EEEEEE
DECISIONS

TheEdgeProperty.com

FRIDAY, JANUARY 6, 2017 . ISSUE 2325/2016 . PP19055/06/2016(034530)

THEEDGE
A PULLOUT EVERY FRIDAY WITH FD FINANGIAL
nAILYMAKE

TEP12 FEATURE
First-time

e — - Sl
i‘ Ta s a =)-Y homebuyers
0 — What you [ ]
‘ Rl . need to know . ]
TEP2 NEWS 1 % 4
Support for TheEdgeProperty.com TEP14 FEATURE

Malaysia's Best Managed Property Awards : : Wisdom from
View the video on

Go to www.TheEdgeProperty.com to download entry form www.TheEdgeProperty.com the newbies

Whereto
é in 2017?

NEW YEAR SPECIAL

Looking for a property in
Greater KL or Klang Valley
\ u this year? Let the experts

I point you in the right

direction. See Page 4.

¢ U,

AVAILABLE ofruine
WHERE DO | GET A COPY OF
THIS WEEKLY PULLOUT?

GO TO

TheEdgeProperty.com www.TheEdgeProperty.com

wishes all readersa ..

\i/, -+ HAPPY 2017! 'II;% DEV::NI;%AE &



TEp 2 TheEdgeProperty.com

_f|¥]Bin|®)

The Edge Property
Malaysia

Publisher and Group CEQ
Ho Kay Tat

THEEEDGE
PROPERTY com

MAKE BETTER DECISIONS

The Edge Property Sdn Bhd (1091814-P)
Level 3, Menara KLK, No 1 Jalan
PJU 7/6, Mutiara Damansara, 47810
Petaling Jaya, Selangor, Malaysia

TheEdgeProperty.com

Managing Director/Editor-in-Chief
Au Foong Yee

EDITORIAL
Editor Lam Jian Wyn
Contributing Editor Sharon Kam
Deputy Chief Copy Editor
James Chong
Senior Copy Editor
Shanthi Murugiah
Writers Rachel Chew, Tan Ai Leng,
Natalie Khoo, Shawn Ng, Lum Ka Kay
Art Director Sharon Khoh
Design Team Nik Edra,
Nurul Aida Mohd Noor, Henry Lee

For New Launches/Events/
Press Releases/News Tips
emalil: propertyeditor@bizedge.com
Tel: 03-7721 8211 Fax: 03-7721 8280

ADVERTISING & MARKETING
Head of Marketing and Sales
Sharon Chew (012) 316 5628
Senior Account Managers
Cecilia Too (012) 319 7666
Jayne Law (016) 929 3309
Account Managers
Jayremy Sim (011) 1669 6039
Jocelyn Poo (012) 611 5626
Marketing Support & Ad Traffic
Madeline Tan (03) 7721 8218
email: mkt.tep@bizedge.com

NEGOTIATOR ADVISORY SERVICE
Senior Manager Elizabeth Lay
Senior Associate Stannly Tan
Associate Karen Wong

For enquiries and listings
email: propertysupport@bizedge.com
GL: (03) 7721 8175/ 8172

TheEdgeProperty.com pullout is
published by The Edge Property Sdn
Bhd. It is available with The Edge
Financial Daily every Friday. The
pullout is also distributed at more
than 200 offices, shopping complexes,
condos, medical centres, F&B outlets
and LRT stations in the Klang Valley.
You can also download it for free at
www.TheEdgeProperty.com

The Edge Malaysia

EDITORIAL
Editor-in-Chief Azam Aris
CORPORATE
Chief Operating Officer Lim Shiew Yuin
ADVERTISING 8& MARKETING
Chief Commercial Officer
Sharon Teh (012) 313 9056
General Manager
Kingston Low (012) 278 5540
Senior Sales Managers
Fong Lai Kuan (012) 386 2831
Gregory Thu (012) 376 0614
Kamalesan Parama (012) 394 4855
Michael Tan (012) 213 0252
Creative Marketing
Chris Wong (016) 687 6577
Head of Marketing Support & Ad Traffic
Lorraine Chan (03) 7721 8001

NEWS ﬂ

FRIDAY JANUARY 6, 2017 * THEEDGE FINANCIAL DAILY FD

Support for TheEdgeProperty.com
Malaysia's Best Managed Property Awards

ﬂiéEdgeProperty.com
MALAYSIA'S

BEST MANAGED
- PROPERTY

AARD82017

BY NATALIE KHOO

PETALING JAYA: An official hand-
shake ceremony was held between
TheEdgeProperty.com with part-
ners and supporting bodies of the
inaugural TheEdgeProperty.com
Malaysia’s Best Managed Property
Awards 2017 on Jan 3.

The Awards aims to raise the bar
on Malaysian property manage-
ment while benchmarking against
the best-in-class practices globally.

Partners for the Awards organ-
ised by TheEdgeProperty.com are
Nippon Paint Malaysia and Pana-
sonic Malaysia. Present at the cere-
mony were Nippon Paint Malaysia
managing director Yaw Seng Heng
and Panasonic Malaysia managing
director Cheng Chee Chung.

Submission of entries are now
open until Jan 16. The Awards is
supported by the Malaysian Insti-
tute of Professional Property Man-
agers (MIPPM), Building Managers
Association of Malaysia (BMAM),
Malaysian REIT Managers Asso-
ciation (MRMA) and The Edge
Malaysia. They were represented
at the handshake event by MIP-
PM vice-president Professor Ting
Kien Hwa, BMAM president Tan
Sri Eddy Chen, MRMA chairman

Datuk Jeffrey Ng and The Edge
Malaysia City & Country editor
Rosalynn Poh.

“Over the past 10 years, we have
definitely seen an improvement in
the overall management of prop-
erties in Malaysia but we still have
much room for improvement. With
this Awards, we can educate build-
ing managers and residents on the
importance of a well-managed
building,” said Nippon Paint’s Yaw
at the event.

He added thatitis good that all
the relevant parties in the industry
have come together to make this
Awards a reality.

Meanwhile, Panasonic’s man-
aging director Cheng noted that
this Awards is a good start in ef-
forts to educate the public on what
it means to have a well-managed
property and the rewards they can
reap from it.

He added that he expects the
Awards to evolve with time con-

SAM FONG | TheEdgeProperty.com

sidering the varied aspects of dif-
ferent property types.

“For example, in a landed
property, the bulk of the mainte-
nance fees paid probably goes to
the security aspects. Whereas in
a non-landed property, we have
other factors to consider such as
indoor air quality and energy ef-
ficiency,” said Cheng.

TheEdgeProperty.com manag-
ing director and editor-in-chief Au
Foong Yee thanked all partners and
supporters of the Awards.

“This is no cookie-cutter award.
The judging process can be expect-
ed to demand for a lot of scrutiny
and deliberation.

“Considerations such as the
age of a building or project will
be taken into account in the award

TheEdgeProperty.com
Malaysia's Best Managed
Property Awards
handshake ceremony
with partners and
supporters on Jan 3 was
§ attended by (from Left)
TheEdgeProperty.com
product and development
business director Alvin
Ong, Ting, Ng, Chen,

Au, Yaw, Cheng, Poh

and TheEdgeProperty.
com contributing editor
Sharon Kam.

of marks. This is in line with the
Awards’ objective of encouraging
the adoption of the best practice
in property management for real
estate of all ages, types and price
points,” she said.

There are three categories of
Awards — residential, commer-
cial and mixed developments. En-
tries are open to all stratified and
non-stratified buildings, managed
in-house or by property managers.

Nippon Paint Malaysia is giving
a RM500 paint voucher for each
submission and a RM 10,000 paint
voucher to each winner. The win-
ners will be announced in April
2017.

Visitwww.theedgeproperty.com
or call (03) 7721 8289 for more in-
formation on the Awards.
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Go to TheEdgeProperty.com |
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NEWS HIGHLIGHTS from TheEdgeProperty.com

LBS sets RM1.5 bil
sales target for 2017

LBS Bina Group Bhd plans to
launch 12 new projects with a total
gross development value (GDV) of
RM2.349 billion. It aims to achieve a
sales target of RML.5 billion in 2017.

“Although we expect the market
this year to be challenging, LBS is
aiming for a higher sales target of
RML.5 billion because we are con-
fident of our launches,” said LBS
group managing director Tan Sri
Lim Hock San during the compa-
ny's 2017 outlook media briefing
on Jan 5.

The developer delivered a total
of 1,971 units and recorded RM1.238
billion in sales in 2016, surpassing
its target of RM1.2 billion sales.

The developer will be focusing
on projects in the Klang Valley but
plans to venture into new areas in-
cluding the south.

“BSP21 @ Bandar Saujana Putra
has been our main revenue con-
tributor for the past three years.
But we cannot rely solely on it. We

SAM FONG | TheEdgeProperty.com

(From Left) LBS executive directors
Datuk Cynthia Lim, Lim Hock San and
Datuk Wira Lim Hock Guan.

see potential in ljok, Dengkil and in

the south such as Kulai in Johor,"

said Lim.

serviced apartments, where nine
blocks have already been launched

| with 83% sold. The Last block will

be launched this month. The project
has a GDV of RM1.4 billion.
In Johor, itis mulling a joint-ven-

ture project in Kulai. The group will

also be launching 462 units of sin-
gle and double-storey houses in
Batu Pahat this year. The affordable

BSP21 comprises 10 blocks of

housing project has a GDV of RM94
million.

“LBS will continue to offer what
the market needs. The majority of
our launches are priced between
RM500,000 and RM600,000 and this

year, some 77% of the new launches

will be priced at RM500,000 and
below,” Lim said.

UDA plans to build
affordable housing in
Kuala Lumpur

UDA Holdings Bhd plans to develop
affordable housing with a starting
price of RM300,000 per unit in sev-
eral areas in the city this year.
UDA chairman Datuk Dr Mohd
Shafei Abdullah said a total of 700
units would be built in locations
such as Jalan Cochrane and Jalan
Jubilee in Cheras, Kuala Lumpur.
The project aims to assist young
people to own their own homes.
“The price offered is appropri-
ate because we need to cover the
cost of land to build the houses in

the areas," he told reporters after
attending the “Jom Sekolah" pro-
: gramme in KL on Jan 2.

JAG ventures into

property development

Listed electronic and industrial

waste processor JAG Bhd has en-
tered the property development

business with a mixed development

. worth RM155 million to RM170 mil-

lion in Klang, Selangor.
According to a JAG statement on

Jan 3, the company plans to diver-
sify its business to include property
i development and property invest-

ment while reducing its reliance on

the waste management/recycling
i segment.

The property business will be

spearheaded by a wholly-owned
i subsidiary, JAG Land Sdn Bhd. Its

proposed maiden project is on a 3.33-

acre freehold land in Kampung Jawa,

Klang. It will offer shopoffices, office

suites and apartments. Construction

is expected to commence in 4Q2017.
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DISCOVER A HOME WHERE LIFE BLOSSOMS
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@ JADE HILLS

‘Semi-D Style’ Facade

LIMITED EDITION LINK VILLAS The highly anticipated Link Villas at Jade Hills features luxurious ‘Semi-D style’

NOW OPEN FOR SALE facades, extra-long driveways and a refreshing ‘spring-blossom’ landscape concept.

03 874" 0707 With low-density master-planning, excellent security and exceptional build-quality,

..................................................... these unigue homes are a cut above the rest.

Visit Jade Hills Sales Gallery to find out more (2 WaZ€ JADE HILLS

Jade Homes Sdn Bhd 710233-k) TEEDGE 7o), [Toperty

No. 20-G, Jalan Jade Hills Utama 1/1, Commerce Village, /)@-g;eé;gj;[//u/z(,;';_rd- JADE HILLS @ gamudaland.com.my
Jade Hills, 43000 Kajang, Selangor Darul Ehsan. 2012 _20]6 : " by the hills by the lakes . a

Tel: 4603 87410707 Fax: +603 8741 8319 i

Developer License No: 10708-15/12-2018/0820(L)- Validity Period: 15/12/2016-14/12/2018- Advertising & Sales Permit No: 10709-15/12-2018/0920(F)- Validity Perdod: 15/12/2016-14/12/2018- Expected Date of Completion- March 2018-Land Tenure : Freehold- Land Encumbrances: NIL-
Approving Building Plan; Majlis Perbandaran Kajang- Building Plan Approval No: Bil (17)MPKJ 1/P/21/2018- Type of House : 2 Storey Terrace- Seling Price: AM1,043,000(min)- RM1578,000 (max)- No. of Units: 32 Units- Bumiputra Discount: 7%  Disclaimer: Al art renderings and photographs
contained in this advertisement are arfist's impressions only, The developer reserves the right to modify any parts of the building prior to completion as directed or approved by relevant authorities. All plans, layout, information and specifications are subject to change and cannot form part of
an offer or contract presentation. While every reasonable care has been taken in preparing this advertisement, the developer cannot be held responsible for any inaccuracy.
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BY TAN Al LENG + RACHEL CHEW + NATALIE KHOO + SHAWN NG + LUM KA KAY

t's the New Year and while 2017 isn’t ex-
pected to be any different from the rather
“meh” 2016, it should not be all gloom
and doom. For those looking to invest or
buy real estate, some investment gurus
will tell you that bad times make for good
buys, but of course like every investment, w
would have to weigh the risks and benefi

To help set us on our way in our
investment quest in 2017, TheEd;

The improved connectivity from major hubs
outside KL and its fringes to KL city centre and
vice versa has brought investors’ attention back
to the city centre and to mature areas such as
Damansara Heights.
~ Onthe overall market outlook for the year,
the majority thinks that consumer sentiment
will remain bearish while the strict lending
environment will continue to dampen sales.

Some foresee the downtrend in the market
to continue while investors’ holding power
will be challenged. However, the more op-
timistic ones say the completion of some
major infrastructure projects and the start
of others including the mega developments
will spur buying interest. Some also feel the
weakening ringgit will attract foreign buying
interest especially properties in KLCC and
Mont'Kiara.

At the end of the day, all concur that buyers
will be the “winners” in 2017 as competition
among developers heighten and we can expect
some good perks for buyers.

Here are the key takeaways from the poll:

ang Valley for 2017.

dn Bhd founder and principal
GV International Property Con-
sultants executive director Anthony Chua, CBD
Properties (KD) Sdn Bhd executive director
Daphne Chan, Nawawi Tie Leung Real Estate
Consultants Sdn Bhd managing director Eddy
Wong, Hartamas Real Estate Sdn Bhd group
managing director Eric Lim, Malaysian Institute
of Estate Agents (MIEA) president and Maple-
land Properties Sdn Bhd principal Erick Kho,
CBRE|WTW managing director Foo Gee Jen,
VPC Alliance Property Consultants managing
director James Wong, PA International Property
Consultants (KL) Sdn Bhd managing director
Jerome Hong, Oregeon Property Consultancy
Sdn Bhd director Joean Lee, Reapfield Group
chief operating officer Jonathan Lee, MacReal
International Sdn Bhd founder Michael Kong,
Knight Frank Malaysia managing director
Sarkunan Subramaniam, Metro Homes director
See Kok Loong, PPC International managing
director Datuk Siders Sittampalam, LaurelCap
Sdn Bhd executive director Stanley Toh, The
One Property International executive director
Stephen Yew, Henry Butcher Real Estate Sdn
Bhd chief operating officer Tang Chee Meng,
One Sunterra Properties Sdn Bhd head of
agency Terence Yap and JLL Property Services
(Malaysia) Sdn Bhd managing director YY Lau.

It was observed that many of the “hotspots”
were chosen because of their transport in-
frastructure as well as the presence of mega
projects in the making such as the Tun Razak
Exchange (TRX), Bandar Malaysia and KL
Metropolis as they offer some fresh leads for
investors.

1. Relook at Kuala Lumpur city centre
and Mont'Kiara

Suggested locations: KLCC, Ampang KL,

Mont’Kiara, KL Metropolis, Bandar Malay-

sia and TRX.

The positive newsflow of TRX, Bandar Malay-
sia and KL Metropolis developments, coupled
with the announcement of the KL-Singapore
High Speed Rail (HSR) project, has drawn mar-
ket attention back to the city centre.

Although there are concerns of oversupply
in the high-end residential segment, prices
have stabilised and owners are becoming more
realistic in their asking prices.

2. Revisit old mature townships

Suggested locations: Cheras, Kepong, Sentul,
Jalan Kuching, Jalan Ipoh, Selayang and Old
Klang Road.

Alarge population and good amenities sup-
port the growth of these mature areas. Some
of these areas were overlooked during the last
boom time as people were looking at new and
more exciting offerings.

However, during a downturn, homebuyers
— especially those who are buying for their

FRIDAY JANUARY 6, 2017 * THEEDGE FINANCIAL DAILY FD

own-stay — tend to go back to basics and
choose to stay at places where they are famil-
iar with, which have complete amenities and
are affordably priced.

3. Continue moving south

Suggested locations: Kajang, Semenyih, Sepang,
Kota Warisan, Cyberjaya, Putrajaya and Bangi.

With improved highway accessibility, the
southern part of Klang Valley or Greater KL
doesn’t sound that far away from KL city cen-
tre or Petaling Jaya.

As new township developments by estab-
lished developers slowly take shape, home-
buyers are gaining more confidence in these
developments and may consider purchasing
a home in a new address.

For investors, as property prices in the new
townships are comparatively cheaper than
similar offerings in more established areas
in the Klang Valley, the investment theory of
“buy low and sell high” may apply for prop-
erties in such locations.

4. Follow the MRT (or LRT) line

Suggested locations: Ara Damansara, Tropi-
cana, Kota Damansara, Mutiara Damansara,
Bandar Utama and Kwasa Damansara.

With good public transportation systems,
homebuyers no longer have to limit their
choices to places near their workplace; they
might now consider buying properties near
MRT/LRT stations.

Rental demand will be strong for prop-
erties located close to public transportation
systems, especially those within walking dis-
tance to the stations.

5. Tap on new mega projects and
township developments

Suggested locations: Klang, Shah Alam, Teluk
Panglima Garang, Bukit Jalil, Ijok, Rawang
and Kundang.

Enhanced highway connectivity to these
areas has attracted developers to acquire big
plots for green field developments which al-
low them the freedom to build without the
constraints of existing infrastructure and
offer lifestyle products, back to nature envi-
ronments and aesthetically pleasing homes.

The full survey responses start from page 5.
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Sarkunan Subramaniam

Knight Frank Malaysia managing director

The top three hotspots

The areas that investors
should focus on are Daman-
sara Heights, Sungai Buloh
and Kajang, in that order. Da-
mansara Heights has been very
much left behind due to the
lack of public transportation
infrastructure, but with the
MRT Line 1 (MRT Sungai Bu-
loh-Kajang Line) seeing full
completion in 2017, the area
will rise and catch up with
neighbouring areas such as
Bangsar South, Mid Valley City
and KL Sentral.

Sungai Buloh and Kajang are
also expected to benefit from
the new public transportation
infrastructure. Being one of
the terminus of the MRT Line
1, Sungai Buloh will see a tre-
mendous shift with help from
the MRT line.

Meanwhile, as a very con-
gested area, Kajang will also
move ahead due to the imple-
mentation of the public trans-
portation.

Catalysts and challenges

The MRT Line 1 is expected to
bring more vitality and ease
traffic congestion in the areas.
Other catalysts are the ongoing
urbanisation and redevelop-
ment projects in these areas
such as Kwasa Damansara in
Sungai Buloh by the Employ-
ees Provident Fund, Pavilion
Damansara Heights by Tan Sri
Desmond Lim in partnership

with the Canada Pension Plan
Investment Board, Damansara
City in Damansara Heights by
GuocoLand Ltd and the general
development in Kajang.

The greatest challenge for
the property market in the
three chosen areas is the slow-
down in Malaysia’s economy.
However, with some efforts
taken by the government, we
should see the market recover
towards the end of 2017.

Property price trends

We have already seen some
market activity in Damansara
Heights, Sungai Buloh and
Kajang. For example, there is
a spike in the rental of office
spaces in Damansara Heights
due to the completion of new,
top quality office buildings
there which is bringing up the
level of rents in the area.

The current average rent for
old office buildings in the area
is RM5.50 psfwhereas the rent-
al for newly completed office
buildings is about RM7 psf.

Meanwhile, the average

Metro Homes Sdn Bhd director

The top three hotspots

transaction price psf of ter-
raced houses in Sungai Buloh
has been rising since 2013. The
average transaction price psf
was RM339 as at Dec 8 last year,
up 14.14% from RM297 psf as
at end-2013.

The landed houses in Ka-
jang 2 were being transacted
at an average of RM484 psf as
at Dec 8 last year, an increase
of 32.6% from RM365 psf as at
end-2013.

The property market in
2017

The residential properties in
Damansara Heights will be able
to hold their current prices and
even slightly increase as the
MRT Line 1 is expected to bring
renewed demand in the area.

Apartments, condominiums
and landed properties in the
area will see better times with
the improved infrastructure,
but the positive impact on the
landed properties may not be
as great as strata properties be-
cause a lot of people who live
in landed homes do not really
use the MRT for transport.

Going forward, the property
prices in Sungai Buloh and Ka-
jang will also slightly improve
and would be better off than
the overall property market,
thanks to the positive impact
from the MRT Line 1.

I expect these three areas
to do well in the next two to
three years.

See Kok Loong

Kuala Lumpur city centre, Mont Ki-
araand Damansara Heights because
the areas would be sought after by
foreign buyers in 2017, especially
buyers from mainland China.
These areas are in good loca-
tions that enjoy both strong local
support as well as foreign interest.

Catalysts and challenges

The weakened ringgit will help at-
tract more foreign buyers into the
local property market. With their
strategic locations and well-known
addresses, Kuala Lumpur city cen-
tre, Mont’Kiara and Damansara
Heights will remain the preferred
choices for mid- to high-end in-
come buyers.

On the other hand, the volatility
of the ringgit could affect inves-
tors’ appetite and plans for buy-
ing Malaysian properties. Mean-

while, local buyers are adopting a
wait-and-see stance while looking
out for good deals and incentives to
buy in the current sluggish market.

The government also needs to
come up with a more transparent
and consistent guideline and pol-
icy on foreign investment to boost
the property sector.

Property price trends

While the property prices in the
three areas are generally stable

rfh

now, they are facing pressure and
are likely to trend downwards es-
pecially if the properties are owned
by speculative investors without
holding power.

Supply-wise, new supply of res-
idential properties in the chosen
areas is limited for 2017 but more
units would be completed from
2018 onwards.

Except for KL city centre, the
supply of commercial properties
would be limited in Mont’Kiara
and Damansara Heights as the
two areas are mature residen-
tial neighbourhoods with lim-
ited land.

The property market in 2017
Property prices in the three areas
will be stable or drop 2% to 3% in
2017 as the overall property market
is expected to be sluggish in 2017
before recovering in 2018.

TheEdgeProperty.com Tep D
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James Wong

VPC Alliance Property
Consultants managing director
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The top three hotspots

The areas along the proposed LRT
Line 3, which are from Bandar Uta-
mato Klang, and the areas along the
proposed MRT Line 2 from Sungai
Buloh to Putrajaya. These areas will
see improved accessibility and in-
frastructure.

The last hotspot is Sungai Besi/
Chan Sow Lin. The area is near to
the future mega project of Ban-
dar Malaysia and the Kuala Lum-
pur-Singapore High Speed Rail
(HSR) terminus. The area will see
improvements on accessibility and
infrastructure, as well as more eco-
nomic activities.

Catalysts and challenges

Rental for both commercial and
residential properties in these ar-
eas will rise due to increased de-
mand. The LRT Line 3, MRT Line
2 and HSR infrastructures will en-
hance these areas economically and
turn some places near the stations
into transit-oriented developments
(TOD) that integrate housing, offic-
es, shopoffices and retail elements
within walking distance.

However, as projects classified
as TODs normally have higher plot
ratios and densities, they may create
traffic congestion. Another thing to
keep in mind is that the LRT Line
3 and HSR are still in the planning
stages and have notyet commenced
work, hence there is the risk of a
change in alignment or station lo-
cation.

Property price trends

Both commercial properties and
residential properties along the
MRT and LRT lines have had an
appreciation of above 10% over the
past two years.

For example, according to VPC
Alliance’s data, Palm Garden Apart-
ment in Bandar Baru Klang has
had a price appreciation of 36.4%
to RM150,000 in 3Q2016 from
RM110,000 during the same peri-
od in 2015. Palm Garden Apartment
is 200m away from the proposed
LRT Line 3 station.

Another example is a double-sto-
rey shoplotin Seksyen 7, Shah Alam.
Itwas worth RM1.03 million in 2015
but in 3Q2016, the price jumped
43.7% to RM1.48 million. It is also
within walking distance to the pro-
posed LRT Line 3 station.

The property market in 2017

In 2017, house prices in these areas
will still rise, in anticipation of the
incoming infrastructure projects.
Both residential and commercial
properties in the mentioned areas
are expected to show an upward
trend in the next three to five years.

The top three hotspots
Semenyih for its township and
mixed developments; Sentul and
Jalan Kuching/Selayang for their
mixed developments.

Catalysts and challenges

Transit-oriented developments
will continue to be attractive
generally to young urban pro-
fessionals. In addition, the are-
as mentioned have good access
and connectivity such as being
located close to highway inter-
changes (such as Setia EcoHill
and Eco Majestic which are both
located in Semenyih). Developers
are linking highways by building
interchanges and links as part of
their township developments.
Established developers offering
products with modern and in-
novative designs and which are
competitively priced would fare
well in a challenging market.
The property marketin 2017, in
particular the residential sector,
would face challenges including
the slowdown in the economy
contributed by weak commodi-

l

The top three hotspots

KLCC — under the Greater KL
transformation plan, KLCC as
the metropolitan and capital of
Malaysia has enjoyed an interna-
tional appeal to global investors.
The properties in and around
KLCChave become the first pick
for foreign investors and domes-
tic buyers.

Kajang — for the past decade,
development gravity has shift-
ed to the southern region of
the Klang Valley with the de-
velopment around major in-
frastructure (KLIA), govern-
ment administrative agencies
(Putrajaya), education institu-
tions and MSC status belt (Cy-
berjaya and Xiamen University
in Dengkil).

Sungai Buloh — Northern re-
gion of Klang Valley (Sungai
Buloh, Rawang, Bukit Berun-
tung) has long been neglected
in the past by developers and
was labelled as a less affluent
area with poor connectivity to
KL city. The development land-
scape has changed drastically re-
cently due to the booming Kota
Damansara in Sungai Buloh and
the implementation of the MRT
Sungai Buloh-Kajang Line, the
LATAR highway and redevel-
opment (Kwasa Damansara) of
the Rubber Research Institute
land. Big players have begun to
acquire and deposit landbank in
the northern region of the Klang
Valley.
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Datuk Siders Sittampalam

PPC International managing director

ty prices, the rising cost of living,
the depreciating Malaysian ring-
git and the declining volume of
property transactions.

As aresult, the market will see
developers adopting “hard-sell-
ing” marketing strategies such as
providing incentives and free-
bies. Projects may be deferred
which could mean
an indirect reduction \
of affordable homes
coming on stream.
Generally, the medi-
um to high-end resi-
dential developments
finance the develop-
ment of affordable
homes by cross-sub-
sidy. Market senti-
ments would not be
bullish and sales of launched
units would be lacklustre. As
such, developers would be pre-
pared to accept lower profits and
price the units lower in order to
attract sales.

'n

Property price trends
Semenyih is dominated by land-

ed residential development. The
few high-rise residential develop-
ments are confined to low-medi-
um-cost apartments. However,
there are one or two high-rise res-
idential projects being launched
in the form of serviced apart-
ments and Small-office, Home-of-
fices (SoHos). The incoming and
planned supply for
this type of develop-
ment has been on
the rise.

Over the last few
years, Semenyih has
seen an accelerat-
ed pace of develop-
ment which is grad-
ually moving down
south towards Be-
ranang. Beranang,
therefore, would see a spillover
effect of Semenyih’s rapid growth.
New serviced apartments and
SoHo units are priced between
RM300 to RM600 psf while land-
ed residential properties such
as double-storey terraced hous-
es and semi-dees are priced be-
tween RM450,000 to RM600,000

. Stephen Yew

\i/ The One Property International executive director

Catalysts

KLCC — The Great-
er KL transformation
plan; implementa-
tion of the MRT and
LRT lines; interna-
tional projects such
as the Tun Razak Ex-
change and Bandar
Malaysia.

Kajang — Infrastruc-
ture upgrades such as MRT Sun-
gai Buloh-Kajang Line; SILK high-
way; LEKAS Highway; spillover
effects from rapid developments
in neighbouring areas, name-
ly Semenyih, Bangi, Putrajaya,
Cyberjaya, Dengkil and Sepang.
Sungai Buloh — Infrastucture
upgrades such as MRT Sungai
Buloh-Kajang Line, LATAR High-
way, DASH Highway and the
premier township development
of Kwasa Damansara which is a
15-year project spanning 3,000
acres.

Challenges

KLCC — Political and econom-
icissues as foreign investors are
sensitive to political or economic
instability and uncertainty.
Kajang — Pressure and compet-
itive challenges from the neigh-
bouring areas such as Semenyih,
Bangi, Cyberjaya and Dengkil.
These areas are thriving with
rapid developments and have
absorbed a lot of investors and
buyers from Kajang.

Sungai Buloh — The economic

downturn as fore-
cast by analysts. Is-
sues like oversupply,
poor occupancy and
falling rental rates
- and selling prices
for retail units and
shoplots may affect
Sungai Buloh and
Kota Damansara'’s
commercial centres
should the economic condition
deteriorate.

Property price trends

Residential properties in KLCC
mainly comprise high-rise ser-
viced residences and condomin-
iums. Prices in general are trend-
ing down as low crude oil prices
have affected the expatriate rental
market here.

Residential properties in Ka-
jang are mainly landed property
which have been seeing a down-
ward trend lately.

In Sungai Buloh, demand for
landed property has softened
although prices are still seeing
appreciation albeit lower than
previous years.

Under commercial properties,
KLCC is made up of office space,
hotels, purpose-built commer-
cial buildings and retail units. In
general, there is an oversupply of
office space in KL city. The slow-
down has also impacted demand
for corporate offices.

Commercial properties in
Kajang mainly comprise mul-

per unit and RM800,000 to RM1.1
million per unit, respectively.
The new township devel-
opments generally offer gat-
ed-and-guarded residential pro-
jects. The supporting commercial
developments are mainly shopof-
fices. There are currently no retail
malls except hypermarkets.

The property market in 2017

Given the challenges, the res-
idential market would be flat
and perhaps experience a de-
cline in prices of high-rise apart-
ments where oversupply is seen
in certain locations. Likewise,
the fundamentals do not sup-
port any projection of growth in
the rental market. 2017 will see
the handover of completed units
purchased under the Developer
Interest Bearing Scheme and the
purchasers would either place
them on the market for sale or for
rent. The question arises whether
the returns from the rent received
are justified or sufficient to cov-
er the mortgage repayment to

some extent.

ti-storey shoplots, office lots and
retail units. In general, the trend
for commercial properties in se-
lected areas is still seeing some
upward price adjustment.

Commercial property types
in Sungai Buloh are mainly mul-
ti-storey shoplots, retail units and
office lots. A declining trend is
observed due to the current eco-
nomic slowdown.

The property market in 2017

In 2017, I expect housing prices
to moderate and consolidate.
The property outlook for 2017
remains challenging. There are
many factors which will impact
our property segments such as
the domestic political and eco-
nomic environments, impend-
ing general elections, commod-
ity and crude oil prices, falling
ringgit, negative property market
sentiments, rising inflation rate,
stringent bank lending policy
and others. External factors will
also impact the property sector
such as Brexit and new US poli-
cies under the administration of
President-elect Donald Trump.

Property prices will rebound
in 2018 (or after the general elec-
tions) when the political and eco-
nomic environments improve
and become more stable. Pent-
up demand from investors and
homebuyers will drive property
prices up. Rising development
cost is already directly contribut-
ing to property price hikes.
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The top three hotspots

KL Metropolis, Mont'Kiara and KL
City Centre (KLCC) as the properties
in these areas are priced competi-
tively and new projects are selling
with attractive promotional pack-
ages which are unseen of during
better times.

It’s a great opportunity now to
purchase properties at such great
locations as these areas are proven
“impeccable” locations with a “pres-
tigious address” that represent the
buyers’ lifestyle and status.

Catalysts and challenges

Mont'Kiara and KLCC are already
established areas with good amen-
ities and easy accessibility to major
hubs in the Klang Valley. They will
continue to draw buyers’ attention.

Meanwhile, KL Metropolis by
Naza TTDI will see strong demand
due to its modern development
concept of a sustainable city as well
as its good location close to the
city centre.

It is also earmarked to become
KL's largest shopping destination
and MITEC (Malaysian Interna-
tional Trade Exhibition Centre) is
set to be Malaysia’s largest exhibi-
tion space which could see more
business and job creation in years
to come.

However, as the market contin-
ues to be slow due to dampened
market sentiment, some investors
are beginning to lose their holding
power. This will impact property
price growth.

Property price trends
Both price and rental growth have
gradually slowed due to the weak
market amid uncertainties. Howev-
er, the fundamentals of these loca-
tions — strategic location, easy ac-
cess to various amenities and good
accessbility — remain intact and
will maintain their attractiveness
as a long-term investment.
Meanwhile, as growth slows,
property owners are becoming
more realistic in pricing and are
now more willing to review their
asking prices.

The property market in 2017
We shall see a steady rise in prices
again towards the fourth quarter of
2017 and the price uptrend should
continue till 2020.

As the market becomes more
challenging, we advise investors and
homebuyers to look at the funda-
mentals of the areas such as existing
amenities, the environment, their
demographic preference and infra-
structure as these will reduce their
investment risk over the long term.
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The top three hotspots

We recommend revisiting the
Central Business District (CBD)
which comprises the KL City
Centre (KLCC), the Golden
Triangle and KL city’s old com-
mercial areas as there are good
opportunities to pick up com-
mercial properties at realistic
prices. The lack of new availa-
ble land will always mean that
the CBD properties will remain
sought after particularly its prime
properties. New developments,
particularly in Bandar Malaysia,
which will house the station for
the KL-Singapore High Speed
Rail, should be watched closely.

New hotspots are emerging
on the fringes of KL city which
we call KL Prime Fringe. They
include KL Eco City, Mid Valley
City and Damansara Heights.
Given their locations, maturity
of the surrounding areas, afflu-
ence of the population, better
connectivity and integration with
large retail developments, hotels
and serviced residences, these
areas have come onto investors’
radars more recently.

They are well served by many
malls including one of the
world’s largest. The attraction
in these areas is evident from the
high rents and capital values. The
newly completed phase one of
MRT Line 1, from Sungai Buloh
to Semantan, will create more
interest in Damansara Heights.

The third area to look at would
be where a good portion of the
Greater KL population resides.
Some of the well tenanted offic-
es in the suburbs are occupied
by big space users in the ser-
vice and IT industry. They look

:/far

YY Lau

JLL Property Services (Malaysia) Sdn Bhd managing director

for space where they

can keep cost down

while attracting the
right kind of talent.

In short, my selec-
tions are:

(1) Kuala Lumpur
CBD — KLCC,
Golden Triangle
and older KL city
commercial are-
as.

(2) KLPrime Fringe comprising
KL Sentral, Mid Valley City,
Bangsar/Pantai/Kerinchi
and Damansara Heights.

(3) Decentralised KL office areas
(Selangor) — Petaling Jaya/
Mutiara Damansara/Bandar
Utama/Kelana Jaya, Subang
Jaya, Shah Alam, Klang and
Puchong.

Catalysts and challenges

The catalysts for the property
market (and the chosen hot-
spots) would be the increase in
public transport coverage and
amenities, including existing
and new retail malls, F&B out-
lets, grocery stores, clinics and
others for the working popula-
tion or residents.

Government initiatives like
Invest KL and associated infra-
strucuture projects will certainly
help the property market.

Amongthe general challenges
are tighter loan rules.

While the ringgit remains
volatile, investors may prefer
to adopt a wait-and-see attitude.
No doubt, with a weaker ring-
git, Malaysian properties appear
cheap. Nevertheless, foreign in-
vestors need to be assured that
the currency depreciation will

Terence Yap

>

not continue.

Weak oil pric-
es will continue to
affect tenancies in
the CBD as oil and
gas-related compa-
nies downsize.

Rising house
prices that exceed
the affordability of
the mass population
causes home ownership rates
to be low.

Besides, the slower economic
growth nationwide, regionally
and globally has reduced invest-
ment in the property market in
general.

Property price trends

For prime residential properties
that JLL monitors, we note that
capital values of prime residen-
tial properties in KL Prime Fringe
have held relatively well easing
0.1% y-0-yin 3Q2016 in contrast
to those in KL city centre which
have fallen 7% y-o-y.

On closer examination, cap-
ital values for prime high-rise
residential properties in Daman-
sara Heights have appreciated by
3.4% y-0-y in 3Q2016 due to the
new pricier launches whereas
Mid Valley has seen a drop of
3.1% y-o-y. Generally, we are of
the opinion that prices in Greater
KL will continue to ease a little
next year with some exceptions
like Damansara Heights which
happen to have new develop-
ments and a new MRT linkage.

For commercial properties,
capital values for prime office
space in KL Prime Fringe have
seen slightly better performance
with capital values rising 3.9%

One Sunterra Properties Sdn Bhd head of agency

The top three hotspots

demand for properties if
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y-0-y as opposed to CBD ris-
ing only 0.5% y-0-y. Damansara
Heights showed the strongest
growth for the basket of prime
office monitored by JLL, rising
in capital value by 9.1% y-o-y
on account of new projects. The
market was boosted by the lo-
cation and new development
of the Damansara Heights of-
fice buildings which are located
within close proximity to quality
public transportation.

Most of the office buildings
within the KL Fringe submar-
ket are also integrated mixed
developments of retail, office,
hotels and residential. We think
that capital values will continue
to rise and all these factors will
continue to attract companies
to set up offices here in 2017.

The property market in
2017

Overall, property prices of prime
high-rise residential properties
in Greater KL are on a downward
slide but landed properties are
less affected. The more popular
housing areas will also not be as
badly affected. However, more
expatriates and the working pop-
ulation will be attracted to stay in
KLCC and near the newly com-
pleted MRT stations. Because
of this, housing prices may rise
slightly as rentals move up. Un-
less there is a recession, housing
prices in the chosen hotspots will
rise in capital values. However,
the pace of price growth will be
dependent on economic growth,
employment rates, growth in
household income and the ex-
isting and new supply that comes
into the market.

cially for landed properties.

PetalingJaya, Old Klang Road
and Cheras.

Catalysts and
challenges

They are mature neighbour-
hoods supported by good
amenities with improving in-
frastructure and public trans-
port. Established neighbour-
hoods such as Cheras, Petaling Jaya and
selected areas in Damansara are expect-
ed to generate strong demand due to the
commencement of the MRT Line 1 from
Sungai Buloh to Kajang.

The proximity of Old Klang Road to
KL city centre and its easy connectivity
have enhanced its appeal particularly
the landed residences which are seeing
stronger interest lately. Another pull
factor is the price factor where many
properties [in these areas] are still going
below RM1 miillion.

However, we anticipate a weaker

the lending guidelines are
not relaxed. The massive
oncoming supply does not
augur well for the property
marketwith many develop-
ments completing in 2017.
Aviable solution will be to
slow down the develop-
mentapprovals in the short
term to allow the current
supply to be absorbed by the market.
We are already seeing some down-
ward pressure in prices and rentals.
Should more new supply enter the mar-
ket in the short term, the supply will far
exceed the demand and this will likely
cause a bubble in the property market.

Property price trends

The residential property market in
these hotspots have improved in recent
months. However, we do not foresee a
surge in demand in the coming months
but expect prices to remain stable espe-

The high-rise residential segment
is expected to see weaker demand due
to significant incoming supply. The go-
ing price for double-storey terraced
houses in these locations are: Cheras
(RM450,000 to RM800,000), Petaling Jaya
(RM800,000 to RM1.2 million), and Old
Klang Road (RM700,000 to RM1 million).

Meanwhile, the commercial prop-
erty market will continue to be weak in
2017. The massive supply of office space
and retail shops has diluted the market.
Many operators and businesses will stay
on the sidelines until the market im-
proves. The general business sentiment
does not warrant business expansion.

The property market in 2017

Housing prices are very unlikely to rise
in these hotspots but are expected to
stabilise and will only gradually climb
up when market sentiments improve
and when lending is made easy for
property buyers.
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The top three hotspots

Northern part of the Klang Valley,
Semenyih and KL city centre are
the top three property hotspots that
one should watch out for. Growth
in the areas north of the Klang Val-
ley, including Rawang, Kundang
and Bukit Beruntung, appears to
be gathering pace with develop-
ers purchasing large tracts of land
and launching projects in the area.
With the currentfocus on affordable
and mass housing, more township
developments are moving to the
northern part of the Klang Valley.

In general, recent land transac-
tions in this region were of more
than 100 acres with selling prices
not exceeding RM100 psf. Such
large tracts of land enable the de-
velopment of townships. The re-
gion has attracted many develop-
ers including Hap Seng
Consolidated Bhd, Ber-
jaya Corp Bhd and Eco
World Development
Group Bhd.

Semenyih will en-
joy the spillover effects
from Kajang and bene-
fit from the connectivi-
ty and accessibility via
the Kajang-Seremban
Highway, North-South
Expressway, South Klang Valley
Expressway and Sistem Lingkaran
Lebuhraya Kajang Highway.

With large township projects
and the presence of the University
of Nottingham Malaysia campus,
the area will become a property
hotspot.

The future also looks bright for
KL city centre with upcoming and
ongoing mega projects such as
the Tun Razak Exchange (TRX),
the Merdeka PNB 118 and Bandar
Malaysia, where the Kuala Lum-
pur-Singapore High Speed Rail
(HSR) will change the landscape
of the locality.

As a cosmopolitan city with good
grade office buildings, regional
shopping malls, world class hotels
and high-end residential units, KL
city centre will always be the choice
for expatriates and foreigners to rent
or buy their properties.

Catalysts and challenges

The catalysts for the three chosen
hotspots include the MRT Line 1
and the HSR link. Targeted to be
fully operational by July 2017, the
MRT Line 1 will shorten travel time
for those staying in the Rawang
and Semenyih areas. The public
transportation in KL city centre
will be further enhanced as a few
stations are located in Pasar Seni,
Jalan Hang Jebat, Stadium Nega-
ra, Bukit Bintang and Tun Razak
Exchange.

BNM'’s move to maintain the
overnight policy rate (OPR) at 3%
since July 2016 after reducing the
statutory reserve requirementratio
from 4% to 3.5%, effective Feb 1,
2016 will also support the market.

In view of the current external
and internal uncertainties and strin-
gentlending policy coupled with a
weak job market and challenging

leasing market, prospective buy-
ers will continue to remain on the
sidelines.

Property price trends

Data from the Valuation and Prop-
erty Services Department (JPPH)
showed that most properties in
the northern part of Klang Valley
experienced capital appreciation
despite the lacklustre market en-
vironment.

Over 3Q2014 to 3Q2016, the
average price of double-storey
terraced houses in Bandar Bukit
Beruntung and Bandar Tasik Puteri
in Rawangrecorded an increase of
16.8% and 20.1% to RM170 psfand
RM200 psf, respectively.

Residential property prices in
Semenyih also appreciated over
the same period. For instance, the
price of double-sto-
reyterraced housesin
Bandar Tasik Kesuma
increased by 12.6%
to RM300 psf while
for those in Taman
Pelangi Semenyih the
average price rose by
26.5% to RM370 psf.
Selected shopoffices
in Semenyih also reg-
istered an increase of
35% to RM320 psf over the same
period.

In KL city centre, JPPH data
showed that the average transact-
ed prices of condominiums there
declined slightly by 8.3% to RM729
pstforthe period 3Q2014 to 3Q2016,
while a huge price hikeof 81.9%
was recorded for detached resi-
dential properties in the area for
the same period.

The average transaction price
of the detached properties rose to
RM1,100 psfas at3Q2016 as people
bought these properties for their
land. We note that the values of the
detached homes have increased the
most, partly due to the redevelop-
ment potential of these parcels into
stratified properties.

The property market in 2017

Looking ahead, I expect the prop-
erty prices in the northern parts of
the Klang Valley and Semenyih to
be favourable supported by sus-
tained local demand.

Overall, demand for properties
priced at RM500,000 and belowwill
continue to be strong. However, in
KL city centre, properties would
feel the impact of the challenging
market environment locally and
globally especially with cooling
measures still in place. In addi-
tion, due to their high price point,
properties in the city centre have
limited catchment as these prod-
ucts are generally priced beyond
the affordability levels of locals.
Nevertheless, property prices are
expected to pick up when the local
and global economies recover and
when mega projects and infrastruc-
ture developments such as the TRX,
the Merdeka PNB 118 building and
Bandar Malaysia kick in as these
developments will likely rekindle
interests in the city.
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The top three hotspots

In KL city centre, the Tun Razak
Exchange (TRX) projectlooks very
exciting. It is positioned as the new
central business district for KL.

The project encompasses an
area of 70 acres, with some 10 mil-
lion sq ft of office space, a 2 million
sq ft retail mall and about 3,800
units of residences. It will have
excellent connectivity, with easy
access to highways such as the
Maju Expressway and the SMART
tunnel as well as an MRT station.

The Kepong and neighbouring
Sentul area is another hotspot to
watch. It enjoys a very strategic
central location, which is only
about 10km to the city centre. The
areais currently undergoing some
redevelopment. Recent launches
of apartments/condominiums
here are priced between RM500
psfto RM800 psf and the take-up
rates have been good. We expect
to see more property launches
in this area.

Damansara Heights is enjoying
renewed interest, with the com-
pletion of phase one of the MRT
Line 1. Even thoughitis already an
established and mature residential
suburb, there are pockets of rede-
velopment activity which would
be exciting to watch, as it would
be a barometer of the health of
the high-end luxury marketin KL.

Catalysts and
challenges

The completion of the
MRT line will realign
values in its surround-
ing stations. Properties
located within walking
distance to train sta-
tions will enjoy price
appreciation due to in-
creased demand.

The main challenges are tight
creditsituations and the economic
outlook, both locally and global-
ly. Uncertainty is what we need to
deal with in 2017, with the Trump
presidency, Brexit, the outlook on
oil prices, the weak ringgit and
other factors casting a murky
shadow on the property market.

Property price trends

The redevelopment of the Ke-
pong/Sentul area appears to be
gaining momentum. There are
substantial pockets of greenfield
and brownfield sites, which is
uncommon in a location that is
situated so close to the city cen-
tre. Recent launches of residen-
tial properties here range from
RM500,000 to RM800,000.

In Damansara Heights, the
current prices of high-rise resi-
dences range from RM1,200 psf
to RM1,500 psfand it appears that
the new launches may test the

Michael Kong

higher price points
due to the improved
connectivity with the
completion of the
MRT station.

As for commer-
cial properties, there
is generally a huge
supply of commer-
cial properties vis-a-
vis demand for com-
mercial space in the city centre but
TRX looks interesting because it
is positioned as an Islamic finan-
cial hub and offers various tax
incentives for companies oper-
ating in TRX.

The property market in 2017

Generally, the residential market
is expected to move sideways in
2017.0n the one hand, the house-
hold formation rate will continue
to create demand for residential
properties but on the other hand,
demand will be constrained by
the tight credit situation. First-
time homebuyers will have a lot
of choices as most developers are
currently focused on developing
affordable housing.

We would expect to see selec-
tive projects enjoying successful
sales launches, but by and large
the market will remain subdued
and we expect this situation to
continue into 2018.

MacReal International Sdn Bhd founder

The top three hotspots

In general, the property market
in 2017 is looking quite subdued
with reduced activities and excite-
ment. However on a macro view,
the three areas that would be in
focus in 2017 should be:

The southern side such as
Kajang, Semenyih and Bangi;
the northern side like Selayang,
Rawang and Sungai Buloh; and the
western side such as
Jenjarom, Banting and
Telok Panglima Garang.

These areas are still
relatively green fields. It
gives developers more
leeway and freedom to
build creatively without
the constraints of exist-
inginfrastructure and/
or other impositions.
The current trend re-
quires ample open and free spac-
es to cater to the individualistic
lifestyle enjoyment, back to na-
ture environment and aesthetically
pleasing homes.

More importantly, the three ar-
eas mentioned are well connected
by a series ofhighways and bi-ways.
In fact, the west side is a fresh area
virtually untapped with the open-

ing of the South Klang Valley Ex-
pressway (SKVE). There are still
ample land available for develop-
ment along the SKVE.

Having said that, in view of the
bleak or less exciting times ahead,
we believe developers will scale
down to focus more on pocket
developments of one to 10 acres
rather than large township devel-
opments of more than 100 acres as
seen in the past.

For buyers and
investors, this is the
time to really pick and
choose your location,
project and develop-
ers. Itwill be a buyers’
market.

On a micro level,
our picks would be:
KLCC, KL Sentral and
Bandar Malaysia.

Each of the above locations has
a special factor that is not easily
replaced, replicated and/or repro-
duced. This makes them uniquely
special and hotin demand. KLCC
has the iconic Petronas Twin Tow-
ers asits anchor. KL Sentral has the
rail transportation hub as its base
and Bandar Malaysia will have the
HSR terminal station in the future.

Catalysts and challenges

In the micro areas chosen, the cat-
alysts are the unique selling points
that were mentioned above. KLCC
and KL Sentral are maturing areas
with only small pockets of develop-
ment land available while Bandar
Malaysia is practically a green field.
The challenge for Bandar Malaysia
isin project funding and/or injec-
tion of foreign funds to redevelop
the old airport base.

Property price trends

In general, property prices are sta-
ble but are expected to moderate
down in 2017 and 2018. Thus, again,
this would be a good time for bar-
gain hunters.

The property market in 2017
We do not believe house prices will
increase in 2017. Prices will pick
up from 2018 onwards if supply is
slowly absorbed. Having said that,
the weakness of the ringgit may
push up the building cost factor
which inevitably will lead to high-
er selling prices. Thus, the devel-
opers are faced with a daunting
challenge to maintain a delicate
balance between selling prices and
building cost.
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The top three hotspots

(1) KLCC to Ampang Embassy
Row
(2) Mont’Kiara, Damansara
Heights to Mid Valley
(3) Ara Damansara, Tropicana
to Kota Damansara
These nine locations in three
different areas share some simi-
larities. They are situated in cen-
tral locations; they have ongoing
or future infrastructure develop-
ments which could improve their
connectivity; and major property
developments are taking place
offering good potential for capi-
tal appreciation as well as rental
returns.

Catalysts and challenges

KLCC is certainly not affordable
but it is full of potential as [KL] is
the capital city of Malaysia, a place
where MNCs and big corporations
will want to have a presence. Once
the economy recovers, there will
be increased demand for residen-
tial property here.

Major infrastructure develop-
ments, such as the MRT, TRX and
the future HSR will support the
growth of these areas by creat-
ing more job and business op-
portunities.

As the mega projects take place
gradually, there will be a spillover
effect onto the neighbouring areas
such as Mont’Kiara, Damansara
Heights and Mid Valley.

Phase 1 of the Sungai Bu-
loh-Kajang MRT Line, which starts

from Sungai Buloh

to Semantan, cover-

ing highly populated
townships like Muti-

ara Damansara, Kota
Damansara, Bandar
Utama, Taman Tun Dr

Ismail and Pusat Ban-

dar Damansara, will

be the main growth
catalyst for Ara Damansara, Trop-
icana and Kota Damansara.

These three areas are highly
populated areas and traffic con-
gestion is their main disadvan-
tage.

However, the traffic problem
could be solved with the MRT line
as some people might switch to
public transportation to avoid the
traffic jam. Seamless connectivity
will be a great challenge to the city
planner and local authorities as
people might give up taking the
MRT if there are insufficient feed-
er buses or other services to bring
them to their desired destinations.

Buyers or investors are still
keen on good properties in the
chosen hotspots but current mar-
ket conditions and the difficulties
in securing mortgage loans are
deterring them.

Political stability, market un-
certainties and the weakening
ringgit have impacted consumers’
sentiment.

Property price trends

At KLCC to Ampang’s Embassy
Row, residential properties on

the secondary mar-
ket are priced be-
tween RM1,000 psf
and RM3,500 psf, de-
pending on the loca-
tion and type of prop-
erty.
The Mont'Kiara,
Damansara Heights
to Mid Valley areas are
well established. They are among
the most sought after addresses
in the Klang Valley. The average
price of residential properties in
the secondary market in these
areas ranges between RM500 psf
and RM1,000 psf.

As for the Ara Damansara,
Tropicana to Kota Damansara
areas, good connectivity and
proximity to mature neighbour-
ing townships are their greatest
advantage. The selling price in
the secondary market is about
RM400 psf to RM800 psf.

For some places like KLCC,
Tropicana, Kota Damansara and
Mont'Kiara, property price growth
may face pressure due to over-
supply especially in the high-end
non-landed projects.

In the long run, prices will con-
tinue to rise but at a slower pace.
We won't be seeing double-digit
growth similar to boom times so
soon.

The property market in 2017
Overall growth will be sluggish
due to internal and external un-
certainties.
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LaurelCap Sdn Bhd executive director

The top three
hotspots

I would say Bandar
Malaysia, Serenia
City or Kota Warisan
in Sepang, and Kwasa
Damansara in Sungai
Buloh.

In Bandar Malay-
sia, the government is
ploughing alot of mon-
ey and all the major transport
systems from HSR to MRT lines
travel to that area.

Serenia City or Kota Warisan
is also drawing a lot of interest.
Property prices are still relatively
cheaper than other places in the
Klang Valley. Thus, the room for
capital appreciation is eminent.

As for Kwasa Damansara, the
future developments by Kwasa
Land (formerly RRIland) would
benefit greatly from the Kwasa
Sentral station.

I foresee the developments
to be similar to other townships
in the immediate vicinity, which
could see a lot of non-landed
property developments taking
place. Purchasers of the earlier
phases will have the first mover
advantage to enjoy the full extent
of capital appreciation.

Catalysts and challenges

The greatest catalyst for Bandar
Malaysia will be the MRT and
HSR.

For Serenia City or Kota War-
isan, the main catalyst is the Xia-
men Universtity and Horizon Pre-
mium Outlet. In addition, the
Putrajaya-Cyberjaya Expressway
has opened up the area.

Proximity to the MRT station
will be the main catalyst for pro-
jects in Kwasa Damansara. In
addition, the new HELP College
campus nearby will attract inves-
tors who are looking for rental
yield, as demand for rental will
definitely grow with the student
population who are looking for
accommodation near to the col-
lege.

On the downside, the damp-
ened market sentiment will af-
fect sales performance and price
growth. Besides, all these areas
are still new townships that need
time to develop.

Property price trends

Prices of residential properties
around Bandar Malaysia such
as Taman Desa, Salak South and
Kuchai Lama are slowly gaining
momentum.

The potential capital appre-
ciation of properties in Bandar
Malaysia will be seen only after
the HSR and MRT stations are
operating. The price growth of the

commercial prop-
erties near Bandar
Malaysia are pick-
ingup pace. For in-
stance, in Chan Sow
Lin, many factories
have been convert-
ed to commercial
use while those
fronting Jalan Sun-
gai Besi have been
converted to car showrooms.

In Serenia City or Kota War-
isan, residential properties are
presently occupied by mainly
medium to large size families as
well as young families who are
working in Putrajaya, Cyberjaya
and Sepang. Property prices here
are relatively cheap by Klang Val-
ley standards and there is room
for appreciation.

The commercial market here
alsolooks bright. Sunsuria Bhd re-
cently launched 2-storey shopof-
fices known as Jasper Square
priced at RM2 million and above.
Other shopoffices by KIP Group
known as KIP Sentral, located
within Kota Warisan, have seen
tenants moving in. These pro-
jects and the KIP Mart (under
construction) in the area have
massive potential.

Other ongoing commercial
developments are The Horizon
Premium Outlet and Provence
Village, which is a Korean
themed mall being developed
by Sunsuria and Taiwan-based
Welcome Global Co Ltd.

Meanwhile, residential prop-
erties near Kwasa Damasara have
seen an increase in value stem-
ming from the impending devel-
opment. For instance, Subang
Bestari’s double-storey terraced
houses now have an average ask-
ing price of over RM600,000, com-
pared to RM500,000 two years
ago.

New high-rise developments
such as D’sara Sentral and
SqWhere are hovering around
RM750 psf and RM830 psf, re-
spectively, which are comparable
to many other high-end areas in
the Klang Valley.

Commercial properties in
the vicinity such as at Pinggiran
Subang, Kampung Baru Sungai
Buloh and Kota Damansara have
massive potential once the Kwasa
Damansara project takes shape.

The property market in 2017

There will be very mild apprecia-
tion in prices as the current eco-
nomic outlook looks bleak while
the ringgit has taken a beating.
Once the market has stabilised,
hopefully by the last quarter of
2017, the property market will
spruce up.

Foo Gee Jen
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BRE|WTW managing director and Association of Valuers, Property
ers, Estate Agents and Property Consultants in the Private Sector

Malaysia (PEPS) president

tia Bhd and MKH Bhd.
The overall residen-
tial market in these lo-
cations mentioned, in
general, remained re-
silient in 2016 despite
the soft market. In are-
as such as Rawang, Ijok
and Kuang, the latest
nches were priced
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FIRST-TIME

OMEBUYERS

— What you

need to know
=

i

uying a house is one
of the biggest invest-
ments a person can
commit to in a life-
time. A substantial
amount of research
and money is often needed to pur-
chase a property. Often, a first-
time homebuyer may be so over-
whelmed with the process that
they may overlook some impor-
tant things and add more stress to
their buying experience.

According to VKA Wealth Plan-
ners Sdn Bhd head of planning
Lawrence Seow, usually a first
home is not for investment but
more for practical living.

“The distance from work,
schools, child care centres and
primary services such as banks
are all important aspects when
planning.

“Having targeted a certain area
foryour first home, next would be
to look at your own financial needs

Seow: A first home is not for investment
but more for practical Living.

FRIDAY JANUARY 6, 2017 * THEEDGE FINANCIAL DAILY FD

" A first-time home-
buyer's checklist

Check your:

c) Additional savings

c) Fixed deposit slips

report

.

a) Current debt management exposure
b) Emergency funds availability

d) Financial commitment

o FINANCES

How much can you afford?

When applying for a bank loan, you will need:

a) Payslips — from 6-12 months depending on if you are
salaried or commission-based

b) Tax submission and tax receipt form

d) Central Credit Reference Information System (CCRIS)

e) Credit reports such as from CTOS Data Systems Sdn
Bhd and RAM Credit Information System
f) Employees Provident Fund (EPF) statement

B ;
CHOOSING THE PROPERTY'?%

What are you Looking for in a home?
a) The preferred Location
b) Landed/non-landed
c) Leasehold/freehold

d) Amenities and
accessibility
e) Other aspects

and evaluation of a budget for the
home,” says Seow.

Founder of Chur Associates
Chris Tan notes that first-time
homebuyers should also decide
whether they want to buy from
the primary market or the sub-
sale market as there are different
precautions to look out for from
each market.

GMAC Realtors negotiator Lim
Jin May notes that first-time home-
buyers predominantly buy from
the primary market. “One of the
reasons is that developers are con-
stantly working on giving perks
and providing low entry costs to
purchasers. Most of the time, they
absorb the legal fees and stamp
duty, providing a low entry cost
[to purchasers]. New properties
also require less renovation and
sometimes come with add-ons such
as kitchen cabinets, built-ins and
air-conditioners,” Lim adds.

Meanwhile, after selecting

Lim: First-time homebuyers predominantly
buy from the primary market.

the property, most homebuyers
would need to find a financier for
the home. “In terms of buying the
property, an identity card would
suffice where as for loan applica-
tions, you would have to provide
documents to prove your income
which include salary slips and tax
submission forms,” says Tan.

Tan also notes that buyers would
need to prepare additional money
for other costs such as lawyer’s fees,
stamping fees and also stamp duty
of transfer should the homebuyer
buy from the secondary market.

“Maintenance fees are the other
additional costs that homebuyers
should be aware of if the property
is a strata property. The better the
facilities are, the higher the main-
tenance fees. As for the other fees,
they vary depending on your land
value,” offers Tan.

See the checklist for first-time home-
buyers above.

Tan: Primary market and subsale market
have different precautions to look out for.
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Difference between property titles \

Single ownership — Joint ownership - RegardLless of the number
Individual owners can of owners, every decision needs to be

LEGAL
ASPECTS

e WHO TO BUY FROM? e

If you are buying from the primary market make all decisions on the | unanimously made. Even if one person objects,
Check: property from buying to nothing can be done. The only way out of a
a) Developer's track record selling, from renting to multiple ownership is to structure it under a
b) Commencement certificate for work borrowing. company of which the “majority wins".

c) Approved building plans

d) Title deed — does the developer have the
right over the property?

e) Land use — can be checked on the city's
master plan

f) Encumbrance certificate — verify that the
land has no legal dues

g) Approval by local bodies for the project

If you are buying from the secondary

market

On top of the checklist above (where appli-

cable), you also need to:

a) Check seller's background — find out who
the current owner is and why they are
selling the house

b) Engage a property agent if necessary

c) Request the agent to provide the market
price of properties in the neighbourhood

d) View a few units of homes before deciding

e) Make sure the deposit is paid to a regis-

Legal fees to prepare

a) Professional fees to lawyer in preparation of SPA
b) Transfer instrument — Memorandum of Transfer stamp duty

*Properties priced less
than RM300,000

100% stamp duty on MOT is remitted

*Properties priced from
RM300,000-RM500,000

RM5,000 stamp duty on MOT is
remitted from total stamp duty

Properties priced above
RM500,000

1% to be charged on the first
RM100,000,

2% to be charged on the subsequent
RM400,000

3% to be charged on the balance in
excess of RM500,000

c) Stamp duty for facility

agreement (principal copy)

*Properties priced Less
than RM300,000

100% stamp duty on facility agreement
is remitted

COMMON MISTAKES BY
FIRST-TIME HOMEBUYERS
a) 10% deposit down payment is all that is
needed to purchase a property but there
is no guarantee that the bank will
automatically provide 90% financing
b) Taking too long to shop for best loan
packages thus delaying the completion
of the SPA, thereby incurring late
payment interest
c) Not reading the SPA in detail and
assuming all documents are standard.
Every SPA is unique and can be changed
if you are not happy with it.

d) Missing out on the Mortgage Reducing
Term Assurance (MRTA) insurance to

*Properties priced from
RM300,000-RM500,000

RM1,500 stamp duty-is remitted from

secure against Loss of income due to
total stamp duty.

death or total permanent disability. Most

RM5 for every RM1,000 of Loan amount banks offer single lump sum premium on
MRTA. However, borrowers can also
consider paying on monthly mode. Some

, Dy,
L- may even lump it to their Loan.

= /

tered real estate agent

Properties priced above
RM500,000

4
’
’
4
’

* Only applicable to first-time homebuyers
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My First Home Scheme
(MFHS)

MyDeposit scheme Youth Housing Scheme (YHS)

Key features:

* Allows first-time homebuyers
to obtain 100% financing from
financial institutions, enabling
them to own a home without
having the need to pay a 10%
down payment

o Limited to residential property
with value between RM100,000 to
RM400,000

¢ Buying for owner occupation, not
any other investment purposes

¢ Panel banks include Affin
Bank, Alliance Bank, AmBank,
CIMB Bank, Hong Leong Bank,
Maybank, Public Bank, RHB Bank
and more

First-time
homebuyers
incentives + schemes

Eligible applicants:

* A Malaysian citizen or employee
in the private sector

* Individuals up to 40 years of age

e First-time homebuyer

¢ Monthly gross income of single
borrower not exceeding RM5,000

* Monthly gross income of joint
borrowers (family only) not

20% stamp duty exemption /
exceeding RM10,000

for Shariah financing

. SOURCE: MFHS
instruments for home loans

Key features:

* In order to encourage Shariah
financing and reduce cost of home
ownership, the government has
extended the 20% stamp duty
exemption for Shariah financing
instruments for home financing
products

 For housing financing instruments
executed on or after Jan 1, 2016 but
not later than Dec 31, 2017

100% stamp duty exemption Syarikat Jaminan Kredit

Perumahan Bhd (SJKP) Housing
Loan Guarantee Scheme

for houses valued up to
RM300,000

Eligible applicants:

 Shariah home loan applicant
(open to Malaysian citizens aged 21
and above)

CONTINUES NEXT PAGE

SOURCE: BUDGET 2016
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1Malaysia People's MYHOME Housing Scheme

Housing (PR1MA) programme

Rumah Idaman Rakyat

Key features:

¢ Affordable apartments, terraced
houses, semidees, bungalow lots
and shop houses for low-income
group

e Priority for first-time homebuyer,
the disabled and single mothers

¢ Selling price for homes and shop
houses are capped at RM350,000
and RM1 million, respectively

MARKET PRICE OF
PROPERTY (RM)

MINIMUM SIZE
OF PROPERTY
(SQFT)

800

850

800

850

80,000 — 120,000
120,001 - 200,000
90,000 - 120,000
120,001 — 250,000

Eligible applicants:

* A Malaysian citizen

¢ Aged 21 and above

¢ Individual monthly income below
RM75500, household monthly
income below RM10,000

SOURCE: SPNB IDAMAN

PR1MA special “step-up" end-financing scheme

Ao

PR1MA end-financing scheme

Key features:

* To provide loan packages include
financing of up to 110% of the Sale
and Purchase (SPA) prices for
eligible PRIMA home buyers

* No downpayment will be required
if PRIMA home buyers are able to
secure the maximum loans

instalment only upon completion of
the property

¢ Panel banks: Maybank, Malaysia
Building Society Bhd (MBSB), Bank
Simpanan Nasional, Bank Rakyat
and Bank Islam

Eligible applicants:

e Service the interest of loan during
construction and commence

¢ A PRIMA homebuyer

SOURCE: PRIMA

Wisdom from the newbies

BY SHAWN NG

ext to signing on the dotted

line of a marriage certificate,

one of the biggest commit-

ments in life is inking a Sale

and Purchase Agreement. It

requires us to lay out our life
savings and, for most of us, procure almost
a life-long debt. Though the groundwork
involved may not be as extensive as tying
the nuptial knot, it would be wise to make
informed decisions.

Some of the best knowlegde could be
gleaned from real-life experiences of other
homebuyers. TheEdgeProperty.com spoke
to two new homebuyers who shared these
four important lessons.

1. Keep track of your income documents

Nick Goh, who purchased a condominium
unit last year with his wife, almost lost the
opportunity to buy his preferred unit when
his loan was rejected due to an irregularity
found in his Employees’ Provident Fund
(EPF) statements and pay slips.

“My first loan application was rejected
not because of my financial situation but be-
cause the amount of employer contribution
to EPF stated in the EPF statement did not
tally with the amount stated on my salary
slip,” the 38-year-old bemoans.

The loan rejection resulted in the for-

feiture of their preferred unit. It took them
another month to apply for a mortgage with
another bank, by when they had to take an-
other more expensive unit at a higher floor
of the same project.

“I'was upset and angry with my compa-
ny’s recklessness, but if I had kept track of
the payment details and had been ready
with complete documentation, we would
have been able to secure our first choice
unit which was at a lower price,” he says.

Salary slips and EPF statements are two
of the most important documents in mort-
gage applications.

2. Check your asset list

John Mah and his girlfriend are notimpulse
buyers. They had begun researching for in-
formation and ticked off several checklists for
about one-and-a-half years before putting
their money down for their desired property.

Subsequently, they found a new project
being developed in Bukit Rahman Putra,
Sungai Buloh, which met all their require-
ments and budget.

However, their loan application was re-
jected when the bank discovered that Mah
actually owned another property in Kuala
Lumpur. This, according to the bank, means
his income would be insufficient to support
a second property.

“Both of us were shocked when told that
I owned another property as we were not

P

aware of it, but soon we found out that my
parents had bought a property under my
name 12 years ago,” he recounts.

The first apartment that Mah’s parents
had bought is being rented out and he does
notneed to take care of the monthly instal-
ments, but he soon encountered another
hurdle to purchase his own home.

3. Maintain a healthy credit profile

While a good repayment record certainly
helps in getting a loan approved, a non-ex-
istent credit history may not bode well.

“I'm working in my family business and
I do not use any credit cards. So there is no
way for the banks to keep track of my cred-
it history. Thus, my loan applications were
rejected,” Mah discloses.

“Not having a credit card has not been
a problem for me until my girlfriend and I
applied for a mortgage,” he adds.

In the end, Mah had no choice but to let
his girlfriend apply for the loan under her
name. “Fortunately, she managed to get the
loan and we finally bought our first home.”

Mah urges homebuyers to conscientiously
maintain a healthy credit profile and to have
realistic expectations. “Nowadays, it will be
very difficult to gain a bank’s trust if you do
not own any credit card because the banks
would consider you a high-risk borrower.”

On building a good credit profile, Mah
says: “It takes longer than you expect be-

»
\

cause according to a banker, it takes two to
three years.”

4. Get your bullets ready

Meanwhile, Goh advises hopeful homebuy-
ersto get atleast RM5,000 cash in hand ready
which they can place as abooking fee imme-
diately when the opportunity arises.

“The booking fees vary, depending on the
price of the unit you are looking for but usu-
ally RM5,000 would suffice. Before I bought
my condominium in Shah Alam, I had lost
three opportunities to buy in other projects
as other buyers had placed their bookings
before me,” he says.

So do your homework and get the cheque
book ready for the booking fee and not lose
that ideal property to someone else.

A good time to buy

So are you ready to shop for a property now?
Mah notes that now is a good time to shop for
good properties as itis a buyers’ market. “From
my point of view, the best time to purchase a
house is the next one or two years because de-
velopers are desperate to clear their stockpile.
So if you want to reap the benefit, you should
start looking for one now,” he concludes.
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