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A CASE FOR
INTERNATIONAL
REAL ESTATE FUNDS
INTO MALAYSIA

Figure 1: Asia Pacific Market Capitalisation by country
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strong
returns in opportunistic ASEAN
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Most foreign institutional investors and
sovereign wealth funds have mandates
that restrict investment in opportunistic
real asset markets like Malaysia. Their
mandates usually covers core markets of
London, America, Australia, Hong Kong
and Singapore.

Legend:

Malaysia		

“

In its teething years between 2005 to
2010, M-REIT which had a shallow market
cap of USD3.4billion suffered liquidity
problems, as mentioned by Stewart
LaBrooy, the Chairman of Malaysia REIT
Managers Association.

Taiwan		

According to APREA,
performance of

M-REITs

in terms of dividends
over a 12-month
period is the highest
compared to other
Asia Pacific countries
at 6.67%

Figure 2: Asia Pacific Market Capitalisation by country
Country

Number of REITs

Market Cap. (US$ bn)

Australia

51

81.7

Japan

35

45.0

Singapore1

25

32.3

Hong Kong

9

17.6

Malaysia

15

5.7

Thailand

37

4.2

Taiwan

6

2.4

New Zealand

5

2.4

South Korea

8

0.5

191

191.7
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Source: APREA Asia Pacific REIT Report June 2012

Nonetheless, they can invest in funds or
funds of funds, which typically invest in
riskier opportunistic ground thus opening
up opportunity for Malaysia. One of such
avenues is the Malaysia Real Estate
Investment Trust (M-REIT).
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& Afiq Syarifuddin
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Source: APREA Asia Pacific REIT Report June 2012

By 2011, the REIT market has
grown significantly with total market
capitalisation nearly doubling to RM19
billion (USD5.94 billion) with the listing of
Sunway and Pavilion REIT. This is further
increased with the recent successful listing
of IGB’s mall REIT adding another RM4.6
billion (USD1.44 billion) to the overall
market capitalisation.
According to the figures from APREA
Asia Pacific REIT Report June 2012,
performance of M-REITS in terms of
dividends over a 12-month period is the
highest compared to other Asia Pacific
countries at 6.67%.
The financial market environment in
Malaysia is also healthy with ringgit
strengthening against the USD and 10year Malaysia government bond yielding
3.52%. This robust market allows for
more growth opportunities.
If one were to inspect closely, investors
will realise that the assets in the Malaysian
REITs are trophy assets unlike some
markets where REITs are used as an
avenue to “dump” unfavourable assets.
Figure 4 demonstrates the percentage of
foreign participation in each REIT based
on its top 30 largest shareholders. Foreign
participation for REITs like CMMT, Pavilion
and Quill are notable. However, a large
percentage of it is actually held by the
respective M-REIT promoters.
(continued next page)
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Figure 3: Asia Pacific REIT market overview
Country

Market Cap.
(US$ mil)

Market Cap.
% of Country

T12M Dividend
Yield

Risk Premium

Debt/ Asset

Australia

81,711

42.6%

4.67%

1.57%

39.60%

Japan

44,969

23.5%

5.91%

5.12%

42.81%

Singapore

32,293

16.8%

6.63%

5.18%

30.14%

Hong Kong

17,578

9.2%

5.92%

4.69%

20.94%

Malaysia

5,656

4.3%

6.67%

3.29%

27.98%

Thailand

4,207

2.2%

6.57%

3.13%

n/a

Taiwan

2,390

1.2%

2.97%

1.76%

1.16%

New Zealand

2,380

1.2%

3.52%

3.52%

38.59%

South Korea

487

0.3%

3.53%

-0.62%

24.09%

Source: APREA Asia Pacific REIT Report June 2012

(from previous page)

Malaysia. However, the successful listing of
Integrated Healthcare Holdings (IHH) and
Felda Global Ventures Holdings (FGVH)
recently marks an added depth in Bursa
Malaysia and augurs well with organic
growth for M-REIT.

Some of these notable foreign holdings are
Frasers (31.1%) in Hektar REIT, Capital
Malls Asia (35.5%) in CMMT and (30%) in
Quill, and the Qatari Holdings (36.1%) in
Pavilion REIT. The issue raised here being
that the promoters are long term holders; REITS serve as an avenue to attract
does this limit the number of shares traded foreign investors as for an initial foray into
in the open market?
Malaysian real estate market, with actual
performance of the M-REIT providing them
The issue of liquidity has always been a better understanding of how Malaysia
prevalent in a small economy such as
market performs. This may convince them

to look at investing in real assets which will
add depth and diversity to the investor’s
portfolio.
Moving forward, more promotional drive
is needed internationally to attract firsttier real estate fund to start allocating part
of their Asia opportunistic exposure into
M-REIT. Supported by its strong returns
and trophy assets, much benefit can be
obtained by the international investors and
local promoters.

Figure 4: List of REITs in Malaysia
Security/

Asset Type/

Market Cap.

30 Largest Unit Holders

EPS

Name

Sector

(RM mil)

Foreign

Total

Amanah Hartanah Pelaburan

Commercial

105

0.67%

54.77%

7.94%

Axis REIT

Commercial

1,907.9

1.28%

77.36%

11.12%

AmanahRaya REIT

Commercial

472.9

2.06%

87.83%

8.18%

Office

495.2

-

64.94%

9.37%

Al-Hadharah REIT

Plantation

965.4

0.83%

93.85%

14.87%

Atrium REIT

Industrial

127.9

0.82%

62.09%

8.71%

Healthcare

667.2

11.54%

86.47%

7.27%

Hektar REIT

Retail

422.4

32.23%

83.26%

12.16%

Tower REIT

Office

361.8

5.82%

75.22%

11.87%

Quill Capita

Office

421.3

32.89%

84.49%

8.79%

UOA REIT

Office

592.1

1.13%

93.96%

9.84%

Starhill REIT

Hotel

1,049.2

5.66%

86.04%

2.22%

Sunway REIT

Retail

3,358.6

19.91%

84.03%

6.23%

CMMT

Retail

-

44.20%

83.70%

6.30%

Pavillion REIT

Retail

3,270

40.65%

91.96%

0.41%

AmFirst REIT

Al-Aqar KPJ REIT

Note: Data above is collated from the Top 30 Shareholders based on 2011 Annual Reports
Source: MPI Research, various sources
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GROWING

ISLAMIC

FINANCE

IN MALAYSIA
拡大するマレーシアの
イスラム金融
by Tetsuro Ikeda

In 2011, the world’s Islamic bond issuance
(Sukuk) increased by $ 52 billion, 62%
from the previous year, made a record
of US$ 84.4 billion in the history. Among
Islamic nations, about US$58 billion,
accounting for 69% of the total Sukuk
was issued in Malaysia which implies a
strong presence of Islamic finance in the
world. Islamic finance market is growing
particularly as real estate investment fund
become the gateway of Asian investment
for the Middle East investors.

世界のイスラム債（スクーク）発行額は、520
億ドルだった2010年に比べて、昨年度は62%
増え、過去最高の844億ドルを記録した。なか
でも、マレーシアのスクーク発行額は約580億ド
ル、全体の69%を占め、世界のイスラム金融
のハブとして存在感を示している。特に中東資
金がアジア投資への入り口として注目するマレ
ーシアの不動産投資ファンドを中心に、イスラム
金融市場が拡大している。
Islamic real estate funds already invested
in many of Asian countries. The fund called
“ARC-Capitaland Residence Japan” funded
by Arcapita from Bahrain and CapitaLand
from Singapore established in the request
of customer from Middle East (Pensions,
Private Bank etc.) made 50 billion yen
investment in residential properties in
Japan. Islamic funds may enforce further
investment or joint investment in Japan
with funding capability from Muslim
institution.

既にシンガポールでは、CapitaLand社とバーレ
ーンの会社Arcapita社が中東顧客（年金、
プライベートバンク等）の要望に基づいて設立
したイスラム不動産ファンド「ARC-Capitaland
Residence Japan」によって、日本国内の賃
貸用住宅不動産に約500億円を投資した事
例がある。今後、マレーシアのイスラム不動産
ファンドやリートがもつ豊富な資金調達力をバッ
クに日本への投資や共同投資も期待できる。
今回インタビューしたAXIS REITは、現在マレ
ーシア証券取引所に上場しているイスラムリート
3社のうちの1社で、シャリーア（イスラム法）に

4
Figure 5: Sukuk issuance by country (US$’million) 国別のスクーク発行額
Saudi Arabia サウジアラビア

2,551

Bandar Sunway A resortUS$
living within the city

Indonesia インドネシア

US$2,763

Bahrain バーレーン

US$1,886

UAE アラブ首長国連邦

US$3,715

Qatar カタール

US$9,276
Malaysia マレーシア

Source:BNM
Notes: The analysis
excludes Pakistan, Brunei
Darussalam and Kuwait.

US$58,065

注：分析はパキスタン、ブルネ
イ·ダルサラーム国とクウェートを
除外します。

“

About US$58
billion, accounting
for 69% of the total
Sukuk was issued in
Malaysia which
implies a strong
presence of Islamic
finance in the world

遵守した最初の上場リートである。イスラムリー
トの借入は、通常の債券だとクーポンが投資家
に対するリバーとみなされシャリアに反してしまう
ため、利息の代わりに発行体の裏付資産から
の収益が配当される有価証券として扱うスクー
クを利用している。
We engaged in an interview with
management team of AXIS REIT, the
first Islamic REIT to be listed in Malaysia
securities market. CFO, Ms. Leong
explained the benefits and limitations of
the Islamic fund. Islamic REITs are not
eligible to issue bond since coupon is
considered as “haram” which is contrary
to the Sharia. Instead, Islamic REITs
are financed by the Sukuk, a financial
instrument generating income from the
underlying assets as a mean of dividends
or lease income not interests. By the
second quarter of 2012, AXIS REIT issued
RM 1.1 billion. In the procedure of issuing
Sukuk in Malaysia, the rating from credit
rating agencies is compulsory. Out of the
RM 110 million, RM 95 million of AXIS

REIT’s Sukuk rated at AAA, which proves
its financial stability. Ms.Leong said
advantage of issuing Sukuk is flexibility;
maturity of Sukuk matches with the
contract period of the underlying assets,
and term shall be up to 10 years. In
addition, the issuer may benefit from
exemption of stamp duty and penalty by
cancellation.

2012年第2四半期時点で、同ファンドの借入
額4.3億RM（リンギット。日本円では約107
億円）のうち、1.1億RM（約27.5億円）を
スクークで調達している。マレーシアでは、スクー
ク発行の手続きにおいて、信用格付機関から
格付を取得することが原則となっているが、スク
ーク1.1億RMのうち95百万RMがAAAで格
付けされており、財務の安定性と信用力が伺
える。CFOのLeong氏によると、スクークを利用
する利点は裏付資産の契約に合わせて柔軟
に対応できることだという。長期賃貸借契約で
あれば、最大10年のスクークが発行できる。ま
た、印紙税や違約金が課されないこともスクー
クのメリットの一つだ。中東、ヨーロッパの投資家
から3.6倍もの需要があり、発行予定額を3億
元（約37億円）から5億元（約62億円）に
変更した。昨年、資産流動化法の改正で日本
版スクークが発行できるようになり、今後、日本
でもファンド向けに円建てスクークを発行する動
きが出てくるだろう。
Pursuant to the Advisory Committee
Shariah (SAC), the fund needs to limit the
percentage of the tenant which does not
meet the criteria for Shariah less than 20%
of the rental income of total portfolio. The
tenant engaging in services related to the
production of non Halal products, interest
generating financial services, gambling,
games, tobacco, hotels and resorts, are
not eligible for Shariah.

(continued to page 7 7ページを継続）
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markets; (2) we have instituted a MalaysiaREIT corporate governance index. It is
now in its second year and it rates REITs
based on a corporate governance criteria
and weightings; (3) we have established
a Malaysian member chapter, the purpose
of which is to enable local issues to be
better identified and for the Malaysian
membership to arrange its own affairs and
activities; (4) we have made a number
of introductions to Malaysian members
who have sought assistance in overseas
business development trips.

PQ: According to Lim Swe Guan, the
Chairman of APREA, “The Asia Pacific
is expected to resume its above par
growth and interest in regional real estate
Peter Mitchell
will return”. Can you comment on the
CEO, APREA
by Hazrul Izwan
market projection for the rest of this year
Peter Mitchell is currently the Chief compared with last year? Is it going to be ment and unit holder interests and quality
Executive Officer of the Asia Pacific Real relatively stagnant in some key markets of disclosure. Regarding the latter, one
Estate Association (APREA).
just has to look at what is going on in Hong
i.e Australia, Japan, Singapore etc?
Kong at the moment with management
APREA is a non-profit trade association PM: This is obviously difficult. The major of some of the companies currently under
which represents and promotes the real risk to continued strong performance in the spotlight to understand what investors
estate asset class in the Asia Pacific region. Asia Pacific is the anemic rate of recovery will not tolerate.
It is headquartered in Singapore and with in the US and the continuing uncertainty in
member chapters and country boards in Europe. Subject to these external forces, PQ: To what extent do you think that
Japan, Hong Kong, India, the Philippines, in the public markets we can expect to see the growing REIT market in Malaysia will
China, South Korea, Malaysia, Singapore more IPOs and other capital raisings, in influence the commercial property market
and Australia. Members come from real Malaysia, Singapore and Japan. We may especially office subsector?
estate companies, REITs, private funds, also see some further activity in Thailand
institutional investors and investment with the new REIT law there and we may PM: I think there is no doubt that there
banks, amongst others.
also see the Philippines REIT law become will be influence. The experience of other
operative, in which case we’ll see at least markets is that REITs are agents of change
Peter holds degrees in economics and law. 3 REITs launched there very quickly.
(for the better), in that they promote
He has lived in Singapore for 12 years.
and encourage higher standards, higher
In the direct markets, the last APREA/Real levels of transparency and disclosure
Property Quotient (PQ) interviewed him Capital Analytics Asia Pacific Transactions and thereby lead to both lower cost of
recently to gain insights on what APREA Report confirms a fall-off in transactions capital and greater investor confidence.
can offer to promote Malaysian real recently. However, the trend remains To me a classic example of this is valuation
estate and the regional property outlook definitely upward since early 2009 and standards in Singapore, where the
as well as how REIT will influence the transactions continue to be dominated by approach to valuation has altered greatly
commercial property market, especially local players. Despite the macroeconomic as a result of the advent of REITs.
office subsector.
uncertainty, the continued strong
growth rates in Asian economies and PQ: As a closing statement, what is the
PQ: One of APREA’s mandate is to predominance of local players suggest outlook for real estate equity and debt
represent and promote the Asia Pacific that anything like “stagnancy” in real market in Asia Pacific for second half of
real estate asset class. How has APREA estate transactions across the region is this year?
progressed to further enhance this highly unlikely.
mandate in Malaysia?
PM: It is hard to predict because of the
PQ: In your opinion, what is the best level of uncertainty in the US and Europe.
Peter Mitchell (PM): APREA has done a practice/ main component in corporate It seems that private equity capital raising
number of things that are beneficial to governance that M-REIT should focus to is going to continue to be difficult, but as
Malaysia, for example: (1) we produce a attract more international institutional against that we can expect a lot of activity
number of regular research reports that investors to Malaysia?
in the public markets.
focus on the performance of the various
REIT markets in Asia, including Malaysia. PM: The corporate governance issues
We have also produced a report on the of particular importance to institutional
performance of Asian real estate which investors are things like a REIT’s
includes an analysis of Malaysia. These approach to related party transactions, For more information about Asia Pacific
reports present the performance of independence of board members, Real Estate Association (APREA), please
Malaysian in a good light relative to other transparency and alignment of manage- visit http://www.aprea.asia/
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Part I:
AN OVERVIEW OF THE

BATTERSEA

POWER STATION

by Kumar Tharmalingam
Battersea Power Station chalked up 1,400
bookings for 800 apartments this week.
This is an indication of the strong demand
for the location which together with the
Tower of London, Buckingham Palace and
the Houses of Parliament remains the
single most “iconic” incomplete structure
in London. And it is owned by Malaysians.
The history of Battersea Power Station
redevelopment is one of courage and
failure.
Battersea Power Station is located in the 9
Elms District just south of Chelsea on the
Thames River in the city of London.
The first coal-powered Power Station was
built in 1929 by the Central Electricity
Generating Board. The second phase
was built in 1947. The first Power Station
was decommissioned in 1975 due to high
pollution.
In 1980, the Battersea Power Station was
listed as a Grade II heritage site. Therefore,
the Central Electricity Generating Board
could not sell the empty lot for housing.
In 1983, the second section of the Power
Station was decommissioned.
Between 1983 and 1985, a competition
was held by Central Electricity Generating
Board to sell the site and they picked a
proposal to turn it into a Theme Park. This
proposal was by John Broome.
In 1987 John Broome bought the site for
GBP 1.5 million. After purchasing the site
John Broome was unprepared for the cost
of refurbishment. His restoration work
which started in 1987 stopped in 1989
when his budget of GBP 34 million to turn
it into a Theme Park went out of control.
The cost rose from GBP 34 million to
GBP170 million. By the time the work
stopped in January 1990, the cost had

Battersea Power Station,
Chelsea, United Kingdom

“

The history of

Battersea
Power Station
redevelopment is
one of courage and
failure

They wanted more affordable housing and
political pressure was mounting. Plans to
knock down the chimneys was met with
alarm. REO announced that Battersea
Power Station would change the concept
into a new urban district of London.
Subsequently, REO hired a master planner,
Mr. Raphael Vinoley, an Italian master
planner to design the master plan in which
the Centre of the master plan would be a
refurbished Power Station.

Unfortunately, REO was hit by the financial
recession in 2008 and in April 2009 the
Irish Government created an agency called
NAMA to buy up distressed property loans
from Ireland’s struggling banks. Treasury
Holdings which owned 58% of REO had
escalated to GBP300 million. Broome had GBP1.4 billion of its GBP2.7 billion loans
to sell his Alton Towers Theme Park to were taken over by NAMA.
repay some of the debts. The removal
of the roof by John Broome also led to a Further, REO failed to attract a partner
weakened structure. He then proceeded for the Battersea redevelopment and
to sell the site.
creditors applied for administrators to be
appointed in 2011.
In 1993, the Hong Kong Parkview Group
purchased the property for GBP 10 million. By this time the Battersea Power Station
was upgraded to a Grade II listed building
Parkview faced Government red tape, making it eligible for Government grants
concept and structural problems due to for repair work.
the fact that Battersea Power Station was
listed, it was in a bad condition and the Ernst & Young, the receivers for Battersea
land had a possible contamination risk.
Power Station extended their market
reach internationally in a tender to find a
Further, it took Parkview three years to suitable purchaser for the site.
secure legal ownership and nine years to
buy the land around the Station. Their The tender attracted many enquiries
design was a tourist attraction style like including one from the Russian Oligarch
a Las Vegas Theme Park and it created a Abramovitch, the owner of the Chelsea
lot of negative comments from the local Football Club.
community. The locals protested that it
was becoming a playground of the rich.
(continued next page)
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The Local Council Wandsworth Borough
gave Parkview two years to demolish the
chimneys and erect replicas.
In 2006, Parkview won planning consent
for a small version of the original scheme
and since consent was given, the site was
sold. By this time Parkview has spent
GBP 200 million on the building and the
purchase of the surrounding 32 acres of
land. They were not prepared to take the
full risk of the construction of the Battersea
Power Station development forecasted at
GBP1.5 billion. The property was sold in
2006 to Real Estate Opportunity (REO)
for GBP400 million. REO was an Irish
consortium.
Malaysians also submitted a bid and in
the end a consortium of Tier I Malaysian
companies consisting of Sime Darby,
SP Setia together with a minority share
holding from the National Pension Fund,
EPF, managed to secure the building and
the site. The price was exactly the same as
the GBP400 million paid by REO in 2006,
six years earlier.

(from page 4 4ページから)

In this light, normally, the return of
Islamic funds tends to be 2-3% lower
than non-Muslim funds on average
because of Sharia. Despite of these
limitations, AXIS contributes high
profitability. AXIS specializes in office
and logistics facilities and increase asset
value through renovating low occupancy
assets or redevelopment projects in the
long term. For example, AXIS REIT turned
distressed assets into highly occupied
office with nearly 20% increase of rent.
Another successful case was logistics
which entered long-term master lease
agreement with high credit tenants like
Amazon and DHL. This project yields 8 to
9%. In the next few years, AXIS aims to
expand AUM from RM 1.43 billion to RM
2.0billion.

一方、このファンドも含め一般的なイスラム不動
産ファンドでは、シャリア諮問委員会（SAC）
の規定により、シャリアの基準を満たさないテナ
ントの割合は、ポートフォリオ全体総賃料収入
の20%以下に抑えなくてはならないという基準
が設けられている。主に、利子を伴う金融サー
ビス、ギャンブル、ゲームを始め、タバコや非ハラ
ル製品（イスラム法で食べることが禁止されて
いる食品）の製造に関わるサービス、ホテルや
商品に比べて平均２～３％低いとされるが、

7
The site comes with full planning approval They understand the risks of working in a
received in 2011.
foreign environment have experience in
Vietnam, China, Singapore, Australia and
The opportunity to develop the last they are more than up to the challenge of
remaining large scale development project making this a successful venture.
in London is a real challenge and also an
opportunity. Malaysian developers have At the function to celebrate the take-over
gone through three recessions including of the site it was revealed that the Power
the 1997 Asian financial crisis.
Station façade will be preserved and the
total cost of refurbishment has been taken
into account.

“

Sime Darby,
SP Setia and EPF
have a significant
capacity and assets
to generate capital
and to finish the
project”, said Boris
Johnson, the Mayor
of London

リゾートを運営するテナントもシャリア適格から外
れている。通常、物件・テナントをシャリア適格に
限定することで投資対象が狭められるため、イス
ラム不動産投資ファンドのリターンは非イスラム
同社の戦略は、物流施設及びオフィスに特化
して、再開発案件や低稼働物件に投資しバリ
ューアップする戦略により高い収益性を確保し
ている。例えば、地方にある低稼働の物流施
設をクレジットの高いDHLやアマゾンと長期マス
ターリース契約しCap Rate 8～9％で運用し
ているケースや、オフィス賃料を20%近く上昇
さ せバリューアップしたケースがある。2012年時
点で14.3億RM（約360億円）のAUMを数
年以内に20億RM（約500億円）まで拡大
する予定だという。
In October 2011, Malaysia’s strategic
sovereign wealth fund, Khazanah Nasional
announced to issue a foreign currency
denominated (RMB) Sukuk for the first
time in the world. Under the terms and
condition of three-year maturity with
2.90% yields, surprisingly there is a
demand of 3.6 times more than the initial
subscription. Due to the excess demand
from investors from Malaysia, Singapore,
Hong Kong, the Middle East and
Europe,Khazanah changed subscription
amount from 300 million yuan (3.7 billion
yen) to 500 million yuan (6.2 billion yen).
The Japanese government made the
revision of the Act on asset securitization
regulation, which allows yen-denominated
Sukuk available in Japan.

The design by Raphael Vinoley has been
well received by the locals. The chimneys
will be brought down and replaced. Most
importantly as the Mayor of London,
Boris Johnson said, Sime Darby, SP Setia
and EPF have a significant capacity and
assets to generate capital and to finish
the project. He also promised that the
Northern Line MRT will be completed by
the time the Battersea Power Station is
fully refurbished.
Part II: What could be the challanges
going into the future in London?

マレーシアの政府系ファンド、カザナ・ナショナル
は、2011年10月、マルチカレンシーイスラム証
券プログラムに基づき、世界初の外貨建て（
人民元）スクーク発行を成功させた。3年満
期、2.90％の条件で募集したところ、当初の
募集に対してマレーシア、シンガポール、香港、
中東、ヨーロッパの投資家から3.6倍もの需要
があり、発行予定額を3億元（約37億円）か
ら5億元（約62億円）に変更した。昨年、資
産流動化法の改正で日本版スクークが発行で
きるようになり、今後、日本でもファンド向けに円
建てスクークを発行する動きが出てくるだろう。

		
		

Tetsuro Ikeda [Macromeister]
池田哲郎 [マクロマイスター]

Mr. Ikeda has been involved in real estate fund
management business for institutional investors. He
currently runs Malaysia Real Estate Investment Club
and focused his efforts on investor relation. Prior to
the career, he was Investment Analyst at Morgan
Stanley Real Estate Fund (MSREF) and Merrill Lynch
Japan Securities. He started his career at NYSE listed
Investment Company and was in charge of corporate
accounting and SEC filing. He received MBA in finance
from McGill University in 2009.
愛知県出身。海外大学卒業後、2003年にNYSE上場日系投
資会社に入社。その後モルガン・スタンレー・キャピタルでMSREF
のInvestment Analyst としてモデリング、ポートフォリオ管理を
担当。メリルリンチ日本証券を経て、マレーシア不動産投資クラブ
を主宰している。カナダ マギル大学 経営学修士 ファイナンス専攻。

INVESTOR PREFERENCES
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BANKING ON THE

RIVERS’

CONNECTIONS

Monetizing
River
of
Life
initiatives for future urban use

by Afiq Syarifuddin
& Lalitha Anandarajah
Out of the 170 tonnes of garbage found
in Sungai Klang, local authorities had only
managed to neutralise 25 tonnes annually.
Due to this, under the government
Economic Transformation Programme
River of Life overall precinct plan
(ETP), River of Life (RoL) project was
initiated as part of Greater Kuala Lumpur
(GKL) drive to become one of the top and future development to further house Although it takes time to materialise, the
liveable cities in the world.
12,000 households.
government should create a framework to
optimise the monetisation of RoL. This can
Spearheaded by the Ministry of Federal One key concept involves a combination be done through systematic and periodic
Territories and Urban Wellbeing with RM4 of Ecological Sustainability and Transit release of available federal land bank
billion of fund allocated, primary objective Oriented Development (Eco-TOD), which along the river to the open market.
is to rehabilitate Sungai Kelang and Sungai promotes a mixed use development that Open-bidding is one approach that can
Gombak with beautification works on the maximize access to public transportation be considered with a government agency
initial 10.7km stretch that runs through while substantially integrating the river entrusted to manage the land release and
the heart of Kuala Lumpur.
and parkland as part of the neighbourhood. negotiate plot ratio with the prospective
bidder.
An under-utilised natural asset with the This entails the unlocking of property
potential to become a vibrant and liveable values in existing urban areas for a range Open-bidding is one approach that can
waterfront with high economic value, of commercial and residential unit sizes be considered with a government agency
14 packages of the RoL project worth and options. Moreover, in-line with the entrusted to manage the land release and
RM400mil are expected to be completed government concerted effort to increase negotiate plot ratio with the prospective
by October 2013 involving the setting up affordable city centre residences, bidder.
of 14 water treatment plant, 361 gross affordable high-density apartment
pollutant traps, eight trash rakes and river solutions can be included as part of the
bank stabilisation.
master plan.
The transformation is overseen by
project delivery partner (PDP), EkovestMRCB JV Sdn Bhd, a 60:40-joint venture
between Ekovest Berhad and Malaysia
Resources Corp Bhd (MRCB). The PDP
acts as manager and coordinate the river
rehabilitation and beautification projects
over a period of 3-year time with support
from local authorities in the jurisdiction,
namely DBKL, MPS and MPAJ.
AECOM, an international solution firm,
was entrusted to create a master plan
to regenerate, transform and grow the
potential of RoL. Entrusted to leverage
on the symbiotic form of land, built
environment and the river; it is estimated
that 35,500 job opportunities will arise

River Cleaning

River Cleaning will be conducted along a 110km
stretch along Klang River basin, covering the
municipal areas of Majlis Perbandaran Selayang
(MPS), Majlis Perbandaran Ampang Jaya (MPAJ)
and Dewan Bandaraya Kuala Lumpur (DBKL). The
goal is to bring the river from its current Class III –
Class V water quality (not suitable for body contact)
to Class IIb (suitable for body-contact recreational
usage by year 2020.

River Masterplanning and
Beautification

To increase economic viability of the area,
masterplanning and beautification works will be
carried out along a 10.7km stretch along the Klang
and Gombak river corridor. Significant landmarks
in the area include Dataran Merdeka, Bangunan
Sultan Abdul Samad and Masjid Jamek.

River Development

The masterplanning and beautification works will spur economic investments into the areas immediately
surrounding the river corridor. To catalyse development along the corridor, potential government land will
be identified and tendered out to private developers through competitive bidding.
Rehabilitation of the Sungai Kelang and Sungai Gombak, and beautification works on an initial 10.7km
stretch. The project will turn Sungai Kelang into a river with Class 2b water quality. “Class 1 is the best
rating for river water quality but currently, Sungai Kelang is in Class 3.”
Source: http://www.riveroflife.com.my/
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AGEING

ons of the world. The changes that Figure 7: Percentage 65 and above
by region/ subregion
occurred over 50 years in the West are
being compressed into 20 to 30 years in 30%
Asia.

According to the United Nations (2001),
all across Asia, the number of people
age 65 and above is expected to grow
dramatically over the next 50 years. For
the region as a whole, the population in
this age group will quadruple from 207
million in 2000 to 857 million in 2050.
Taking China as an example, the
percentage of the elderly aged 65 and
above represented about 5.9% of the total
population in 1990, or 65 million people,
which is already larger than the national
population of most countries in Europe.
However, not only has the size of the
elderly population in Asia caused concern,
but the rate of increase also makes Asia
stand out in its ageing process. In other
words, the population in Asia will be
ageing faster than that of the other regiFigure 6: Projected growth of
Asia’s elderly population
Region /
Subregion

Number of people age 65
and above (million)
2000

2050

Asia

206,822

857,040

East Asia

114,729

393,802

Southeast Asia

24,335

128,958

South Asia

67,758

334,280

Source: United Nations (2001)
Notes: All data are based on the UN medium
fertility variant. The analysis includes Taiwan.

15%

10%

5%

Malaysia has been in the Japanese long
stay travellers and retiree radar for more
than 10 years. The most interesting part
is Malaysia was nominated by the Long
Stay Foundation for the five consecutive
years as the most preferred long stay
destination for 40 years old and above
segment. So, what is the best business for
Malaysian companies to venture in that is
associated with an ageing population and
long stay travellers? Obviously, the best
answer is a retirement home coupled with
some other potential businesses such as
healthcare, tourism etc.
Since the launch of the Silver Hair
Programme in 1997 later on rebranded to
the Malaysia My Second Home Programme
(MM2H) in 2002, Malaysia had welcomed
more than 18,000 participants through
this programme. Out of these, 8% already
own a property in Malaysia. Kuala Lumpur
and Selangor accounted for most of the
homes bought by MM2H participants. On
the property supply side, Malaysia needs
around 8,000 units retirement homes
(assumed 2 person per household) to
cater solely for this sector. This number is
very significant for Malaysian developers

2040

2045

2050
(2000)

2030
(1980)

(1995)

2025
(1975)

(1990)

2020
(1970)

2035

2015

(1985)

2010

nominated by
the Long Stay
Foundation for the
five consecutive years
as the most preferred
long stay destination
for 40 years old and
above segment

(1965)

Malaysia was

(1960)

0%
2005

‘Will you still need me, will you still feed
me, when I’m 64?’ Lennon and McCartney
wrote this line in 1967. Average life
expectancy at birth for a man between
2005 to 2010 in United Kingdom was 78.1,
but in 2011 it is estimated around 80 years
and rising at the rate of two months every
year. How about the rest of the world?

20%

(1955)

“

by Hazrul Izwan

25%

2000

HOMES

The challanges faced by these nations
are most evident in Japan where 22.9%
of people are now aged 65 or over.
According to the Long Stay Foundation
Survey Report 2011, currently there are
more than 1 million Japanese nationals
overseas, the figure almost doubled in
2010 compared with 1990. An average
of 20,000 Japanese has moved out from
the country every single year either for
the inter-regional permanent resident or
for long stay.

(1950)

ISSUES AND THE
RETIREMENT

Legend:

East Asia		

Europe		

		

Southeast Asia

North America

		

South Asia

Source: United Nations (2001)
Notes: The “x” axis for years depicts two scales:
from 2000 to 2050 for the subregions of Asia and
from 1950 to 2000, in parenthese, for Europe
and North America. All data are based on the UN
medium fertility variant. The analysis includes

as well as foreigners who wish to venture
into this business in Malaysia. There
are no projects or developments at the
point of time in Malaysia which is really
promoting the retirement homes concept
providing a similar facilities offered by a
retirement homes in Japan, Australia or
United Kingdom.
In summary, a developer-friendly policy
and incentives by the government needed
to build more retirement homes. The
government’s initiative under PEMANDU
is connecting all stakeholders to plan for
better retirement villages and hopefully
our success will be followed by others.
MPI’s mandate is to matchmake foreign
investors with the Malaysian developers,
together with us the property developers
in Malaysia should explore similar
opportunities to attract foreign developers
and retirement homes operators to jointly
develop a retirement homes in Malaysia
especially for Japanese, Chinese and
Koreans.

For more information about Malaysia
Property Incorporated, kindly contact the
author at
hazrul@malaysiapropertyinc.com

GRAPHICALLY SPEAKING
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STOCK REPORT

EXISTING STOCK
5-year change
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Source: NAPIC, MPI Research
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LOOKING FOR

INVESTMENT

Malaysia Property Incorporated (MPI) receives foreign investor queries on an ongoing basis. For any parties interested
to pursue these investment requirements, please contact the MPI team at research@malaysiapropertyinc.com
Request

Client

Requirement

Location

Hiroshima, Japan

Development land
less than RM 15 million for
high-end condominium project

Greater KL

Landbank

Guangzhou, China

10 - 20 acres of land for
furniture mall

Greater KL

Landbank,
Development rights

Dhaka, Bangladesh

5 - 7 acres of land for
development

Greater KL
(Southern part)

Dubai, UAE

10,000 square feet area

Klang Valley

Landbank,
Development rights

Singapore

10 acres and above of freehold land
to built a logistic park

Klang Valley
(Shah Alam, Bukit Raja)

Landbank,
Development JV

Singapore

Mixed development with medical
component, medical resort
e.g medical themed service apartments,
retirement village

Klang Valley, Johor, Penang

2Q 2012
Landbank

1Q 2012

4Q 2011
Factory cum
distributor office

3Q 2011

ABOUT US
Malaysia Property Incorporated is a Government initiative
set up under the Economic Planning Unit to drive
investments in real estate into Malaysia.
As the first port-of-call for real estate investment queries,
Malaysia Property Inc. connects interested parties through
an extensive network of government agencies, private
sector companies, real estate firms, business councils and
real estate-related associations.
MPI has two core objectives; to create international
awareness and to establish connections between foreign
interests and Malaysian real estate industry players,
ultimately contributing to real estate investments into the
country.

For further information and
up-to-date tracking of Malaysian real estate data, visit:
www.malaysiapropertyinc.com
For further enquiry, write to:
info@malaysiapropertyinc.com

Disclamer: This report contains information that is publicly-available and has been relied on by Malaysia Property Incorporated on the basis that it is accurate and
complete. MPI is not liable if the case proves to be otherwise. No warranty or representation, express or implied, is made to the accuracy or completeness of the
information contained herein, and the same is submitted subject to errors, omissions, change of price, rental or other conditions, withdrawal without notice, and
to any special listing conditions imposed.

