
Q2 2020

Malaysia
Property Market Index



3PropertyGuru Malaysia Property Market Index · Q2 20202 PropertyGuru Malaysia Property Market Index · Q2 2020

Content

Get The GuruView

Executive Summary

2

1

Price Index Overview3

Supply Index Overview4

5

About This Report10

About PropertyGuru Group11

COVID-19 Impact Analysis

Further Analysis

7

6

Regional Summary8

Moving Further into 20209

Sheldon Fernandez
Country Manager, 
PropertyGuru Malaysia

Unprecedented. That is perhaps the best way 
to describe the current climate and the broad 
extend to which the COVID-19 virus has impacted 
the market and the economy as a whole. As 

necessary measures to stem the spread of the pandemic 
were put into effect in the first quarter of this year, the 
property market expectedly saw a sharp drop in activity 
across the board, and only time will accurately tell the 
full extent of the impact this crisis will leave in its wake.

Despite this, there are some cues from the past that 
may indicate how we will react and move forward in 
the aftermath. Fortunately, history paints a promising 
picture about the resilience of the Malaysian property 
market and its ability to weather a global crisis. 

For example, in the years following the 1998 Asian 
financial crisis, the Nipah virus outbreak, SARS 2002, 
the 2008 global financial crisis and the H1N1 outbreak, 
the property market witnessed a surge in transaction 
volumes and values. Similar recoveries were seen in 
national house price growth in the years following 2001, 
2006 and 2009.

Price growth, as well as transaction volumes and values, 
have actually been slowing in recent years, prior to the 
COVID-19 outbreak. More recently, measures put in place 
to address the overhang situation in the country have 
further softened market growth. This situation may 
actually cushion the extent of the impact of the crisis on 
the current market, enabling it to roll with the blows.  

The best time to buy 
is when falling asking 
prices reverse and start 
rising again.

Country Manager's Note

No doubt consumers will be broadly affected by 
a prolonged lockdown period, but those who have 
managed to preserve their financial strength may find 
a very conducive market awaiting them in the recovery 
period. Prices and interest rates will be low, developers 
and banks more competitive, and the government will 
most likely incentivise to kickstart the economy. 

It is important to note that this is a global health crisis, 
and not an economic one, which means our capacity to 
rebound is on more solid financial footing. The best time 
to buy is when falling asking prices reverse and start 
rising again. 

However, this does not mean nothing will change as we 
move forward. Already, the current scenario has exposed 
the property industry’s lag in adopting more progressive 
online technology and e-commerce solutions, the likes of 
which have been a boon for many other industries during 
this crisis.

COVID-19 has tested the viability and strength of 
e-commerce platforms in the most extensive way 
possible, and it has passed. Developers will be taking 
heed, and the next few years will likely see an expansion 
of their sales and services via the online route. 

Region Analysis
Kuala Lumpur
Selangor
Penang
Johor
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· Sentiment down in the short-term as  
 Malaysians focus on bread-and-butter  
 issues amidst a global pandemic.

· House price, transaction volume and  
 value historically resilient in times of  
 economic uncertainty, with a track  
 record of rebounding soon after.

· Consumers who remain on good  
 financial footing can take advantage of  
 low prices, low interest rates, favourable  
 loan packages and a competitive  
 market. 

· Developers could be moving towards  
 more active online engagement and  
 e-commerce solutions in the near future.

Executive Summary

The subdued market sentiments 
of Q4 2019 continued into the first 
quarter of the year, with persistent 
uncertainty still lingering on both 

local and global economic fronts.

However, by the second half of Q1 2020, 
these events were overtaken by the 
ongoing COVID-19 global pandemic, 
which brought about the complete 
shutdown of most commercial activities 
in the country due to the Movement 
Control Order, which was announced on 
18th March in Malaysia. As a result, the 
first quarter experienced an inevitable 
sharp drop in consumer activity and 
incoming property supply, offering very 
little positive growth indicators for asking 
prices in the short term. 

Price Index
89.46 (Up 0.63 %)

Supply Index
312.30 (Down 10.47 %)

On the flipside, however, the subdued 
market will limit the overall potential 
impact of the current crisis, and this 
provides a climate that could bring about 
a resurgence following a short period of 
inertia in the immediate aftermath of 
the pandemic. 

Facilitating this will be an environment 
of low house prices, low interest rates, 
heightened competition among 
developers and banks, as well as 
consumer-friendly government policies 
designed to put our economy back on 
track.
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A slow start for 2020 with a slight 
increase in asking prices.

EXPLAINED
Moratorium
A moratorium is a period of time during the loan 
term when the borrower is not required to make any 
repayments to their existing loans. However, during 
the moratorium period, interest accrues and the 
borrower must pay it later on. 

In a local context, Bank Negara Malaysia (BNM), 
recently stepped up its efforts by instructing all banks 
to provide financial relief in the form of automatic 
moratorium for all loan/financing repayments. This 
announcement was targeted to individuals and small 
and medium-sized entrepreneurs (SMEs) borrowers/
customers for a period of six months, effective from 
April 1, 2020. 

According to BNM, during this period, borrowers/
customers with loan/financing that meet the 
conditions do not need to make any repayment, and 
no late payment charges or penalties will be imposed.

Price Index Overview
Subdued Now, But Possible Rebound Ahead

The first quarter of 2020 got off 
to a slow start, which was in no 
small measure due to COVID-19 
concerns that began with anxiety 

in January and culminated in a shutdown 
of commercial activity by March under 
the Movement Control Order (MCO). 

Naturally, sharp drops were expected in 
overall consumer activity and sentiment, 
and the property market reacted no 
differently. 

The impact of this was not yet fully 
reflected in the latest data captured in the 
Malaysia Property Market Index (MPMI), 
a study which tracks the asking prices of 
properties in the primary and secondary 
markets on a quarterly basis. 

In fact, the MPMI for the first quarter of 
2020 showed a slight quarterly increase 
of 0.63% for asking prices, with the index 
ticking upwards slightly from 88.90 points 
in Q4 2019 to 89.46 points currently. This 
was also an improvement when compared 
against the -1.27% quarter-on-quarter 
(QoQ) drop it registered in the previous 
quarter and the -3.19% QoQ drop 
registered in Q3 2019.

This could indicate that consumer outlook 
may have been improving gradually 
prior to the outbreak of COVID-19 in the 
country. However, should prices continue 
to tick upwards in the current quarter, 
it would more clearly suggest that 
Malaysian consumers view property as a 
preferred fallback for preserving wealth in 
times of crisis.

Despite this, overall asking prices have 
actually been trending downwards since 
2016, gradually correcting itself after a 
period of overheated pricing in the middle 
of the last decade. 

The first quarter of 2020 MPMI registered 
a -3.45% contraction of asking prices 
compared with the same period in the 
previous year. This follows a -5.12% year-
on-year (YoY) drop in Q4 2019 and a -4.83 
YoY drop in Q3 2019. 

The improved numbers for the first 
quarter of the year are the result of 
marginal increases in asking prices in key 
markets such as Kuala Lumpur (KL) and 
Selangor. KL saw asking prices go up by 
1.81% QoQ, while Selangor experienced a 
hike of 1.94% QoQ. 

In contrast, asking prices in Penang 
dropped by -0.13% QoQ, while in Johor 
prices went down by -0.59% QoQ.

At the time of this report, the full extent 
and duration of the MCO has not yet been 
determined, but most market forecasts 
anticipate that the current quarter will 
more accurately reflect the full impact of 
COVID-19 related commercial disruptions.  

Beyond this, PropertyGuru Malaysia 
anticipates the corresponding effects on 
home seeker sentiment to be short-lived, 
with prospects for recovery in the near 
term. 

“Income and employment have been 
adversely affected by the closure 
of non-essential businesses during 
the MCO, and many Malaysians are 
prioritising bread-and-butter issues,” said 
Sheldon Fernandez, Country Manager, 
PropertyGuru Malaysia.

“This dampened sentiment is likely 
to persist through to H2 2020, though 
measures such as the government’s 
Economic Stimulus Package (ESP) 
announcements and Bank Negara 
Malaysia’s (BNM’s) six-month moratorium 
on financing payments are laying the 
foundation for the market to bounce 
back,” he added. 

Astute investors with sufficient financial leverage may in fact find market conditions to 
be tempting once the dust has settled on pandemic-related disruptions. Key catalysts 
such as downward trending prices and an Overnight Policy Rate (OPR) to 2.00% signal 
an opportune moment to re-enter the market.

Furthermore, developers will be aggressive about re-establishing their cashflow following 
the lull, which means there will be many attractive deals in the offing. 

Equally eager to restart the economy would be the Government itself, which has already 
moved to ease the burden of consumers with an option to reduce mandatory EPF 
contributions to 7% – thereby freeing up more disposable income. 

As property is traditionally considered to be a “safe” investment bet, the recent 
environment of uncertainty will likely bring renewed interest in a market that is still 
facing an oversupply situation, which translates into being spoilt for choice for would-be 
investors. 

This, in turn, would initiate the process of a rebound and once again move property 
prices towards positive territory.

Supply Index Overview

Across the board, the overall supply of new properties into the market fell sharply 
in Q1 2020 as commercial activity came to a grinding halt midway through the 
first quarter in order to address the rapid spread of COVID-19 infections in the 
country. 

The impact of the MCO was more immediate on the supply side of the market as only 
essential services were allowed to operate, leaving the construction industry at halt and 
this is already being reflected in recent data. 

The MPMI, which tracks the volume of new supply via listings on PropertyGuru, found 
that the supply of new property into the market fell by -10.47% in the first quarter of 
2020, representing the most significant quarterly drop in the past three years. 

Global Pandemic Temporarily Disrupts Supply
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PropertyGuru predicts that there could be renewed 
interest for terrace houses in the near future if a rebound 
is on the cards following the current crisis.   

In addition to the PropertyGuru Malaysia Consumer 
Sentiment Study H1 2020, which found that terrace homes are 
the residence of choice (39%) among Malaysians, historical 
data also shows that terraces are also a favourite property 
investment target following periods of crisis.

This is most likely because terrace homes offer the most 
affordable option to obtaining a landed property, which is 
traditionally seen by investors as the safest way to ensure 
long-term capital appreciation. 

According to research and analytics firm MyProperty Data, 
this was certainly the case in the greater Klang Valley in the 
1999-2004 post Asian financial crisis period. Since 1999, price 
growths among terrace homes have shown the most stability 
among property types, with a growth of 6.5%. 

However, the research firm also points out that while this 
is a general preference in most urban areas, in land scarce 
districts such as KL and Penang Island, high-rises and luxury 
condominiums were naturally the main choice. 

Terrace Houses Could See Increased Demand

The National Property Information Centre (Napic) points out in their 
Property Market Report 2019 that the industry has already made some 
headway in correcting the volume of incoming supply. The report found 
that newly planned residential properties dropped by 33.9% YoY, while 
completions across all major states also dropped by 33%. 

A marked drop in supply was reflected in all key regions, with Penang registering 
the most distinct change of -12.24% QoQ, followed by Kuala Lumpur at -11.53% QoQ, 
Selangor at -10.19% QoQ and Johor at -8.16% QoQ. 

Overall supply grew by 13.02% on a year-on-year basis, but the rate of growth has 
declined considerably when compared against the 31.26% YoY growth registered in Q4 
2019. 

Prior to the COVID-19 outbreak, the supply of new properties was inching towards a 
declining trend. This is probably a result of market adjustments to deal with existing 
property oversupply issues. 

However, the recent fall from 6.52% QoQ in Q4 2019 to -10.47% QoQ in Q1 2020 is clearly 
a direct result of extraordinary circumstances and there will likely be an upwards 
adjustment in the months following the end of the MCO. 

Going forward, there will be continued pressure to reduce the supply of incoming 
properties into the market while oversupply and overhang issues persist. Market 
observers identify the supply-demand imbalance as the key reason behind unsold 
stock, citing that much of the existing overhang is priced beyond the reach of average 
buyers. 

Declines in 
supply are a 
direct result of 
extraordinary 
circumstances.

As of 2019, the overhang was made up of 30,664 residential units, 17,142 serviced 
apartments and 1,878 small office home office units. 

The current freeze on construction work might provide some relief on this front, given 
that incoming supply will be held up for the duration of the MCO. However, this will 
likely be a temporary postponement and we can expect to see numbers pick up again 
at a later date as developers rush to meet project deadlines. 

Already, developers have been actively communicating with buyers about the 
possibility of readjusted completion dates as a result of the current crisis, so potential 
delays can be expected in an extended lockdown scenario.   

https://www.propertyguru.com.my/property-news/2020/3/186478/malaysian-home-buyers-keen-on-solar-solutions-and-smart-cooling
https://www.propertyguru.com.my/property-news/2020/3/186478/malaysian-home-buyers-keen-on-solar-solutions-and-smart-cooling
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RANK

1 Aset Kayamas Group The Herz Kepong Residential Condominium

2 Ba Sheng Sdn Bhd Avara Seputeh Commercial Serviced Apt

3 Thriven Global Bhd eNESTa Kepong Commercial Retail Lots &   
     Serviced Apt

4 Beverly Group Fera Residence Wangsa Maju Commercial Serviced Apt 
  @ The Quartz  

5 Asian Pac Holdings Bhd Fortune Centra Kepong Commercial Serviced Apt 
  Residence

Selangor: Popularity Drives Development Activity

Selangor registered the most positive gain in asking prices 
among the four key regions in the first quarter of 2020. 
The MPMI saw asking prices in the state move upwards by 
1.94% QoQ, jumping from 91.43 points in Q4 2019 to 93.20 

points currently.

Even as overall prices have followed a downward year-on-year 
trend in recent quarters, the current contraction of -1.99% YoY 
shows that prices are stabilising when compared against the 
-4.48% YoY change in the previous quarter, and the -3.91% YoY 
change in Q3 2019.

Touted as the economic powerhouse of the country, Selangor 
has long attracted the largest volume of domestic migrants as 
well as domestic investment. As such, the long-term prospects for 
growth in the state remain high despite any economic potholes 
or momentary crisis that may temporarily slow its trajectory.

While oversupply volumes are high in the state, it continues to 
stubbornly attract a steady stream of incoming property supply, 
which indicates that developers remain confident in Selangor’s 
growth and are focused on the long-term gains of investing 
efforts there. 

Due to the ongoing COVID-19 crisis and the MCO, the supply 
of new properties tracked by the MPMI fell sharply in the first 
quarter of 2020 by -10.19% QoQ. The index dropped from 346.14 
points in Q4 2019 to 310.87 points in Q1 2020, in contrast to the 
8.43% QoQ rise registered to the previous quarter. 

Overall, this also translated to slowdown in the volume of supply 
on a year-on-year basis, with Selangor registering a 15.15% YoY 
gain, which is visibly less than the 32.33% YoY gain it clocked in 
Q4 2019. 

Moving forward, we expect supply in Selangor to pick up again 
after the MCO is lifted, but this will be at a moderated pace as 
the state continues to manage its oversupply conditions. 

Kuala Lumpur: Asking Prices Move Upward

Echoing the overall national trend, 
the capital district experienced 
an increase in asking prices in the 
first quarter of 2020, with the index 

showing an increase from 94.90 in Q4 2019 
to 96.62 in the first quarter. The  1.81% QoQ 
uptick was also an upward shift from the 
-1.49% QoQ dip it registered in the final 
quarter of last year.

The change may be indicative of 
improved confidence in Kuala Lumpur’s 
property market at the start of the year, 
prior to the impact of pandemic-related 
disruptions.

Region Analysis

From a year-on-year perspective, 
however, asking prices have been on a 
steady downward trend over the past three 
years, although the -0.92% YoY change it 
registered in Q1 2020 is less pronounced 
than the -2.76% YoY registered in Q4 2019 
and -2.19% YoY in Q3 2019.

On the supply side, the ongoing crisis and 
the resulting MCO seems to have had a 
considerable effect. 

According to the MPMI, the supply of new 
property shrunk by -11.53%, dropping 
from 343.02 points in Q4 2019 to 303.47. This 
figure also represents the second largest 
drop across the four key regions in the 
country. 

DEVELOPER LOCATIONDEVELOPMENT PROPERTY 
TYPE

Source: PropertyGuru Analytics in partnership with My Property Data Source: PropertyGuru Analytics in partnership with My Property Data

2020 Top 5 Completed Projects in Kuala Lumpur

Q1 2020 QoQ 
Asking Price change  1.81 %

LAND 
TITLE

RANK

1 Paramount Property Urbano Glenmarie Commercial Serviced Apt 
 Sdn Bhd

2 Kemudi Ehsan Sdn Bhd Simfoni Perdana Bandar Puncak Residential Townhouse 
   Alam

3 Kemudi Ehsan Sdn Bhd Irama Perdana Alam Perdana Residential Terrace

4 Mah Sing Group M Aruna Rawang Residential Terrace House/ 
     Superlink

5 Hillstrand Development Maple Residence Cyberjaya Residential Terrace House/ 
 Sdn Bhd Residence   Superlink

DEVELOPER LOCATIONDEVELOPMENT PROPERTY 
TYPE

2020 Top 5 Completed Projects in Selangor

LAND 
TITLE

Q1 2020 QoQ 
Asking Price change 1.94 %

Overall trends show that supply is still 
moving upwards in KL, however, with the 
capital district registering 14.98% YoY 
growth. Despite this, the slowdown in the 
pace of growth is prominent in the first 
quarter of 2020 when compared against 
the 34.28% YoY increase it registered in Q4 
2019. 

Even as oversupply concerns continue 
to linger in the market, KL is expected to 
deal with this better due to its position 
as a long-term prime focal point for 
investment in the region. A shift in the 
economic cycle for the nation will bring 
renewed interest in our property sector, 
and the KL district will inevitably be a 
primary benefactor.    
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Penang: Proving to be a Safe Haven 

Fluctuations in asking prices for 
properties in Penang have not been 
as distinct as other key regions over 
the last few years, as the limited 

space on the island has contributed to 
steady demand and the relative stability 
of property prices.

Like other regions, the long-term trend 
has been a downward one, but it has 
inched its way down steadily without 
a history of sharp drops. This actually 
indicates that Penang might be proving 
its mettle as a safe property haven as we 
move into the future.

In the first quarter of 2020, Penang saw 
asking prices drop by a marginal -0.13% 
QoQ, from 95.39 points in Q4 2019 to 95.27 
points. This was the smallest change 
registered over the last two quarters, 
which saw -0.37% QoQ change and -1.10% 
QoQ change, respectively. 

Overall, asking prices fell by -2.01% YoY. 
It is interesting to note that asking prices 
in Penang have never witnessed a drop 
exceeding -2.77% YoY since Q4 2016, while 
other key regions have seen prices drop 
between the 3% and 5% YoY mark within 
this period. 

In terms of supply, Penang registered 
the sharpest drop among the four key 
regions with -12.24% QoQ fall. However, 
Penang has had one of the most notable 
decreasing trends for supply of new 
property over recent quarters, registering 
a growth of just 0.55% QoQ in Q4 2019 and 
a significant contraction of -6.60% QoQ in 
Q3 2019. 

Recent years have seen the Penang 
government adopt a cautious stance 
towards overdevelopment and overheated 
prices, and the current relative stability of 
prices and reduced property supply may 
be a direct result of its policies. 

RANK

1 Corfield Development SenzVilles Sungai Ara Residential Condominium 
 Sdn Bhd

2 Ideal Property Forest Ville Bayan Lepas Residential Condominium

3 Mah Sing Group Bhd Ferringhi Residence 2 Batu Ferringhi Residential Condominium

4 S P Setia Bhd Setia Sky Ville  Jelutong  Residential Condominium 

5 OSK Property Luminari @  Butterworth  Mixed Serviced 
 Holdings Bhd Harbour Place  Development Residence

DEVELOPER LOCATIONDEVELOPMENT PROPERTY 
TYPE

2020 Top 5 Completed Projects in Penang

LAND 
TITLE

Source: PropertyGuru Analytics

Q1 2020 QoQ 
Asking Price change -0.13 %

Johor: Cautiously Optimistic About the Future

Prior to the onset of global economic uncertainties and the 
resulting damper on foreign investment appetite, Johor 
was emerging as one of the most appealing regional 
investment destinations as a direct result of the Iskandar 

Malaysia development effort.

The current subdued climate has moderated development 
activity in the state in recent quarters, but this is still 
comparatively sizeable when measured against other key 
markets. Should global market conditions improve, the state 
is still well-positioned to reclaim some of that lost investment 
attention, but it will have to exercise prudent management of its 
existing stock and prices to effectively achieve this.

The first quarter of 2020 saw asking prices continue to adjust 
downwards in Johor, dropping by -0.59% QoQ from 99.59 points 
in Q4 2019 to 99.00 points. This follows a downward gradual 
trajectory that began in Q4 2017. 

Overall, Johor registered a -2.71% YoY drop in asking prices, 
which follows the trend of the -2.43% YoY drop registered in the 
previous quarter.

Furthermore, the relatively uniformed way in which prices are 
readjusting (without drastic drops) indicates there is a steady 
stream of demand that still exists for the Johor market, which 
allows it to recalibrate the demand-supply-price relationship in 
a systemised manner.   

While the supply of new property fell in the first quarter, in 
tandem with other key regions, the -8.16% drop it registered was 
the smallest contraction among the four focus areas. 

Overall, supply in the southern state continued to grow at a rate 
of 24.58% YoY in Q1 2020, and while this is only half of the 50.67% 
YoY growth it registered in Q4 2019, Johor continues to have the 
highest volume of incoming supply among the key regions.

This indicates development activity continues to be vibrant 
in Johor. In addition, late last year, the state government 
announced that it would be paring down the foreign ownership 
threshold price from RM1 million to RM600,000 for the first nine 
months in 2020.

Much depends on the length of COVID-19 restrictions (both 
locally and globally) to see if this advantage will come into play 
and help galvanise international investment interest. 

However, in the long-run, most market analysts agree that Johor 
continues to have a vital role to play in the economic growth of 
the country in the future, and that bodes well for any long-term 
property investment in Iskandar Malaysia. 

Q1 2020 QoQ 
Asking Price change -0.59 %

Source: PropertyGuru Analytics in partnership with My Property Data

RANK

1 Aspira ParkHomes Aspira Parkhomes Nusajaya Residential Terrace House/ 
     Superlink

2 PH World D'Art 18 Collection 2 Kulai Residential Cluster House 
  @ Taman Tropika   

3 Front Concept Sdn. Bhd Senibong Cove Masai Residential Terrace House/ 
     Superlink

4 Sun Rock Development Sentrio Business Pasir Gudang Commercial Shop/Office/ 
 Sdn Bhd Centre ii   Retail Space

5 Cypress Potential Suria @ The Botany Sebena Cove Residential Terrace House/  
 Sdn Bhd    Superlink

DEVELOPER LOCATIONDEVELOPMENT PROPERTY 
TYPE

2020 Top 5 Completed Projects in Johor

LAND 
TITLE
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Inevitable Pandemic-related Price Decline

COVID-19 Impact Analysis

Based on the MPMI, asking prices for property 
nationwide have been on a downward trend since Q4 
2016. This indicates that the moderation of growth 
was already an ongoing trend before the effects of 

COVID-19 and the MCO took hold.

As previously mentioned, the existing moderated growth may 
play a part in buffering the inevitable pandemic-related 
decline, which will lead towards a sideways movement of the 
graph, or just a slight drop in prices.

In terms of transactional volume and value, historical data 
indicates that properties being bought and sold may 
decrease by up to 32.3%, and the overall value will see a 
similar trend by as much as 47.6%.

This historical data comes from similar declines during the 
1998 Asian financial crisis and Nipah virus outbreak. The key 
difference this time around is the absence of a financial 
crisis in the backdrop, so the decline we are about to witness 
may not be as severe. 

However, one subsector that could be hit harder than others 
is tourism, and by extension, hotels. As such, we are likely to 
see an influx of hospitality assets on the market as some 
well-known hotels shut down operations for good.

A study by Zanroo Malaysia, a consultancy focused on social 
media listening and trends, found that the primary concern 
expressed by Malaysians currently is the risk of further 
outbreaks and the continued spread of COVID-19. Overall, 
Malaysians have been very receptive of MCO measures, 
with a minority expressing concerns about confidence in 
authorities and lack of transparency.

These sentiments of uncertainty are likely to flow over 
into the period following the MCO, causing an extended 
slowdown period for the market. However, as daily life begins 
to normalise, the focus will inevitably shift to financial 
concerns, including stability of earnings and preservation 
of wealth.

In this scenario, a depressed property market with a 
favourable interest rate climate will be ripe for the picking. 

It is also important to note that after weeks of being 
restricted at home, many Malaysians have had time to 
contemplate their current living conditions and standards, 
while also reviewing their finances.

This could be an additional factor leading to increased 
activity in the property market in the long term.

Due to the unprecedented nature 
of the current crisis, opinions 
vary on the after effects of the 
pandemic and its economic 

impact. Conservative estimates forecast 
Gross Domestic Product (GDP) growth of 
2.0% to 2.5% for 2020, while other analysts 
foresee a domestic and global recession 
on the horizon. 

From a property market perspective, and 
looking at our historical record following 
periods regional and global crises, 
PropertyGuru Malaysia takes the view 
that any adverse effect on home seekers 
will be limited to the short term, but there 
is likely be a period of recovery soon after. 

Indeed, bread-and-butter issues will take 
centre stage during the pandemic period, 
and concerns about job security, market 
stability and debt will be the primary 
focus in the months ahead. This will likely 
further dampen consumer sentiment for 
a period of time and provide more hurdles 
for an already softened property market.

It is important to note that the sentiment 
among home seekers was already in 
decline at the start of the year, with 
the PropertyGuru Malaysia Consumer 
Sentiment Study H1 2020 reporting a 
drop in the Property Sentiment Index 
to 42 points, down from 44 points in the 
corresponding period last year.

The next quarter could also see a fall 
in home loan applications, despite 
catalysts such as BNM’s recent revision 
of its Overnight Policy Rate (OPR) to 
2.00%. Other markets experiencing 
COVID-19 outbreaks have seen mortgage 
applications drop by as much as 30%.

Beyond these short-term impacts, the 
property market is likely to display the 
same resilience it had in the face of prior 
economic downturns and viral outbreaks. 
Property transaction volumes and values 
have remained strong throughout 
periods of uncertainty and the market 
has repeatedly showcased a tendency 
to bounce back immediately following a 
downturn.

“The 1998 recession, in conjunction with the 
outbreak of the Nipah virus, saw volumes 
and values declining by 32.3% and 47.6% 
respectively, the largest downturn in 
recent decades,” said Fernandez.

Further Analysis

“However, the industry still moved 
forward, with 186,000 transactions worth 
RM27.9 billion. In addition, house prices as 
a whole have only continued to grow over 
the past few decades, highlighting the 
merits of property as an asset class.”

Additionally, the current scenario could 
prove to be more conducive to investors 
than previously, primarily because this 
crisis was not caused by economic factors. 

Looking ahead, interest rates will be 
forgiving, thanks to BNM OPR cuts and 
rates that are more favourable than the 
8%, 9% or the double-digit rates of past 
periods of crisis. This time around there is 
also BNM’s reduction on statutory reserve 
requirement ratio (SSR) to 2.00% and a 
moratorium on financing payments.

Adverse Effects on Property are Short-term

The 1998 recession, in conjunction 
with the outbreak of the Nipah virus, 
saw volumes and values declining 
by 32.3% and 47.6% respectively, the 
largest downturn in recent decades.
- Sheldon Fernandez, Country Manager, PropertyGuru Malaysia

Revised guidelines on voluntary EPF 
contributions will give consumers more 
disposable income to work with, and this 
may increase investment confidence. 

With more domestic liquidity and a sharp 
fall in loan applications, banks will also 
be actively looking for quality borrowers. 
With asking prices moderating 
downwards and developers eager to gain 
their attention, seasoned investors will 
be among the first to jump back into the 
market before the cycle swings upwards 
again. 

Market in the recovery period (following 
the end of the MCO) is likely to be 
conducive for owner-occupiers and long-
term investors who have financial strength 
and can still afford to make a purchase. 
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Regional Summary
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P. Index: 95.27

S. Index: 152.68

PENANG

QoQ -0.13 %

QoQ -12.24 %

P. Index: 93.20

S. Index: 310.87

SELANGOR

QoQ 1.94 %

QoQ -10.19 %

P. Index: 96.62

S. Index: 303.47

KL

QoQ -0.81 %

QoQ -11.53 %

P. Index: 99.00

S. Index: 506.81

JOHOR

QoQ -0.59 %

QoQ -8.16 %

P. Index:

S. Index:

89.46

312.30

QoQ 0.63 %
YoY -3.45 %

QoQ -10.47%
YoY 13.02 %

MALAYSIA

Map illustrations are not to scale

The source of data on Brickz is from the Valuation and Property Services department (JPPH)

Legend:
S. Index – Supply Index
P. Index – Price Index

RANK

1 Paramount Property Urbano Glenmarie Commercial Serviced Apt 
 Sdn Bhd

2 Aspira Parkhomes Aspira Parkhomes Nusajaya Residential Terrace House/ 
     Superlink

3 PH World D'Art 18 Collection 2 Kulai Residential Cluster House 
  @ Taman Tropika

4 Front Concept Sdn. Bhd Senibong Cove Masai Residential Terrace House/ 
     Superlink

5 Cosmopolitan Homes Urban Suites Jelutong Commercial Serviced Apt  
 Sdn Bhd    

DEVELOPER LOCATIONDEVELOPMENT PROPERTY 
TYPE

2020 Top 5 Completed Projects in Malaysia

LAND 
TITLE

Source by PropertyGuru Analytics in partnership with My Property Data  
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Moving Further into 2020 

During uncertain times, investors are known 
to restructure their portfolios to manage risk 
and choose property as a potentially lucrative 
venture. This, along with natural corrective 

forces as the market regains equilibrium, may account 
for the sharp recoveries seen in domestic property 
following crisis years.

These patterns are likely to repeat themselves following 
the MCO and COVID-19 outbreak, with various initiatives 
contributing towards significant domestic liquidity 
moving forward.

“For those struggling to make ends meet, these 
measures may help address the high costs of living, 
while presenting an opportunity to rebuild savings. For 
those with leverage, it may be a good time to invest,” 
says Fernandez.

Buying a property is one of the 
most challenging decisions of our 
lives. It is also likely to be the most 
expensive one. When committing 

to a home purchase, it is important 
to make an informed choice, so that 
decisions can be made confidently.

At PropertyGuru, we are passionate about 
helping homebuyers find and secure 
the home they have always wanted. 
We created this report to help regular 
Malaysians understand the movement 
of the property market better, so that 
buyers can offer reasonable prices in line 
with market sentiments or try to time 
their purchases better.

Using a range of statistical 
techniques, the data from 
over 450,000 property listings 
on PropertyGuru.com.my are 

aggregated and indexed, demonstrating 
the movement of supply side pricing.

The Malaysia Property Market Index 
(MPMI) shows seller sentiment and 
indicates the price level that real estate 
developers and home owners feel that 
they can fetch for their respective 
properties.

Short term increases in the Index 
demonstrate buoyancy of sentiment 
while in the long term, the Index indicates 
which part of the property cycle the 
market is currently going through.

About This Report

Methodology

We look at the property market across 
Malaysia, in different locations, and 
across different property types, to provide 
a comprehensive, insightful overview of 
home pricing across the country.

As the leading property site in Malaysia, 
PropertyGuru processes a vast amount 
of real estate data daily. As such, we 
are uniquely positioned to bring solid 
insights about the market. We certainly 
hope these insights help Malaysians 
make more confident property decisions.

The Index reflects the most recent (Q1 
2020) price trend, relative to a reference 
period of Q4 2016. This means that 
aggregated price levels are denominated 
as 100 at Q4 2016, and all subsequent 
quarters’ pricing are relative to that.

We complement the price with a view 
on supply volumes in the market 
through the number of property listings 
on PropertyGuru.com.my. Our supply 
volumes not only take into account 
residential resale supply, but also new 
launch supply in the Malaysian property 
market.

There have already been calls from some quarters 
for revised loan-to-value ratio caps for third home 
purchases. This would accommodate demand from 
property seekers with leverage, driven by developer 
initiatives to add value for purchasers amid the 
changing property landscape.

The case for a rebound will depend on how quickly 
developers, consumers and the government get off the 
mark once we are clear of the COVID-19 threat. The first 
signs of this, if any, will likely occur late in the second 
half of the year. Motivated by the need to shore up 
finances and have the economy firing on all cylinders 
again, the good news is historical precedent seems to be 
on the side of Malaysians.    
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PropertyGuru Group is Southeast Asia’s leading property technology company and 
the preferred destination for over 20 million property seekers to find their dream 
home, every month.  PropertyGuru and its Group companies empower property 
seekers with the widest option of over 2 million homes, in-depth insights and 
solutions that enable them to make confident property decision across Singapore, 
Malaysia, Thailand, Indonesia and Vietnam.

PropertyGuru.com.sg was launched in 2007 and revolutionised the Singapore 
property market by taking it online and made property search transparent for the 
property seeker. Over the decade, the Group has grown from a regional property 
media powerhouse to a high-growth technology company with a robust portfolio of 
No.1 property portals across its core markets; award-winning mobile apps; best-in-
class developer sales enablement platform, FastKey; and a host of industry-leading 
property offerings including Awards, events and publications across Asia.

For more information, please visit www.PropertyGuruGroup.com ; 
www.linkedin.com/company/PropertyGuru

About PropertyGuru Group



Financial disclaimer

This publication has been prepared for general guidance on matters of interest 
only, and does not constitute professional advice. You should not act upon the 
information contained in this publication without obtaining specific professional 
advice. No representation or warranty (express or implied) is given as to the 
accuracy or completeness of the information contained in this publication, and, 
to the extent permitted by law, PropertyGuru Group does not 
accept or assume any liability, responsibility or duty of care for 
any consequences of you or anyone else acting, or refraining to 
act, in reliance on the information contained in this publication 
or for any decision based on it.

Contact

For media or press inquiries, or to understand more about the Malaysia 
Property Market Index, contact mediaenquiry_my@propertyguru.com.my 
or Jade at jade@mustardtree.com.my
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