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THE APPEAL OF

pre—war

SNOPNOUSES

hen his father told him of plans to
demolish some of the pre-war shop-
houses he owned to make way fora
shopping complex, Ng Ping Ho was
quick to make his father change
his mind.

“I have always wanted to do something long term
with old shophouses, and at the same time was in-
spired by certain backpacker places I have seen over-
seas,” says Ng.

As it panned out, BackHome KL — a budget hostel
for backpackers from around the world —was born in
July 2009.Ng created this oasis in Kuala Lumpur’s Ja-
lan Tun H S Lee by combining four adjoining pre-war
shoplots, giving the hostel a built-up of 6,036 sq ft.

Construction began in mid-2008 after about a two-
year wait for the necessary approvals. Ng spent RM1
million on the renovation, of which some RM800,000
was spent on structural work alone.

“This project is a personal one.If you lock at it from
a business point of view it may not be the greatest
business idea,” Ng laughs. “But if you have the means
to doit,then it is something nice to do. You bring life
to the area and the community gets rejuvenated.”

While some might consider pre-war shophouses
mere relics of a long-forgotten past, these historical
structures are a firm reminder of how Malaysia had
come through the years of colonisation to emerge
as one of the more prosperous economies in South-
east Asia.

Indeed, this heritage is preserved by those, like
Ng, who give pre-war shophouses a facelift while
still providing a viable workspace. This adaptive use
can be seen in areas such as Jalan Tuanku Abdul
Rahman (TAR), Lebuh Ampang, Jalan Hang Lekiu
and Jalan Tun H S Lee, all in the so-called older part
of Kuala Lumpur.

Standing tall
Most of Kuala Lumpur’s pre-war shophouses were

built in the 1880s, with most having weathered the
passage of time. They have not lost their appeal due
to their prime location and easy accessibility.

In the past, this real estate had their rents capped
by the Rent Control Act 1966, whereby owners of
these premises could only charge an average rent
of RM200 per month. The Act was repealed in Janu-
ary 2000, sending market values of the shophouses
up to anywhere from RM600,000 to more than RM2
million, depending on the micro location.

The shophouses on Jalan TAR are in great de-
mand as they are on one of the city’s major thor-
oughfares.

“Over the years,Jalan TAR has experienced major
transformation, and most of the pre-war shops have
been redeveloped or extensively renovated,” Wong
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Wai Kun, director of YY Property Solutions’ valua-
tion department, tells City & Country.

However, only the eastern quadrant of Jalan TAR
— from Dataran Merdeka to Bulatan Pahang — has
these pre-war shoplots,and they are either two or three
storeys.The land sizes vary between 1,500 and 2,400
sq ft.These are now mostly occupied by financial in-
stitutions, budget or boutique hotels, fashion outlets,
F&B outlets, goldsmiths, pharmacists and wholesale
carpet dealers, among others, says Wong.

Some of the units in the area have been replaced
by 5-storey buildings. Those on Lebuh Ampang have
a footprint of between 1,300 and 1,700 sq ft and are
occupied by financial institutions,an educational in-
stitution, tailoring facilities and F&B outlets, as well
as shops that provide wholesale goods and supplies
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Some of the pre-war shophouses on ]alan Tuanku Abdul Rahman

predominantly for the Indian community.

In Jalan Tun H S Lee and Jalan Hang Lekiu, the
shops have an average land area 0f 1,312 t0 2,200 sq ft
and they usually operate as budget hotels, F&B out-
lets and retail shops.

Most of these properties are owned by private cor-
porations, and some belong to the Ng and Loke Yew
clans, some of the oldest families in the country.

YY Property Solutions’ Wong explains that these pre-
war shops are situated in what the Kuala Lumpur City
Hall KL City Plan 2020 categorises as the Kuala Lumpur
secondary heritage zone.In this zone, the buildings are
less contiguous. They are also a mixture of newer and
older ones with significant historic merit.

“The main difference between a secondary zone
heritage building and a primary one is the type of
buildings within a specific area.The primary heritage
zone has buildings which are contiguous and contain
groups of structures gazetted under the Antiquities
Act1976.The Antiquities Act covers buildings that are
at least 100 years old and more. However, this Act is
now superseded by the National Heritage Act,which
covers buildings that are over 50 years old. It is likely
that most, if not all, of these pre-war buildings will
be gazetted under the Na-
tional Heritage Act in the
future,” Wong adds.

Examples of buildings
in the primary heritage
zone are those around
Merdeka Square and the
old KL railway station.

Plans to alter or reno-
vate the structure of build-
ings in both the primary
and secondary heritage
zones have to be reviewed
by Kuala Lumpur City Hall
before they can be carried
out.

Wong: Over the years, Jalan
TAR has experienced major
transformation, and most of
the pre-war shops have heen
redeveloped or extensively
renovated

Few transactions
Pre-war shops in KL see
few real-estate transac-
tons. However,when they
do come on the market, they are able to command
surprisingly high prices. At press time, four adjoining
shophouses on Jalan Tun H S Lee are for sale. Wong
says the owner is asking for RM8.95 million for an
en bloc sale of the four units which have a total land
area of 7,184 sq ft. It is understood that a few years
ago, the asking price for a single shophouse here was
RM2.2 million.

Wong also says that in general, shops sized be-
tween 1,600 and 2,200 sq ft on Jalan Tun H S Lee,
Lebuh Ampang and Jalan Hang Lekiu are going for
between RM1.8 million and RM2.3 million.

Business Space Zerin Properties’ Jack Chong says
values in Jalan Tun H S Lee depend on several fac-
tors, such as micro location, built-up, the number of
storeys and building condition.

H
PORI peNGEDAR & FE FERUNCT sﬂﬂﬂ”CAN MAKANAN

“Shops near Bangunan Hong Leong to where
Bangkok Bank is will fetch a higher price because
the area is always busy, while shops located at the
other end — near St John’s school — are cheaper
because activities there are comparatively slower,”
he adds. Last year, several units on this end of the
road changed hands, with one going for as low as
RM990,000.

On Jalan TAR, Wong says a 2-storey unit with land
area of 2,000 to 2,300 sq ft is valued between RM1 mil-
lion and RM3.75 million, and that in October 2009, a
2-storey shop here went for RM1.1 million.

Although transactions are slow, rents have increased
steadily over the years. According to Wong, records
show that in 2000, rents in Jalan TAR ranged from
RM14,000 to RM20,000.In 2008, this rose to between
RM20,000 and RM26,000.The rents of units on other
roads in the area are not immediately available.

Investors cautioned

For those thinking of investing in this part of the city,
there are several things to consider. First, there are
not many units on the market for sale or rent at the
moment.Second;as the buildings have some histori-
cal importance, there are
stringent rules and reg-
ulations over what can
or cannot be done to the
structures.

Still, if one is patient,
the wait may be well worth
it. )

“In terms of location,
Jalan TAR is and will al-
ways appeal to investors
for its strategic location,
with offices,shopping cen-
tres and hotels nearby,”

Chong: Values in Jalan says YY Property Solu-

TunH S Lee depend on tions’ Wong.

several factors, such as Meanwhile, the shops

micro location, built-up, on Lebuh Ampang are es-

the number of storeysand ~ pecially popularwith the

building condition Indian community.This is
alsowhere most buses and

taxis congregate. Businesses that are flourishing here
include F&B and retail outlets that cater for students
and office workers, he adds.

“There are certain limitations for Jalan Tun H S
Lee and Jalan Hang Lekiu due to the narrow one-way
streets, lack of parking space and high traffic. Due to
its strategic location, the nature of business will be
confined to tourism or businesses that do not require
walk-in customers,” says Wong.

The possibility of creating a new avenue of economic
wealth for the country through heritage buildings is
possible, but it will take time. For the moment though,
the pre-war shophouses in Jalan TAR, Jalan Tun H §
Lee,Jalan Lekiu and Lebuh Ampang will continue to
not only provide a valuable retailing space, but also
serve as invaluable historical landmarks. e

. past, as well as good access :

| to the several LRT stations in the : area
and the intercity buses routes in this
section of town. There is also the proven
| commercial success of Jalan Petaling,

Kuala Lumpur's Chinatown.

“\With good planning and marketxng,
the commercial success of Jalan Petaling
canbe replicated on other streets in the

area," he says.

Jalan Petaling, also known as Petaling
Street by the locals, had been a tourist
magnet for years before it was officially
christened Chinatown. Myriad stalls
selling everything under the sun can be

found here.

Gwned banks i h S y Currently, only...
the headquarters of HSBC and Bangko
. Bank are within the vicinity. .
. Wong. suggests that the | Kuala .
L L_umpur_Clty Hall.or Dewan Bandaraya
- Kuala Lumpur (DBKL), work with Bank
Negarato finda way torelocate the
-banks to make way for redevelopment. W
. DBKL should alsolookinto
\ reorgamsmg the road systemin selected
‘areas and even convert some roads |nto
Tpure pedestrian walkways. \
- "DBKL should pravide incentives
‘to encourage the Singapore model
of en bloc sales to combine blocks of
pre-war shops inte larger development
‘parcels to be sold via open tender for
redevelopment based on the most
creative, innovative and cost-effective
proposals while preserving these
heritage buildings and protecting the
interests of the existing shop occupants,'
he adds. @

Over the years, Jalan Petaling has

been redeveloped and is now home to
numerous budget hotels, retail shops
and F&B outlets that cater to the tourist
dollar. It is near Puduraya, the city's main
bus terminal, and is also accessible via
other forms of public transport like the

LRT and taxis.

However, Wong feels that more
needs to be done to replicate Jalan
Petaling's success. He feels that
redevelopment has to be carried out on a
continuous basis to maintain momentum.

“0ld bank buildings in the area could
be a continuous source of redevelopment

Wong: With
good planning
and marketing,
the commercial
success of
Jalan Petaling
can be
replicated on
other streetsin
thearea
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Service

HOUZ DEPOT SDN BHfJ (833686-T)

Plaza Pelangi Astana, PJU 6, Persiaran Surian, 47800 Petaling Jaya Selangor DIE. (near IKEA)
Customer Support {11am - 7pm):.017-270 0828 (Melvin Saw)

Tel: (603)7726 6768

Tired of going to all these places?
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’ place does it all !

We save your time, money, energy...

& also note pads :)
+ Building & Renovation + Furniture & Bedding
+ Plumbing, Furniture & Electrical Fittings » Outdoor Living & Gardening
+ Flooring + Audio Visual Equipment
+ Kitchen & Home Appliances + Electrical & Lighting
" Bathroom & Sanitary Ware + DIY & Hardware
+ Home Deco + Paints & Chemical Aids
+ Soft Furnishing & Curtain « Digors, Windaws, Grilles & Gates
+« Household + Door Lods, Switches & Alarms

AND MANY MORE... MORE ATTRACTIVE...

We have more than 120,000 square feet aqumalent to
about 100 standard shops. Here you Mﬂ' find mal \
pmducu not available elsewhere, W

10am -9pm°  (Mon- Thu)

10am - 10pm (Fri & Public Holiday)
www.houzdepot.com  info@houzdepot.com



