400 million and is 
targeted for completion 
by early 2016. 

S e n t r a l  B a z a r 
spreads across 12 acres 
of prime freehold land 
and will feature a two-
storey modern and easily accessi-
ble mall that caters to the tastes 
and preferences of today’s shop-
pers.

The duplex specialty mall will 
feature three blocks namely block 
A, B and C which hold a total of 

more than 1,700 units. Beside the 
100sq ft units, there would also be 
exhibition-styled smaller retail lots, 
layouts of 20ft by 72.5ft and units 
ranging from 1,200sq ft to 1,400sq ft 
available to buyers.

This specialty mall by SL Land 
will provide 1,400 to 1,500 units of 

car parks as well as 40 bus parking 
lots catered to tour buses. 

Block B, which is not for sale, is 
slated to be the centre of attraction 
as it will hold an integrated multi-
purpose hall and a cinema besides 
car parks. A hotel is also in the 
pipeline. 

The RM400 million 
development is targeted for 

completion by early 2016. 
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Can we really define 
luxury?

What is luxury? It is a 
million dollar question 
that many of us have 

yet to hear a satisfactory an-
swer to. I have heard many at-
tempts to answer this question, 
of course, but the definitions 
are so diverse. Perhaps it is be-
cause people, and their perspec-
tives, are equally diverse. 

Let us take a moment to sa-
vour this question and under-
stand the fundamentals of lux-
ury before we dive into a sea of 
answers. 

Some years ago, in the prop-
erty world, the benchmark that 
drew the line between ordinary 
developments and luxury de-
velopments was RM1 million. 
Then that line moved up to 
RM2 million, and then to RM3 
million. Today, most township 
developments have bungalows 
and zero-lots, even semi-dees 
that are fetching RM3 million 
and above. 

So where is the benchmark 
now? And can we really put a 
figure on it?

Correct me if I’m wrong, but 
to a person who drives a Perod-
ua Kelisa, owning a Honda City 
would be luxury. To a person 
who drives a Honda City, own-
ing a BMW would be luxury. 

Likewise, a Maserati owner 
would find it luxurious to own 
a personal jet. 

Similarly, in property con-
text, for someone who is rent-
ing a house, owning a small 
house would be luxury. Where-
as an owner of a 1,500sq ft ter-
race link would consider a 
2,500sq ft semi-dee a luxury and 
the owner of a 6,000sq ft bunga-
low would define luxury as a 
mansion at a bespoke address. 

I recently had a discussion 
with several people on this top-
ic and the response I got from 
some of them was very enlight-
ening. 

“I believe that luxury is 
space. Land is a diminishing 
commodity and in the near fu-
ture an extra square foot would 
be a premium worth paying for. 
At the moment, any property 
that offers space is luxury,” 
said Chris Prasad, my business 
partner. 

“I think that luxury is being 
able to make a statement. To 
live in a famous and well-known 
address is making a statement, 
hence living a life of luxury,” 
said Dr. Daniele Gambero, CEO 
of REI Group of Companies. 

“To me luxury isn’t about the 
house you live in or the car you 
drive. It is having disposable 
cash to purchase expensive 
things without batting an eye 
lid. To be able to treat yourself 
and loved ones to exclusive 

holidays, to be able to give 
them the best medical care 
needed,” said Ravi Shankar, an 
offshore engineer. 

“My luxury comes from wak-
ing up in the morning and not 
having to rush through the traf-
fic jam to get to work. Instead, 
I am able to stay home and play 
with my 15-month old son,” 
said Tan Ai Kim, a business 
owner. 

So, luxury spells different 
things to different people. How 
then can we categorise  or find 
an all encompassing definition 
of luxury? The truth is we can’t, 
and that is why neither you nor 
I have found a satisfactory an-
swer to what it is. 

It is different things to differ-
ent people, at different times of 
their lives. 

We have to accept the fact 
that luxury is acquired…not 
made. 

Gunaprasath Bupalan 
(a.k.a. GP) is Co-Owner and 
Editor of Terra Value Sdn Bhd, 
the publishers of Property-
Times, Get Real with The Malay 
Mail and Real Reserve in The 
Malaysian Reserve. He has vast 
experience in property, lifestyle 
and travel journalism and has 
been writing / editing for the 
past 12 years.  If you have a 
topic to discuss with G.P., please 
email him at gunaprasath@
propertytimes.my 
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There was an era when houses were painted with bright co-
lours, and living room must-haves include fake foliage, bean 
bags and chintzy lamps. 

However, that passionate era was soon forgotten when interior 
spaces embraced the minimalist trends. Intense hues made way for 
light and earthy colours tones the walls and simplicity took over in 
décor. 

Looking at what’s hot today in the interior realm, the once pre-
ferred minimalism now represents dullness.The forgotten yesteryear 
style is making its way back into our living spaces. Here are some 
ideas to relive the retro flavour in our homes. 

Spruce your home with retro flavour 
by PAVITHER SIDHU

Yes. The dreaded tiles we once maniacally ripped out of bathrooms are 
back. The key here is to place the avocado on the outside and the white 
on the inside.

It’s all about matching prints. The explosion of penny-pinching prints 
suddenly looks pretty cool today.

The moment wooden floors 
were in, out went the ripped 
grubby carpets. Though we 
still prefer the hardwood, 
carpets in bold patterns in 
muted hues are chic today. 

Rattan furniture have been 
big in the 60s and 70s be-
fore they were downgrad-
ed to dated conservatories, 
old people’s homes or in 
your store.  It’s time to re-
move the dust from those 
chairs and place them in 
your living room because 
they are back in vogue.
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Epic Suites @ BP: Newtown

Location: Puchong, 

Selangor

Type: Serviced apart-

ment

Description: This proj-

ect spreads across 2.3 

acres in Bukit Puchong 

RʃHULQJ�D�FRPELQDWLRQ�
of freehold property and 

low density living with 

����XQLWV�LQ�QLQH�GLʃHU-
ent layouts sized from 

624sq ft to 2,475sq ft.

Price: From RM348,048 

to RM1,017,422

Developer: Bukit Hitam 

Development Sdn Bhd

NEW KIDS ON THE BLOCK

PIC 2014 to be held in July

The wait is over for those who 
have been looking forward to 
attend the annual Property 

Investment Convention (PIC) organ-
ised by Wealth Mastery Academy. 
This year, the 5th PIC 2014 will be 
held on July 12 and 13 at Sunway 
Pyramid Convention Centre.

PIC 2014 is an exclusive plat-
form in providing latest property 
market trends and investment strat-
egies for investors looking for prof-
its in property investment.

This year, property gurus to 

speak in the convention includes 
Milan Doshi, a property investor 
and author; Prudence Wong, prop-
erty entrepreneur; Vincent Wong, 
lease option manager and author; 
John Lee, international speaker; 
Veena Loh, general manager of Ma-
laysia Property Incorporated and 
Tan Hwa Chuan, director of B.I.G. 
Group of Companies and land de-
velopment advisor.

The event highlights include the 
strategies to make profits, privileg-
es to have access to latest property 
market trend, strengthening prop-
erty portfolio with proven strate-

gies, and unveiling hidden opportu-
nity in the market as well as helping 

investor discover exclusive invest-
ment opportunities. 

by  KENT TAN
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The Airie
Location: Bandar Sri Damansara, Selangor

Type: =HUR�ORW�EXQJDORZV¬
Description: 7KH�$LULH�LV�FRQFHSWXDOLVHG�E\�DZDUG�
ZLQQLQJ�6LQJDSRUHDQ�ɹUP�0.3/�$UFKLWHFWV�DQG�
located within a guarded development spreading 

across 8.65 acres of freehold land. Built-ups are from  

3,851sq ft to 6,428sq ft.

Price: From RM3 million

Developer: /2+�	�/2+�'HYHORSPHQW�6GQ�%KG

Kalista Residences
Type: Apartment

Location:�6HUHPEDQ��1HJHUL�6HPELODQ
Description: 7KLV�GHYHORSPHQW�LV�FDOOHG�.DOLVWD�5HVL-
dence and stands 18 storeys tall. The development 

IHDWXUHV�D�PRGHUQ�IDoDGH�DQG�RʃHUV�VWDWH�RI�WKH�DUW�
facilities as well as CCTV and 24-hour security surveil-

ODQFH��8QLWV�DUH�DYDLODEOH�IURP����VT�IW�WR������VT�IW��
This development is freehold.

Price: RM254,800

Developer: 5%�/DQG�6GQ�%KG��XQGHU�,-0�/DQG�%KG�

Citywoods
Location:�-RKRU�%DKUX�FLW\�FHQWUH
Type: Serviced apartment

Description: This new freehold project will sit atop a 

KLOO��,W�LV�FORVH�WR�WKH�FLW\�FHQWUH��\HW�GLVWDQW�HQRXJK�IRU�
residents to enjoy a quiet environment. Unit sizes range 

IURP����VT�IW�WR������VT�IW�
Price: From RM480,000

Developer: Hua Yang Bhd

Beta Residence @ Nilai Springs Villas
Type: Semi-detached

Location: 1LODL��1HJHUL�6HPELODQ
Description: A total of 16 low dense freehold units of-

IHUHG�LQ�OD\RXWV�RI������VT�IW�HDFK�EXLOW�RQ�D�ODQG�DUHD�
RI������VT�IW��(DFK�XQLW�FRPHV�ZLWK�ɹYH�EHGURRPV�DQG�
ɹYH�EDWKURRPV�
Price: From RM1.5 million onwards

Developer: %%1�'HYHORSPHQW�6GQ�%KG




