m_ F_HO_P_ERTY STARBIZ, HI_!HMY I J_l.ll.l'_lﬂ

KL’s 10 most expensive condos

The excitement in the property sector over the spiralling condominium and land prices in the KLCC area over
the last four months seems to be gaining momentum. Top property consultants tell StarBiz how to separate
the wheat from the chaff.

By JOHNNI WONG
johnnie@thestar.com.my

WHICH single condominium devel-
opment in Kuala Lumpur is consid-
ered to be the priciest in Malaysia?
The dust hasn't settled on this issue
as two purported contenders for the
title have yet to be launched,
According to KL property experts,
the 10 most expensive condominium
developments based on current
prices are all sited in the Kuala
Lumpaur City Centre (KLCC) area (see
Table A) except Pavilion Residence.
However, if the yet-to-be launched
Four Seasons and Binjai develop-
ments were In account,
falling below RM1,000 per sq ft
would be out of the list.
Mlhr"ashrcpa‘ioe‘amwnm
ed price” ma;r not necessarily match.
Currently, the costliest average price
per sq ft has been transacted at
RM2,000 for the One KL pm_'pcl. This
development is noted for its marketing

of one swimming pool on
émy% The tower has 35 levels,

Developers who launched their
condominium projects earlier are
now frantically revising the pricing
policy for their remaining units. And
those who have yet to launch are now
trying to push the limits.

But all eyes are trained on the
Binjai and the Four Seasons projects -

to fetch more than the current
benchmark of RM2,000 per sq ft. The
Binjai management :wpomdty
“screens” uyers and
even requlrean |mm.1ew The show-
house has long been off-limits even
0 ordinary ycoons.

Foreign as well as local interest in
Kuala Lumpur's luxury condominium
developments seem to have been

by the Government's rela-

ation of residential ownership rules

for foreigners and the waiver of real

ﬁ:ﬂ”m gains tax (RPGT) recently.

whalt’s happening in Singapore’s

high-end condomipium property
market is having an effect on KL

High-end pmpemes in KL's
residential mﬂw
mbedtecfmmmt!n ion, This
has given rise to the rare p
non of residential property-fetching
even higher rentals than office prop-
erty in KL For m';nc}:c. the office
rental rate at the building in
Jalan Pinang was recently transacted

Table A: KL's 10 most expensive condominiums P
Project Developer Location plzqﬂ Avgprice  Units Storeys Unit size tand Launched
ot launch __ persq ft fqf) use
1 OneklL One KLCC Sdn Bhd Jalan Pinang 1,200 2,000 94 35 3,625 Commercial Q4 2005
2 The Traika ERD8 Jalan Binjai 920 1800 164 3743550 2045-9,043 Commercial Q12005
{3 towers)
3 KResidence Olympia Industries Bhd  JalanAmpang 1,000 1600 leg 50 1446-7342 Commercial  Jan 2007
4 The Meritz DNP Tanahniaga Sdn Bhd  Jalan Mayang 1,000 1,300 110 31 1,076~ 3412 ; Cu_mmetc_ial April 2005
5 MarcResidence  Beverly Tower Jalan Pinang 750 1200 E07 35 600-2800 Commercial  Oct 2007
Development 5/B (2 towers)
6 The Avare Magna Prima Bhd Jalan Kuda 1,000 1,200 78 41 3,800 Commércial April 2005
7 Park Seven SDP Properties SdnBhd  Persiaran KLCC 750 1,000 105 20storey  2500-7.000  Residential Dec 2004
_ (7 towers)
8 Pavilion Residence KL Pavilion Sdn Bhd Bukit Bintang, 900 1,000 368 43&50 1234-7174  Commercial  Early 2006
(2 towers)
9 Idaman Residence TA Enterprise Jatan P. Ramlee T00 550 248 EE] 800-1500 hﬁldemialf Q2 2005
Commercial
10 Ampersand UM Properties Sdn Bhd Jalan Kia Peng B&0 200 71 L] 2613-5852 Commercial 01 2006
@Kia Peng (4 blocks)
Source: SX. Brothers Reatty (M) San Bhd
at RM3.80 per sq ft while a tenant at rented or leased out. condo units in the same size, you will
3 Kia Peng condominium is in negoti- The devel nt must be easily have a tough time renting out your
ations to renew his tenancy for accessible and the type of neighbour-  particular unit, You will be ting

RM4.50 per sq ft.

Demand for the 'zfl"'in;m;'g
developments is at an all-t
with record-breaking prices per sq ft
quoted - even for land in the KLCC
area, For instance, the plot of land
occupied by the Hakka Restaurant at
Jalan Kia Peng was reportedly sold via
tender for over RM1300 per sq ft
recently - a record price.

And what do our local market
experts have to say about such trans-
actions and dizzying prices?

S.K. Brathers Realty (M n:ir:id

dmlnpmerﬂ are considered to be

rties in terms of price

and qua! Super -condos - as

igh-end condos - are

mnlywperh;’mtemufﬂm
alone,

“The pricing structure of high-end
KLCC condos will depend on her
they are located within the first tier
or second tier of land.”

Petronas Twin Towers are
regarded as the epicentre of the KLCC
area, with the surrounding lands
viewed in terms of concentric bands
with the first tier being closest to the

Table B: Other expensive condo developments in KL

Ste & Project name Cost per 5 ft Built-up space (sq fi]  Total units
BUEIT TUNKU e Teeeeoneean: .
Tigani ~ RMES50 1923-3,798 112
BANGSAR —

Dive Mevenung. M50 32005000 A
Zehn Bukit Pantai RM&20 2,476-3 380 187
MONT KIARA

Seni RMGTS 2,336-3520 05
Verve RMGSO (furnished]  633- 2659 881
MELD RMS50 3,478-4,090 2
DAMANSARA HEIGHTS

Clearwater Residence RMb&&0 800 - 4,000 108
MINES RESORT CITY

The Heritage South Lake RMT700 480- 1,513 154

Technically, all KLCC
condominium developments are
considered 1o be high-end
properties, says Chan Al Cheng

towers.
For example, the first-tier condo-
nts will include
like One KL and K Residence and the
second-tier will include Hampshire
Park, The Meritz and Cendana.
Property agents look at the desir-

ahulwnfmdudmlom nts based
factors depending on the
msened tenants for the units to be

IS the KLCC.area already saturated
with high-end condo developments?

KLCC is the heart of the real estate
market and is the prime property
hotspot of the nation, said SK
Brothers Realty (M) Sdn Bhd general
manager Chan Al Cheng.

“Any city in the world has its own
renowned residential enclaves, Think
of Hyde Park in London and Central
FPark in New York. This is the best
iddnss in Mahysm she said.

"KLCC looks like it is saturated
because of the timing of the launches
= one after another, But the fact is,
land is scarce.” A

Henry Butcher Marketing Sdn
chief operating. officer Tang Chee
Meng said there were concemns that
there could be an oversupply situa-
tion looming in the horizon with so
many new projects under construc-
tion.

hood should suit the targeted ten-
ants. Does the neighbourhood offer a
ready catchment of tenants such as
expatriates?

If the targeted tenant is the young
and happening type of expatriates

instead of family-criented expatri-
ates, then the condo-development
should be near the bars and enter-
tainment areas.

Land status is very important. If the
development is on commercial
instead of residential land, then the
rental yield will be affected by the
commercial rate for quit rent and
utility bills. For example, your
monthly electricity and water bills
will be charged the commercial rate.

The track record of the developer is

y significant. Certain estab-
ds-vgprs ke Tan & Tan have
l]mr own fuiiuwmg. These

buyers will buy anything they build,

0 T3 MOW
will malb‘hh! all the studies
they need to formulate their pricing
policy. Mmﬂdmﬂmrp{m
ty at what the market needs now.

But !nbeamretha

ifa were to build all the

with many other owners trying to
rent out their units.

Alsn.. the team of consultants

Hly li he‘br.sndm;dwmr

rssmera i ]

3:?:5. For instance, the Troika
opers have engaged Foster and
Partners and astute buyers are confi-
dent that with such a prestigious
architectural firm, the condo design
won't be easily "outdated”

Buyers of high-end condos who
‘wish to rent out their units have to
understand the expatriate rental
scale. For instance, a multinational
executive transferred to KL may only
have a monthly rental budget of
RM5000 and ambassadors may have
an average of RM15.000. So. if you
wish to rent out at RM20,000 a
month, you are looking at  tenant in
the top position in a multinational
The question you must ask is “Who is
going to be your tenant?”

Read more of

this story:
thestar.com.my

Fewer new proje

“However, any oversupply situa-
tion Is in relation to a particular peri-
od m&hﬂ if the economic condi-

i not turn adverse, it is a mat-
ter of time before the units are filled
up,” he said.

Land is scarce in the KLCC area and
with land costs having escalated
beyond the RM1,000 per sq ft mark. it
is conceivable that there would be
fewer new projects coming on
stream.

Tang said it could become less
attractive for developers unless the

of the units could be pushed
up further.

Some projects cater to the different

needs of buyers, Some buyers want
good views while others prefer con-
venience and proximity to entertain-
ment centres.

Chan said that when you invested
in a KLCC condo, you need to know
the type of tenant you were target-

mng.

For instance, the Binjai is touted to
have the most beautiful view of the
KLCC Park_and the Petronas Twin
Towers. Initially when it opened for
registration, the price per sq ft was
supposed to be RM700-RMB00. The
indicative price has far exceeded that

today.
The other highly anticipated
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seem to be ina
itmwors

nts l

nﬁ:r
putenmlyw refums.
akwrdlaid to  Henry Butcher
Marketing 5dn Bhd chief guﬁng
officer Tang Chee Meng. mast
popular properties are those that
actually face the Petronas Twin
Towers,
“The KLCC area offers instant

sute of
indfund mmmlsn

m{alwurﬂlﬂim prime
n also offers conve-
nm in terms of
ll'.ln:l'.!ﬂ".1 recreation, (ransportation

links as well as proximity to major
affice buildings.”

He said that in terms of living envi-
ronment, placgs like Bukit Tunku,
Damansara Heights and Bangsar

however, better choices.

enter-

they may not.
There are still parcels of land for
dewhs»ment around the

focal ts have to
beware of u hnh develop-
ments.”

K Residence

The lure of KLCC

Of late, Tang and other property
consultants like him, have been
briefing foreign clients on whik
high-end condominium develop-
Ments are investing. But most
of them only want to buy in the KLCC

area,

A lot depend on when the condo-
development is to be completed and
what rental will the units fetch.
Investors normally look at the yield
and capital appreciation.

“We get a mixed group of
investors. Some are mstllu?ona]
investors managing ioﬂ:im unds
while aders like
ngapore who buy and
sellﬂlqtﬂmupidurknfm!aﬂ
units. And they sell them off through
their network in Singapore. There are
some who hold on, traders may
have lost out on opportunities in
Singapore 50 they tum to KL and
don’t intend to lose out again.

“For instance, those who have
bought Marc Residence units at the
average price of RMG00 per sq ft (psf)
can now sell them for RM1,200-

RM1.300 psf. We have a client who
sold at RM1.350 just last week.
“Investors who have benefited

ﬁum:hmpmlmunmwmdy
1o re-invest in the property market
of stock market.”

On the most luxurious condo-
m nts in the KLCC area, Tang
® Four Seasons - Yet to be

launched but mmmd%

above RM2000 and up to

RM3,000

tml.m:c Yet to be released
“ﬁa%:ve z.ooopsrmm

range

® K Residence - Revised asking

price for one of the Irenthwse
units up to RMZ2,000 ps

pst.
ognn-wamtommm
® Avare - Revised pricing up to

RM1,500 psf.

® Marc - FResale at
mmou-musoﬁr.

® Paviliom - First block sold at

cts as land costs escalate

wkmmwm
opment project, next to
Menara Maxis,

Enphimdlftun:'ll‘youmto

buy into a project early, certain
price of an easy-to-own package deal
including the 10:90 variant. This
means that you pay only 10% down-
wwmnr@mmmm
mummmnmm
that time, the pro-
_nctismdy you can rent out the
condo unit and use the rental to pay
your bank loan instalments.
“The condo layout must be practi-
cal and there should be a variety of

built-up sizes available so that you
won't be competing with other own-
ers if all your units are of the same
size. For instance, the Idaman
noe project offers sizes of 800

sq ft, 1,000 sq ﬂ.l,ﬁuﬂsgﬂ'wsq
&andzwosqh.
tion of types is very distinct
purpose of renting out.”

A buyer must also consider how
mich upiul appreciation the prop-

ety can
"Mwhaten level are you goi
m?Iflwmw at.say.llMl L

persq ft,
nﬂs‘?Wha{amlh!

pnnemunn;u
neighbouring launches selling at?

Are they priced higher? Don't get car-
ried away with the show unit which
is designed to seduce the prospective

an b features i
i.ghllghtedhey tures

e

units with not many competing
types within the development.
@ One KL - Each unit comes with a

swimming

@ Cendana pofl Tiz-up with
Renaissance Hotel KL & most buy-
ers are repeat Tan & Tan cus-

ftomers.
@ Marc Residence & K-Residence -

psl.
® Dua Dﬁlﬂen% Developer's
revised pricing ltnumngum
at around RM1,000
® The Oval, KLCC - RM700-
RM1.100 psf (pricing may yet be
revised

L] M 7 - From RMB00-RM1.000-

KT e il be
area will be
lhwemi.llm-ptus pst.

It is a fact that there aren't a
dominium developments outs| Nhl.'
I:I.C(.‘m which are more expensive
0T %I

.&sforTans’slmafmemupm-
sive condominium developments, he

said it had yet to be seen whether
they could be considered good
investments.

“Yet to be seen until they are com-
pleted,” he said. “Rentals have to rise
to new benchmark levels in order to
prrmde better yield to investors,

oM

TR

Proximity to KLCC.

® Troika - Designed
Partners architectural rmheadﬂl
by multiple award-winning Lord
Norman Foster.

® Avare - Unique external fagade of
a glass-curtain walli
@ Pavilion ~ Mixed Gevelopment

concept.

Meanwhile, Henry  Butcher
Marketing Sdn chiel operating
officer Tang Chee Meng's top three

developed by
KLCC Holdings. Its list of prospec-

The KLCC area offers instant
recognition due to the prestigious
Petronas Twin Towers, says Tang
Chee Meng

However, compared to other major
cities, KL's residential prices are still
cheap, so there be room for
capital appreciation, provided that
the economy and stock market con-
tinues to perform well.”

xhuym are the who's who in

country.

@ Four Seasons - brand
name can add nhl:ml;hedml-
opment. E ¥

® Ome KL - Prime location and
uniqm cmcwt with a poal for

mmmdammww«

his or her
pricing alone not necessarily

reflect mor guarantee a luxurious
development.
An unfortunate fact of local prop-

erty devel t is that what you
see in the s unit may not neces-
sarily be what you get. Defects and

flaws are commonplace,

Luxury condo-developments in
other parts of KL (listed in Table B)
may not be quite as expensive a5
those in the KLCC area but prices are
«coming “pretty close,” she said.



