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Without a doubt, the ongoing COVID-19 global 
health crisis has had a pronounced effect 
on the economic activity across the globe. 
Emergency public safety measures brought 

commercial activity to a standstill in Malaysia for much 
of the second quarter of 2020, and it comes as no surprise 
that the full impact of this is reflected in the latest data 
shown by the PropertyGuru Malaysia Property Market 
Index (MPMI).

It is important to note that this year’s second quarter 
numbers coincide with the peak of the Movement Control 
Order (MCO) period. They reflect the acute limitations 
faced by the industry at the time.

Even so, there were positive indicators hinting at improved 
optimism for the period ahead, but it is optimism 
tempered with caution.  Market players remain vigilant 
about the COVID-19 threat in the absence of a vaccine 
and there are looming concerns about a “second wave”, 
which has already occurred in other countries. 

Despite this, most key markets in the country registered 
only slight contractions in asking prices, performing 
better than expected, while Selangor actually registered 
an uptick. Meanwhile, the noticeable reduction in the rate 
of declining supply numbers in Q2 2020, compared to the 
sharp drop captured in Q1, indicates that property stock 
is making its way back into the marketplace following the 
MCO while homeownership confidence is returning too.

Currently in play are financing incentives under the 
reintroduced Home Ownership Campaign (HOC), revised 
Real Property Gains Tax (RPGT), expanded margin of 
financing for third housing loans and above, as well as 
a historically low Overnight Policy Rate (OPR) following 
a series of cuts by Bank Negara Malaysia. These factors 
will likely improve consumer sentiment and help unlock 
pent-up demand.   

We will see early signs 
of minimal market 
recovery in the 
coming quarter.

Country Manager's Note

While market uncertainty is expected to persist as 
we continue to deal with the economic fallout of the 
pandemic – and re-adjust to cope – prevailing sentiments 
offer a window into emerging trends that we should play 
close attention to. 

For example, PropertyGuru’s recent Malaysia Consumer 
Sentiment Study H2 2020 found that first-time buyers 
are prioritising property as Malaysia enters the recovery 
stage in the fight against the COVID-19 pandemic. 

The study found that young renters between 22 and 29 
years old are keen to move ahead with their property 
purchasing decisions, despite the pandemic-related 
disruptions. There is also growing appetite among 
property investors who are keen to time their purchase 
with favourable price and market movements. 

These factors hint at a market that is eager to recover. 
This is very much in line with Malaysia’s historical 
precedent of rebounding strongly following major global 
crises. In the absence of unanticipated disruptions, it 
is highly possible we will see early signs of this in the 
coming quarter.

Region Analysis
Kuala Lumpur
Selangor
Penang
Johor

https://www.propertyguru.com.my/property-guides/malaysia-consumer-sentiment-study-h2-2020-29425
https://www.propertyguru.com.my/property-guides/malaysia-consumer-sentiment-study-h2-2020-29425


4 5PropertyGuru Malaysia Property Market Index · Q3 2020 PropertyGuru Malaysia Property Market Index · Q3 2020

• Market performed better than expected under extreme MCO  
 conditions, with asking prices holding steady with minimal  
 fluctuation and a slower rate of supply decline, offering positive  
 signs of recovery.

• ERP and HOC incentives, as well as prevailing low interest rate  
 environment, is having a positive effect on consumer sentiment  
 and propelling demand, as demonstrated by notable increase  
 in online property searches and purchasing enquiries. 

• PropertyGuru’s Malaysian Consumer Sentiment Survey H2 2020  
 identifies young first-time buyers as potential prime movers  
 in a recovering market, as the 22 to 29 age group is most likely  
 to proceed with purchasing plans despite a pandemic-disrupted  
 climate. 

• New hotspots are emerging as home seekers express rising  
 interest in decentralised locations beyond Klang Valley’s  
 traditional urban limits. This could be a result of post-pandemic  
 trend that now allows professionals to work from home, thereby  
 encouraging them to seek out more conducive and spacious  
 abodes in more affordable locations.

Executive Summary

The downward trend which began 
at the onset of the COVID-19 
crisis in the first quarter of the 
year continued into Q2 2020. This 

was largely anticipated as the period 
coincides with the height of the pandemic 
as well as the peak of MCO restrictions, 
which brought economic activity to a 
standstill.

Importantly, however, the MPMI 
recorded only minimal downward 
price movement in key markets across 
the country, with Selangor actually 
moving upward. This suggests that 
demand and interest remained fairly 
consistent despite an environment of 
severe movement restrictions. Instead of 
shelving purchasing plans, home seekers 
continued to express interest via online 
platforms.

Price Index
89.80 (Up 0.38%) 

Supply Index
301.07 (Down 3.60%)

Optimistic buyer behaviour during this 
period bodes well for further market 
growth under less restricted conditions 
in Q3.

Similarly, the downward movement of 
overall supply did not fall as sharply as 
the previous quarter. This is probably due 
to the return of new stock into the market 
as economy began to reopen in mid-
June. Given this trajectory, it is likely that 
supply numbers will return to positive 
territory in the near future. 

https://www.propertyguru.com.my/property-guides/malaysia-consumer-sentiment-study-h2-2020-29425
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EXPLAINED
Overnight Policy Rate (OPR)
The overnight policy rate is an overnight interest 
rate set by Bank Negara Malaysia (BNM) used for 
monetary policy direction. It is the rate a borrower 
bank has to pay to a leading bank for the funds 
borrowed. The amount of money a bank has 
fluctuates daily based on its lending activities and its 
customers’ withdrawal and deposit activity, therefore 
the bank may experience a shortage or surplus of 
cash at the end of the business day. Those banks that 
experience a surplus often lend money overnight to 
banks that experience a shortage, so the banking 
system remains stable and liquid.

In Malaysia, BNM uses the OPR to direct monetary 
policies as changes in the OPR directly triggers 
change in the base rate (BR), base lending rate (BLR), 
short-term interest rates, the fixed deposit rate, 
foreign exchange rates and long-term interest rates 
as well as a range of economic variables.

Price Index Overview
Positive Signs Leave Room For Cautious Optimism

The Malaysia Property Market Index (MPMI), is a study 
which tracks the asking prices of properties in the 
primary and secondary markets on a quarterly basis.

The MPMI found that asking prices held relatively steady 
in Q2 2020, performing better than anticipated, with a quarterly 
gain of 0.38% on the index. 

Indeed, asking prices dropped slightly in three of the four key 
markets focused on in this report (Kuala Lumpur, Penang and 
Johor), but this contraction can be considered nominal when 
measured against the extraordinary pandemic-related freeze 
on economic activity during the April to June period.

In fact, Selangor bucked the national trend by registering 
1.05% growth in asking prices, which in turn propped up the 
overall price index average. 

The upward tick of overall asking prices, which moved from 
89.46 points in Q1 2020 to 89.80 points in Q2, also builds on 
0.63% gain made in the first quarter of the year. This is 
significant, because from a year-on-year (YoY) perspective, 
average asking prices have been on a declining trend since 
Q4 2017. This is the first time in this period it has registered two 
quarters of consecutive growth.

The relative stability of prices despite COVID-19 economic 
disruptions offers some room for optimism because it points to 
sustained confidence in demand for property. 

Sheldon Fernandez, Country Manager, PropertyGuru Malaysia 
says that the property pent-up demand is going to further 
increase the demand to own a property which is projected to 
outperform pre-MCO levels. 

“This outlook is further supported by a noticeable increase 
of online property searches and purchasing enquiries made 
during the Conditional Movement Control Order (CMCO) period. 
Furthermore, the Malaysia Consumer Sentiment Study H2 2020 
found that 75% of respondents now favoured property portals 
as a primary mean to source information as well as make 
enquiries,” he said.

Additionally, respondents who said they actively engaged with 
social media platforms increased to 66% from 64% in H1, while 
those who frequented developer websites increased to 62% 
compared to 57% in H1.    

The increase in sourcing of information from developer websites 
were mainly from renters and young Malaysians who regard 
this as an important source of specific property information that 
will aid their purchasing considerations. The survey also found 
that renters between 22 and 29 years old are least likely to delay 
their property purchasing decisions in the coming months. 

A pattern that has emerged as a direct result of a prolonged 
lockdown at home is that younger home seekers are becoming 
more appreciative of the benefits of owning their own space. 
Under MCO isolation, they also probably found time to reassess 
their current living conditions, their lifestyle preferences and 
their finances, prompting them to investigate alternative 
options. 

This impulse is likely to have been spurred by favourable prices, 
low interest rates and a host of government-initiated incentives 
targeted at first-time buyers. Savvy investors too are currently 
on the lookout for strategic buys under current conditions, which 
will potentially increase activity in the coming quarter.

However, whether this will translate into increased transactions 
or further upward movement of prices remains to be seen in the 
coming months. As the COVID-19 threat is far from resolved and 
the full extent of its economic impact continues to be assessed, 
most consumers will likely opt to proceed with caution for the 
duration of the year.

Asking prices held relatively steady, performing better 
than anticipated.
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Given the stringent measures implemented to combat the COVID-19 pandemic 
between March and May this year, it comes as no surprise that the property 
supply was adversely affected across the board in Q2 2020. 

The MPMI, which tracks the volume of new supply via listings on PropertyGuru, 
registered notable declines in the key markets of Kuala Lumpur, Selangor and Penang, 
as well as a sharp drop in Johor. 

However, it is also important to note that the overall contraction of 3.60% in Q2 was an 
improvement on the 10.47% slide captured in Q1 2020, when a market already plagued 
by economic and pandemic-related uncertainty was hit by the onset of the MCO.

Furthermore, recent supply data also partially takes into account the return of economic 
activity in June and a resurgence of supply into the market, contributing to an overall 
lower rate of decline. 

From a year-on-year perspective, the full impact of the MCO can be seen more evidently, 
as the 1.98% YoY drop in Q2 2020 is in stark contrast to consistent supply growth since 
Q4 2017. As this situation is directly linked to extraordinary shutdown measures that 
have now been lifted, supply numbers are not expected to stay in negative territory for 
long and will likely rebound strongly in the current quarter as developers rush to meet 
construction deadlines.

Prior to the COVID-19 outbreak, the market faced oversupply and overhang issues as 
a result of demand-supply imbalances. Going forward, it will be interesting to see if 
market players will use the current situation as an opportunity to reassess planned 
incoming stock.

Based on PropertyGuru’s recent data on search activity, there has been an increase in 
search volume and enquiries for most property types, but the trend ahead seems to be 
clearly learning towards a preference for landed homes, such as double-storey terrace 
houses and townhouses. 

The pandemic is causing a shift in buyer preference as people are beginning to seek 
out landed properties or low-density developments that offer more spacious layouts 
and extra room. 

Currently, 2 in 5 Malaysians already reside in terrace or link houses, while 3 in 10 reside 
in condominiums. However, a further increase in preference for landed property could 
be due a pandemic-related shift in dynamics as there is a foreseeable future to operate 
more regularly and efficiently at home.

The property 
supply was 
adversely 
affected across 
the board this 
quarter.

Supply Index Overview
Market Likely To Rebound In The Coming Quarters
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Selangor: Bucking The Trend

Asking prices in Selangor continued to move upwards despite 
lockdown conditions in the country, bucking a trend seen in 
other key regions.

Prices climbed by 1.05% in Q2 2020, rising from 93.20 points in Q1 
to 94.18 points in the last quarter. This reveals that property in 
the country’s most economically vibrant state remained popular 
despite the immobility of buyers during the MCO.

The uptick could be a result of a rush of purchasing interest 
following the opening of markets in June, but sustained online 
interest during the MCO period could have played a part in 
keeping the numbers afloat.

Furthermore, developers such as Gamuda Land, Mah Sing, 
EcoWorld, Trinity Group and Sime Darby are just a few who 
have now aggressively turned to digital marketing to move their 
projects, most of which are located in Selangor.

Developers active in the state are also leading the way in offering 
incentives such as rebates, discounts, cashbacks, furnishing 
packages, easy purchasing schemes, zero downpayments and 
interest deferment plans, which is contributing to elevated buyer 
interest.  

Incidentally, Selangor was the state that was most affected by 
COVID-19, with the highest number of infections as well as key 
urban areas declared as “red zones”. It remains to be seen if this 
will have an impact on property prices in the future, and the 
coming quarter will certainly offer a clearer picture. 

From a year-on-year perspective, asking prices continued on a 
gradual two-year declining trend, dropping by a slight 0.97% 
YoY in Q2.   

Like most key markets, property supply in Selangor continued 
to drop in the second quarter. Again, the 1.57% contraction in Q2 
was far less pronounced that the 10.19% fall in Q1, indicating that 
supply numbers are poised to change course in the near future.

Notably, Selangor was also the only region to register supply 
growth on a year-on-year basis. In Q2, supply grew by 5.12% YoY, 
although this was far lower than the 15.18% YoY growth registered 
in the last quarter and the 32.33% YoY growth in Q4 2019. 

Kuala Lumpur: Asking Prices Move Downward

Of the key regions covered in the 
MPMI, Kuala Lumpur saw the 
sharpest drop in asking prices 
in Q2 2020, despite registering 

an increase in the previous quarter. 

Asking prices in KL fell by 1.28% in Q2 
compared to the 1.81% gain in made in Q1, 
moving from 96.62 points to 95.38 points. It 
also saw a 2.52% YoY drop in this period, 
but this follows a trend that began in Q1 
2019. 

While pandemic-related disruptions have 
certainly played a part in the current 
decline of asking prices, there are other 
ongoing factors that could have an 
impact on price movements in the capital 
district moving forward.

For one, the KL property market has long 
been a focal point for foreign interest, but 
this has recently decreased due to poor 
global economic sentiments.

Region Analysis

However, the situation is unlikely to 
improve as international travel restrictions 
are likely to stay in play for some time 
ahead.  The many luxury properties 
targeted at an international market in 
KL will likely take a hit unless prices are 
readjusted to better suit local appetites. 

The slowed growth of luxury properties 
was already captured in the first half of 
the year with one notable completion of 
high-end residential project in KL, namely 
Sky Suites (986 units), bringing the 
cumulative supply to about 60,344 units.  

Furthermore, the nationwide MCO halted 
most construction activities before the 
recent easing of restrictions, pushing back 
the scheduled completion of projects such 
as Agile Mont’ Kiara, Arte Mont’ Kiara and 
TWY Mont’ Kiara to later this year.

Also, worth noting is an emerging 
preference for decentralised property 
locations, which may chip away at the 
traditionally strong demand for KL and 
Klang Valley hotspots in the long run. 

Q2 2020 QoQ 
Asking Price change -1.28 %

RANK

1 Gamuda Land Sdn Bhd Rymba Garden Kajang Residential 2 & 3 Storey 
Sdn Bhd @ Jade Hills Terrace Houses

2 Lion Group Property Resilion Residence Cheras Residential Townhouse

3 Glomac Bhd Tresna Triandra Sungai Buloh Residential Terrace House/ 
@ Saujana Perdana Superlink

DEVELOPER LOCATIONDEVELOPMENT PROPERTY 
TYPE

2020 Top 3 Upcoming Projects in Selangor

LAND 
TITLE

Q2 2020 QoQ 
Asking Price change 1.05 %

Following the MCO, interest has spiked 
for locations outside the urban limits of 
greater KL.  This is creating new hotspots, 
especially along Klang Valley/Seremban 
corridor, which is gaining fresh attention 
from those who want to either live closer 
to family members nearby or simply 
take advantage of more spacious living 
comforts at affordable prices.

In the meantime, PropertyGuru data 
shows that interest remains strong for 
KL areas that offer mid-priced housing, 
such as Kuchai Lama, Sri Petaling, Bukit 
Jalil and Setapak. Affluent areas such as 
Damansara Heights and Mont Kiara are 
also continuing to more get attention 
than city-centre locales.

As expected, the KL district also saw 
supply continue to decline in Q2 2020 
as a result of the MCO. The 2.58% slide 
was marked improvement on the 11.53% 
fall in Q1, indicating that new supply is 
quickly returning to market. The numbers 
are expected to return to an upward 
trajectory in Q3 2020.

RANK DEVELOPER LOCATIONDEVELOPMENT PROPERTY 
TYPE

2020 Top 3 Upcoming Projects in Kuala Lumpur

LAND 
TITLE

1 EUPE Corporation Bhd Est8 @ Seputeh Seputeh Residential Serviced Apt

2 UDA Holdings Bhd 38 Bangsar Bangsar Commercial Retail Lots & 
Serviced Apt

3 Crest Builder Holdings Latitud8 Dang Wangi Commercial Serviced 
Bhd Residence/ 

Lifestyle Mall/ 
Business Suites

Source: PropertyGuru Data Source: PropertyGuru Data

https://www.propertyguru.com.my/property-guides/top-6-developments-and-their-neighbourhoods-in-june-2020-29622
https://www.propertyguru.com.my/property-guides/top-6-developments-and-their-neighbourhoods-in-june-2020-29622
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Penang: Benefitting From Renewed Interest 

Asking prices in Penang had 
already been on a gradual, but 
stable, declining trend for the 
past three years, which means 

if there was any fluctuation caused by 
pandemic-related factors, it was hardly 
noticeable.

The slow downward movement of prices 
has been part gradual correction 
following an overheated period back in 
2016, but limited space on the island and 
controlled development in recent years 
have contributed to a stable demand 
environment and relatively stable prices. 

While asking prices dropped slightly by 
0.17% in Q2 2020, this was not an alarming 
change from the 0.13% contraction in Q1 
or the 0.37% decrease in the last quarter 
of 2019. Asking prices also fell 1.76% YoY in 
Q2, but this was actually an improvement 
on the 2.02% YoY decrease registered in 
the previous quarter. 

Supply in Penang also fell in unison 
with other key markets, but the 0.67% 
contraction in Q2 was very minimal 
compared to the 12.19% drop experienced 
in Q1. On a yearly basis, the fall of supply 
numbers look more pronounced for the 
first half of 2020, with a 18.09% YoY fall in 
Q2, following a 16.41% YoY fall in Q1. 

Aside from this, increased online searches 
for properties in Penang suggest that 
there is a growing interest in the state. 
PropertyGuru data has shown that 
properties located in Penang were rapidly 
gaining attention, and were second only 
to Malacca in terms of search volume. 

Penang is poised to receive more attention 
as a result of state government measures 
to address its existing overhang issues.  To 
clear RM2.6 billion worth of 3,043 overhang 
units, Penang’s Local Government, 
Housing, Town and Country Planning 
Committee reduced the minimum price 
threshold for foreign property ownership 
by up to 40% on June 11, 2020.

Furthermore, ceiling prices for stratified 
properties on the island will be reduced 
up to 20% from RM1.0 million to RM800,000 
and on the mainland, from RM500,000 to 
RM400,000.

Source: PropertyGuru Data

Q2 2020 QoQ 
Asking Price change -0.17 %

Johor: Readjusting To Cater To Future Demand

In Johor, asking prices registered a slight quarterly drop of 
0.61% in Q2 2020, following a consecutive trend of quarter-
on-quarter marginal declines that stretches back to Q4 2017. 
Prices also fell by 3.10% YoY, which is higher than the 2.78% YoY 

decrease registered in Q1 2020. 

It is important to note that downward trending prices in Johor 
are reflective of a larger economic situation that has been 
playing out in recent years. Prior to the COVID-19 crisis, global 
economic insecurities had already thrown a spanner into foreign 
investment appetite for the state. Asking prices in Johor have 
been steadily declining following an overheated period in the 
early part of the decade when investments were pouring into 
Iskandar Malaysia. 

With the future now even more uncertain than before, the 
downward pressure on prices are largely seen as a move in the 
right direction. This is likely to put Johor on a healthier footing 
to cater to domestic appeal and demand. 

And this seems to be already playing out. Johor is one of the 
key regions that has benefitted from increased online attention. 

Johor is the third highest location for property searches and 
enquiries according to PropertyGuru data, as prices begin to 
correct itself to enticing levels for first-time home buyers and 
upgraders in the state. 

Now that the Singapore border is likely to reopen, the future 
may also bring renewed attention from investors across the 
causeway keen to snap up spacious abodes that are expensive 
to attain back home. 

Notably, Johor registered the sharpest drop in supply among 
the key regions, further indicating that the market here is 
continuing to cool off. While other regions experienced slower 
rates of supply reduction, Johor’s 9.18% drop in supply in Q2 2020 
was higher than the 8.09% decrease in Q1.

Furthermore, the 6.26% YoY decline in supply marks the first 
time the state has registered a downward trend since the MPMI 
began tracking data. Typically, the state records the largest 
gains in supply among the four key markets studied. 

Moving ahead, most analysts agree that Johor will continue to 
play a vital role in propelling economic growth for the country. 
Any improvements in the global economic situation in the future 
will likely revive Iskandar Malaysia’s international appeal, and 
that bodes well for any long-term property investments in the 
vicinity. 

Q2 2020 QoQ 
Asking Price change -0.61 %

Source: PropertyGuru Data

RANK

1 Niche Properties Larkin Residence Larkin Residential Apartments 
Sdn Bhd Phase 2

2 Bukit Indah (Johor) Sky Trees Bukit Indah Residential Apartments 
Sdn Bhd

3 Optimus Medini Sdn Optimus Medini Nusajaya Residential Apartments 
Bhd

DEVELOPER LOCATIONDEVELOPMENT PROPERTY 
TYPE

2020 Top 3 Upcoming Projects in Johor

LAND 
TITLERANK

1 IJM Land Bhd The Light City Gelugor Mixed Retail/Hotel/ 
Development Condominium

2 Belleview Group GEM SoHo Prai Mixed SoHo 
Development

3 Ideal Property Group Havana Beach Bayan Lepas Residential Condominium 
Residences

DEVELOPER LOCATIONDEVELOPMENT PROPERTY 
TYPE

2020 Top 3 Upcoming Projects in Penang

LAND 
TITLE

https://www.propertyguru.com.my/property-guides/top-6-developments-and-their-neighbourhoods-in-june-2020-29622
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Confidence Increasing With Room For Improvement  

Market Recovery

To its credit, Malaysia has so far 
dealt with the COVID-19 crisis 
better than most, and as it 
continues to keep infections at a 

manageable level, we can already see 
consumers regaining confidence. 

By the end of the second quarter, 
consistent tracking of online activity 
for PropertyGuru’s extensive property 
listings revealed that confidence was 
growing across four major regions in the 
country. There were clear-cut increase 
in the number of sales inquiries for KL, 
Selangor, Penang, and Johor.

As movement restrictions have now 
eased, and buyers are able to view 
targeted properties more freely, the 
current quarter could see much of this 
early interest convert into transactions.

Current MPMI data suggests that the 
Selangor market is best poised to make 
an early recovery, given that asking 
prices for property there remained in 
positive territory through the height of 
the COVID-19 crisis, potentially buoyed 
by sustained demand. 

However emerging online market 
trends that point at the growing appeal 
of Penang and Johor, as well as new 
focal points such as Malacca, indicate 
that these markets will make an early 
comeback as well.

Also noteworthy is growing attention for 
properties in Perak, especially in Ipoh 
and Taiping, where enquirer volumes 
began to pick up considerably in Q2. 
Ipoh, the state’s most populous city, is 
gaining renewed lure, while Taiping’s 
appeal has been growing since it was 
named among the top 10 happiest cities 
in the county and listed in the 2018 
Sustainable Destinations Top 100 by the 
Green Destination Foundation.

Currently, Perak has the second highest 
number of unsold units at 5,024 units 
worth RM1.52 billion. Pressure to clear 
this stock with attractive deals is also 
likely to be contributing to increased 
buyer attention. 

Developers will have to pay special 
attention to emerging trends in the 
post-MCO period to nurture a healthy 
relationship between demand and 
supply, and rising property interest 
among young first-time buyers could 
mean that affordable and mid-priced 
high-rise projects could be the first 
movers if a recovery is genuinely on the 
cards. 

Given that the world is still coping with the COVID-19 
pandemic and we are currently unable to fully 
assess the long-term impact of the crisis, it would be 
presumptuous to expect anything but uncertainty 

and difficulty for the global economy in the foreseeable future. 
This will spill over into domestic markets around the world, and 
Malaysia has seen its fair share of this impact. 

Even in the post-MCO period, a barrage of viewpoints, models 
and strategies have been put forward by industry players who 
are striving to make sense of the pandemic and its impact on 
property.

Despite this, there are certainly some positive factors we 
can focus on, and act upon, when presented with the right 
opportunity.

Firstly, the government’s RM35 billion Economic Recovery 
Plan (ERP) announced in June seems to be having a positive 
impact on the property sector. The plan includes a multitude 
of measures aimed at safeguarding the economic health of 
individuals as well as businesses.

A direct incentive for the property sector has been the 
reintroduction of the Home Ownership Campaign (HOC), which 
will stay in effect until May 31, 2021. 

Under HOC, selected projects enjoy a minimum of 10% discount, 
properties priced between RM300,000 and RM1 million enjoy 
full stamp duty exemption on the instruments of transfer, and 
properties between RM300,000 and RM2.5 million get a full 
stamp duty exemption on Sale and Purchase Agreements (SPA) 
signed between June 1, 2020 and May 31, 2021.

Furthermore, there is an exemption on Real Property Gains Tax 
(limited to 3 residential units per Malaysian citizen) and the 
70% home loan margin cap on the third residential property 
has been removed. This provides greater leverage for investment 
purchasers. 

These factors also take place in a low interest rate environment, 
following a series of OPR cuts by Bank Negara Malaysia.  
Combined, they provide a compelling argument for those with 
home purchasing aspirations to jump into the market now. 

Further Analysis

PropertyGuru’s Malaysia Consumer Sentiment Study H2 2020 
suggests that buyers are already beginning to take note of 
these factors. While the general outlook remains cautious, 
improved sentiments towards property are becoming clear. 

“Even during the peak of pandemic uncertainties and the 
height of the MCO, homeseekers displayed consistent interest 
towards property. This interest continued to expand in tandem 
with the improved COVID-19 situation and gradual removal of 
restrictions. Now with businesses reopening and more freedom 
of movement allowed, we can expect increased activity among 
those who have expressed interest to buy, especially among 
young renters who are now keen on home ownership,” said 
Fernandez.  

The study also found that more Malaysians are citing their 
intention to purchase for investment purposes post-COVID-19, 
increasing from 47% of respondents in H1 2020 to 53% in H2 2020. 
While interest remains high, it is also likely that the majority 
of investors will continue to delay purchases in the short term. 
This can largely be attributed to their need to maximise returns, 
with purchase timing subject to projected price and market 
movements.

Overall, noted that there was still healthy demand in H2 2020 
with 37% of respondents citing their intent to purchase by 
year-end, and only a slim majority (57%) prefer purchases in 
2021. In fact, fewer than one out of five Malaysians (16%) shared 
that they are not considering property purchases following the 
pandemic.

This optimism is even more pronounced in the long term, with 
just 8% of investors sharing they would defer property buying 
decisions by three to five years in the event of a recession. 

With demand headed in the right direction, there are certainly 
reasons to be optimistic about a market revival in the medium- 
to long term. However, industry players would also be right 
to proceed caution as any change in the positive trend of the 
country’s COVID-19 recovery or further unforeseen economic 
shocks could quickly diminish any positive gains.  

Fernandez opined that financing and affordability will naturally 
come under scrutiny as many Malaysians prioritise day-to-day 
survival in the face of a potential recession.

Government Incentives Boost Sentiment

Similarly, affordable and mid-priced 
units in the sub-sale market would do 
better if sales efforts are targeted at 
this group.  

Market conditions are currently ideal 
to generate greater demand among 
potential property seekers, but there is 
still room to improve in communicating 
how existing incentives benefit buyers. 
Better adoption on the uptake of digital 
tools which can ease, aid and even be 
a catalyst for the buying process are 
essential at this stage.  

“Our recent experience with movement 
restrictions has alerted the market 
to the importance of a strong digital 
strategy. While there has been positive 
movement in this direction among 
forward-thinking industry players, 
there is so much more that can be 
done in terms of specific tools that 
are developed to facilitate specific 
functions, such as affordable housing 
and rent-to-own schemes, loan pre-
approval solutions and virtual tours,” 
says Fernandez.

The current 
quarter could 
see early  
interest 
convert into 
transactions.

https://www.propertyguru.com.my/home-loan-pre-approval
https://www.propertyguru.com.my/home-loan-pre-approval
https://www.propertyguru.com.my/property-virtual-tours
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Regional Summary

1

2

3

4

P. Index: 95.11

S. Index: 157.65

PENANG

QoQ -0.17 %

QoQ -0.67 %

P. Index: 94.18

S. Index: 305.98

SELANGOR

QoQ 1.05 %

QoQ -1.57 %

P. Index: 95.38

S. Index: 295.63

KL

QoQ -1.28 %

QoQ -2.58 %

P. Index: 98.40

S. Index: 460.29

JOHOR

QoQ -0.61 %

QoQ -9.18 %

P. Index:

S. Index:

89.80

301.07

QoQ 0.38 %
YoY -3.33 %

QoQ -3.60 %
YoY 1.98 %

MALAYSIA

Map illustrations are not to scale

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

RANK

1 Eco World Development Eco Grandeur Puncak Alam Leasehold Terrace Homes 
 Group Bhd

2 Eco World Development Eco Majestic Semenyih Freehold Bungalows/ 
 Group Bhd    Cluster Houses

3 Berjaya Land The Tropika Bukit Jalil Freehold Serviced Apt 
 

4 UEM Sunrise Bhd Kiara Bay Kepong Leasehold Residential/  
     Commercial/ 
     Hotel/Offices

5 Sky World Sky Awani Sentul Leasehold Condominium  
 Development Residence 2     

DEVELOPER LOCATIONDEVELOPMENT PROPERTY 
TYPE

 2020 Top 5 Popular Developments in Klang Valley

TENURE

Source by PropertyGuru Data  
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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 (Q2 
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.

Moving Forward Into Second Half Of 2020

As market movement picks up pace in a less 
restricted commercial environment in Q3 2020, 
we expect measures introduced by the ERP and 
incentives under the HOC to have a greater 

impact on consumer confidence and buying interest. 
Barring any unexpected pandemic-related shocks to the 
system, the resulting increased activity will further propel 
the market towards genuine recovery.

Moving forward, however, there are three clear trends 
that will shape the market in the months to come. The 
first is demand is certainly returning given the increase 
in online traffic and purchase inquiries already taking 
place. 

The second is property interest shifting towards 
decentralised locations where prices are more appealing 
and new hotspots are emerging. While the final point 
is that the market will have to adapt and cater to the 
fact that a new generation of buyers is moving search 
demand online, with a clear preference for receiving and 
engaging with information via this platform.
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PropertyGuru is Malaysia’s leading and largest property site. With over 450,000 
home choices at PropertyGuru, it has the most properties to choose from. Voted 
‘‘Best Online Property Portal” by consumers at the BrandLaureate BestBrands 
Awards, PropertyGuru is the preferred destination for over 3 million property seekers 
to find their dream home in Malaysia, every month.

The company is also part of PropertyGuru Group, Asia’s leading property technology 
company.

For more information, please visit www.PropertyGuru.com.my ; 
https://www.linkedin.com/company/PropertyGuru-Malaysia

About PropertyGuru Malaysia



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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