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Country Manager’s note

As we continue to grapple with the rampant spread of the COVID-19 

pandemic in 2021, the market is once again forced to cope with the 

reimposition of a nationwide Movement Control Order (MCO 2.0) as well as 

a declared state of emergency, bringing with it a fresh round of restrictions.

 
Despite this, the government has kept its commitment to the welfare of the 

economy by allowing a range of commercial sectors to continue operating, 

including the construction and development sector.

88.60 (No change)

Q1 2021 Price Index

352.25 (Down 2.34%)

Q1 2021 Supply Index

Sheldon Fernandez

Country Manager,

PropertyGuru Malaysia

This, coupled with the evolving attitudes of Malaysian consumers, who are 

now better-acclimatised to a restricted environment, will shape the pace 

and tone of gradual market recovery this year.

 
PropertyGuru’s recent Malaysia Consumer Sentiment Study H1 2021 (MCSS) 

survey revealed that Malaysians are adjusting to new norms and are 

prepared to embrace future changes. In the study, the Property Sentiment 

Index saw a slight increase to 42 points in H1 2021, from 39 points in H2 2020.

 
Furthermore, the MCSS survey revealed that 1 in 3 Malaysians are keener to 

proceed with their property transactions this year, to take advantage of 

current incentives, low prices and low interest rates.
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Nevertheless, the market is expected to undergo short-term pain in the first 

half of the year, before improving once the national vaccination efforts roll 

out in earnest. As such, seasoned property purchasers (including 42% of 

MCSS respondents) will likely hold back purchasing decisions and adopt a 

“wait-and-see” stance until more certainty returns to the market.

 
PropertyGuru anticipates that gradual recovery for the property market 

will begin to take shape by H2 2021. This outlook is reflected by Bank 

Negara Malaysia’s decision to maintain the Overnight Policy Rate (OPR) at 

1.75%, as well as the central bank’s expectation of continued global 

economic recovery in 2021.

 
However, there is cautious optimism, as downside risks remain as 

uncertainty surrounding the COVID-19 pandemic continues.

Country Manager's note (cont'd)
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On the mend

The market is widely anticipated to begin 

recovering at a gradual pace by H2 2021, with 

a 5.1% economic growth forecast as well as 

stronger consumer confidence as the public 

gets access to COVID-19 vaccines.

Prices hold steadily

There was no further drop to overall asking price 

index in the last quarter of 2020, indicating a 

potential swing back into positive territory in 2021. 

This is already evident in Selangor where the average 

asking prices has moved upwards.

Keen on current market

Malaysia Consumer Sentiment Study H1 2021 

saw amongst those surveyed, the younger 

buyers were keen to take advantage of the 

current market climate of low prices, low 

interest rates and appealing incentives.

Last call at HOC

The market is expected to see a spike in 

transactional activity in the early part of the year 

as buyers rush to take advantage of incentives 

and packages under the government-initiated 

Home Ownership Campaign before it expires in 

May 2021.

Affordable options dominate

Properties priced below RM300,000 currently 

make up 50.5% of all existing residential 

stock, while those priced between RM300,001 

and RM500,000 account for about 24.7%. This 

makes 2021 an enticing year for affordable 

home seekers.



Price Index Overview
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YoY:       -0.34%QoQ:       0%

Asking Price Change

However, it is prudent to note that 

these aren’t “typical” times, and 

any worsening of the COVID-19 

situation would translate 

negatively on all sectors of the 

economy.

 
A closer look at regional activity by 

the MPMI reveals asking price 

performances across key markets 

has ultimately averaged out to an 

overall zero-sum quarterly change 

for prices.

The Malaysia Property Market 

Index (MPMI), a study that tracks 

the asking prices in primary and 

secondary property markets on a 

quarterly basis, found that overall 

asking prices (as a national 

average) registered no notable 

quarterly percentage change in 

the final quarter of 2020, staying at 

88.60 points in Q3 and Q4 last year.

 
This indicates a plateauing of 

downward price movement in final 

quarter of last year, a condition 

that typically preludes a change of 

direction for asking prices.
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1 Kuala Lumpur 92.40 -1.80% -2.63%

2 Selangor 93.98 0.84% 2.79%

3 Penang 93.76 -0.78% -1.71%

4 Johor 94.69 -0.83% -4.92%

State Price Index QoQ YoY

While asking prices in Kuala 

Lumpur dropped by 1.80% QoQ, 

and Johor and Penang inched 

downward by 0.83% and 0.78% 

respectively, Selangor increased 

with a 0.84% upward tick.

From a year-on-year (YoY) 

perspective, overall asking prices 

continued to be in negative 

territory in Q4 2020, with a slight 

0.34% dip compared to Q4 2019. 

This was an improvement on the 

1.49% YoY contraction registered 

in Q3.

In fact, the margin of YoY price 

decline has been steadily shrinking 

in consecutive quarters since Q1 

2020, and if this trend continues, we 

should expect to see prices stabilise 

and gradually return to more 

positive territory during the course 

of this year.

On the ground, developers and 

agents continue to aggressively 

market stock from the primary and 

secondary market, buoyed by 

increasing interest in low-price 

options and a new-found 

appreciation for online marketing 

and sales solutions.

Sheldon Fernandez, Country 

Manager, PropertyGuru Malaysia 

points out that for their part, 

younger buyers who were previously 

priced out of an inflated market are 

now keen to capitalise on subdued 

prices, low interest rates and current 

incentives – especially before the 

clock runs out on Home Ownership 

Campaign (HOC) enticements in 

May this year.

Price Index Overview (cont'd)
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The HOC is a government initiative designed to 

support, incentivise and ease the purchasing 

process of home seekers in Malaysia, in line with the 

government drive for greater homeownership in the 

nation.

It also serves as a vital tool to market unsold 

property stock in the country and reduce the 

overhang. Initially mooted as a campaign in 2019, it 

was reintroduced by the government in 2020 to 

sustain interest in the property market at the onset 

of the COVID-19 crisis.

Home Ownership Campaign (HOC)

Explained
 

Price Index Overview (cont'd)

PropertyGuru Malaysia Property Market Index Q4 2020

https://www.propertyguru.com.my/property-guides/propertyguru-malaysia-property-market-index-q1-2021-42743
http://www.propertyguru.com.my/


Supply Index Overview

YoY:  0.98%QoQ: -2.34%

Asking Price Change
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Tracking the volume of new supply 

via listings on PropertyGuru, the 

MPMI found that the overall supply 

of new property in the market 

registered a decline of 2.34% in Q4 

2020, following a steep incline of 

19.80% in the previous quarter.

However, from a yearly 

perspective, overall supply 

continued to move upwards by 

0.98% YoY, indicating that the 

supply of property stock is steadily 

making its way back into the 

market despite pandemic-related 

disruptions.
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It is important to note that in the 

current pandemic climate, 

quarterly fluctuation or 

inconsistencies in supply volume 

are more reflective of commercial 

limitations caused by the 

tightening and loosening of 

regulations, rather than actual 

demand-supply that normally 

define market movement.

Sheldon opines that as such, the 

volume of new properties may 

continue to move into the market 

at an erratic pace in 2021, until the 

COVID-19 situation improves and 

normalisation returns to the 

overall economic landscape.

He added that with more 

affordably priced properties being 

made available to the market, 

secondary property owners who 

are keen to let go of properties 

have little choice but to reduce 

asking price to be more 

competitive, thus making price 

trends in the secondary market 

fairly linear.

The supply of new properties 

dropped in all key regions except in 

Penang, which registered a sizeable 

increase of 10.97% QoQ and 16.43% 

YoY. In contrast, Supply in KL 

dropped by 8.91% QoQ and 10.20% 

YoY, while Johor saw a slight dip of 

0.42% QoQ and 1.62% YoY. 

Selangor registered a quarterly 

decrease of 2.72%, but saw overall 

supply increase by 6.24% YoY.

According to the most recent 
National Property Information 
Centre (NAPIC) report, landed 
properties dominated the new 
residential launches with 3,127 
units launched in the quarter in 
review. This would be an addition 
to the existing overhang units in 
Johor at 20.4%, Selangor at 
15.2% and KL at 10.1%.

Furthermore, properties priced 
below RM300,000 make up 50.5% 
of the new residential launches, 
while those priced between 
RM300,001 and RM500,000 
account for 24.7%. This suggests 
a market that is ripe for 
affordable home hunters in 2021.

Supply Index Overview (cont'd)
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Regional Analysis

Kuala Lumpur: Downward trend continues 

for capital district

QoQ:        -1.80% YoY:       -2.63%
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As a prime hub for luxury 

metropolitan homes, it comes as no 

surprise that many of the upmarket 

properties in KL continue to face 

downward pressure on prices in the 

current economic climate.

 
With little local appetite for highly-

priced properties and international 

appeal put on ice due to the global 

pandemic situation, the downward 

trajectory of asking prices for much of 

the existing property stock in the 

capital district is expected to continue 

until the overall economy improves.

In the interim period, the KL City 

Council’s focus on introducing more 

affordable properties to the capital 

will create healthier local demand in 

the future, while investment 

opportunists will be on the lookout for 

prime city centre properties that can 

be snapped up at bargain prices.

 
Asking prices in KL dropped by 1.80% 

QoQ, continuing a downward trend 

that began in Q2 2020. From a yearly 

perspective, the current 2.63% YoY 

drop follows a declining price trend 

that began much earlier in Q1 2019, 

due to subdued international interest 

and a poor global economy (that 

predated the COVID-19 crisis).
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On a neighbourhood level, the highest asking prices in 

region such as Ampang Hilir saw a 10.96% gain, bringing 

the average price to RM975.82psf while KL City Centre with 

a median asking price of RM1,123.26psf dipped 2.73% 

followed by Brickfields (RM980.22psf) demonstrating the 

highest drop of 7. 63% for the quarter.

The current decline in new property supply is also notably 

more pronounced than other key regions studied by the 

MPMI, shrinking by 8.91% QoQ and 10.20% YoY. This 

suggests that the KL market is actively cooling off to 

mitigate its current stock of unsold properties.

Regional Analysis (cont'd)

PropertyGuru Malaysia Property Market Index Q4 2020

https://www.propertyguru.com.my/property-guides/propertyguru-malaysia-property-market-index-q1-2021-42743
http://www.propertyguru.com.my/


Selangor: Prices return to positive territory
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QoQ:        0.84% YoY:        2.79%

Regional Analysis (cont'd)

PRICE INDEX  Base index: 100 | Units on y-axis are in index points  | Source: PropertyGuru

While economic hardships will 

continue to be a major hurdle to 

buyer appetite in the coming months, 

with more job losses anticipated 

across the nation, Selangor continues 

to be in a strong position as many will 

focus their attention on the country’s 

most economically vibrant state to 

seek out new job prospects. This, in 

turn, will ultimately translate into 

future property demand.

In terms of supply, Selangor saw a 

2.72% QoQ drop in Q4 2020, 

compared with the massive 23.55% 

increase it registered in the

preceding quarter.

At the onset of the pandemic in early 

2020, asking prices at Selangor stayed 

resilient by continuing to move 

upwards before dipping slightly by 

1.04% QoQ in Q3 2020. The final 

quarter of last year saw Selangor 

prices return to positive territory with a 

0.84% QoQ uptick. It also saw prices 

improve by 2.79% YoY.

Selangor owes much of its resilience to 

the fact it is the country’s most 

populous state, which allows it to enjoy 

sustained demand for residential 

properties. This factor has likely 

provided it with a buffer against any 

drastic price drops and will determine 

its resilience in the months ahead as 

the market gradually improves.
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Regional Analysis (cont'd)

On a yearly basis, however, it saw a 6.24% YoY increase in the supply of new 

properties and this upward trend is expected to continue given the large volume 

of planned supply in upcoming township hotspots such as Bandar Rimbayu, 

Bandar Bukit Raja and Serenia City.

On top performing neighbourhoods within Selangor in this quarter, Damansara 

Uptown witnessed an uptick in asking prices of (4.35%) with an average price of 

RM958.85 psf, Sungai Buloh/Sierra Mas (5.56%) averaging at RM633.33 psf and 

Petaling Jaya/Tropicana Indah (14.28%) averaging at RM636.36 psf.
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Penang: Poised to make a comeback

QoQ:       -0.78% YoY:       -1.71%
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Asking prices in Penang continued to 

decline at a gradual pace in Q4 2020, 

dipping by 0.78% QoQ and 1.71% YoY. 

This is in line with the slow price 

correction trend that has been in 

place for eight consecutive quarters 

since Q1 2019, following overheated 

pricing in previous years.

Notably, Penang has kept to its own 

pace despite pandemic disruptions 

and prices there have not witnessed 

any of the sharp drops that were seen 

in other key markets in the second 

half of 2020, identifying it as a 

relatively stable market to keep an 

eye on in the future.

With minimal price changes that have 

rarely breached the 2% YoY mark in 

the last two years, Penang is likely to 

be among the first key markets to 

move back into positive price territory 

once the economy turns the corner – 

with a good record for being a stable 

long-term investment prospect.

PRICE INDEX  Base index: 100 | Units on y-axis are in index points  | Source: PropertyGuru

Regional Analysis (cont'd)
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The supply of new property is on an upward trend, 

increasing by 10.97% QoQ in Q4 2020 on the 20.30% 

gains it made in the preceding quarter, and 

registering the largest supply jump among the key 

regions covered in the MPMI.

Annually, supply saw a 16.43% growth, suggesting that 

the developers are confident about renewed property 

interest in the state going forward.

Penang asking prices saw the Georgetown district 
holding the highest asking prices with areas Pulau 
Tikus, Gurney Drive and Jalan Scotland taking the 
lead with median prices at RM820.24 psf, RM785.71 
psf and RM728.27 psf respectively. Tanjung Tokong 
saw an overall 0.95% drop (RM704.76 psf) this 
quarter while Batu Ferringhi remained unchanged 
at RM590.91psf compared to the previous quarter.

Regional Analysis (cont'd)
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Johor: Surplus properties create long-term issues

QoQ:       -0.83% YoY:       -4.92%
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Johor continues to deal with its large 

overhang of mismatched properties, 

which were initially built to target 

international buyers under Iskandar 

Malaysia plan in better economic 

times.

Much of this stock continues to be 

either beyond the price range of local 

buyers or out-of-sync with local 

tastes, which has prompted market 

analysts to classify it as a long-term 

issue that may take years to resolve.

Helping to hasten this process is the 

consistent decline of asking prices 

since Q4 2017. The COVID-19 crisis has 

put more downward pressure on 

prices, seeing prices decline by 2.97% 

QoQ in Q3 2020 before contracting by 

0.83% QoQ in the last quarter.

From a yearly perspective, asking 

prices in Johor registered the largest 

drop among the four key regions, 

falling by 4.92% YoY.

Bright spots in Johor included Johor 

Bahru/Bandar Dato Onn (3.31%) at 

RM389.61 psf and Kulai/Senai (7.93%) 

at RM306.67 psf.

Further price corrections in the future 

may reinvigorate interest for Johor 

property, especially if its current 

surplus of luxury condominiums and 

serviced apartments can be snapped 

up at bargain prices.

PRICE INDEX  Base index: 100  |  Units on y-axis are in %  |  Source: PropertyGuru

Regional Analysis (cont'd)
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Regional Analysis (cont'd)

NAPIC revealed that Johor is home to 

16,000 of the total 21,683 serviced 

apartments unsold in Malaysia, with 

over a third (34.3%) of these valued 

over RM1 million.

Eventually, it will take a resurgence in 

the state’s economy and improved 

job opportunities to rekindle long-

term investment interest.

Given the current situation, the 0.42% 

QoQ drop Johor’s new property 

supply in Q4 2020 is probably a step 

in the right direction after supply shot 

upwards by 18.36% QoQ in Q3. The 

state also registered a supply decline 

of 1.62% YoY.

Going forward, a cooling off of 

incoming supply will help better 

stabilise property values in Johor’s 

diluted market.
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With more affordably-priced properties being 

made available to the market, even secondary 

property owners who are keen to let go of 

properties have no little choice but to reduce 

asking prices to be more competitive, creating an 

interesting buyers’ market that even the fence-

sitters will pay close attention to.

What it means for those 

hoping to buy/sell in 

the current market?

Country Manager

PropertyGuru Malaysia

Sheldon Fernandez
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What does 

this mean 

for buyers?

Overall, Sheldon concurs that the 

property market is expected to 

improve considerably in 2021, 

specifically in the second half of 

the year as the impact of 

COVID-19 vaccination efforts will 

likely provide a boost to general 

consumer sentiment.

He added that an anticipated 

5.1% economic growth forecast 

as well as Bank Negara 

Malaysia’s decision to maintain 

the OPR at 1.75% in lieu of an 

expected recovery, lends further 

weight to this view.

However, it is likely the property 

market will recover at a slower 

rate than the overall economy, 

as improved financial confidence 

must first occur to spur 

consumer demand.

While demand-supply 

rebalancing will still take some 

time, Maybank IB Research 

believes the worst is over given 

homes sales may have hit 

bottom and should improve on a 

YoY-basis from this year.

“Despite this, we expect to see 

increased sales in the first half of 

2021 compared to H2 2021, before 

the Home Ownership Campaign 

(HOC) ends on May 31, 2021,” 

adds Sheldon.
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What does this mean for buyers? (cont'd)

Furthermore, young purchasers 

looking to make a buy in the 

future will be happy to note that 

government has extended the 

stamp duty exemption on 

instruments of transfer and loan 

agreement for first-time home 

buyers, for properties up to 

RM500,000 per unit until Dec 31, 

2025.

NAPIC pointed out that, as at Q3 

2020, properties priced below 

RM300,000 make up 50.5% of the 

current stock, while those priced 

from RM300,001 to RM500,000 

represent 24.7% and those above 

RM500,001 make up 24.8%. This 

indicates that the market will be 

a favourable one for affordable 

home seekers in 2021.

PropertyGuru Malaysia Property Market Index Q1 2021

https://www.propertyguru.com.my/property-guides/propertyguru-malaysia-property-market-index-q1-2021-42743
https://www.propertyguru.com.my/












To revive the national economy and 

improve economic confidence, the 

government allocated the largest national 

budget at RM322.5 billion to spur economic 

growth. Over 500,000 new jobs for 

Malaysians is also expected to be created 

within the next two years.

The property market will be defined by 

“movers” and “waiters” in the coming year, 

with some bullishly moving into the market 

to take advantage of prevailing favourable 

conditions, while others wait for further 

price drops or more stable financial 

conditions.

Expect an early spike in transactional 

activity in 2021, as buyers rush to take 

advantage HOC incentives and packages 

before the programme expires in May, 

while the current low-price and low-

interest rate climate prevails.

Developers and real estate agents are 

embracing digitalisation as key business 

tools to help hasten the pace of recovery 

and overcome movement restriction 

hurdles.

The work from home culture is also 

expected to be widely embraced as a long-

term option, meaning more consumers will 

become accustomed to making financial 

and purchasing decisions from the comfort 

of home in the future.
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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.

 
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 largest 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.

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.

 
The Index reflects the most recent (Q4 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.

Methodology

About this report
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The company is also part of PropertyGuru 

Group, Asia’s leading property technology 

company.

 
For more information, please visit

www.PropertyGuru.com.my

www.linkedin.com/company/PropertyGuru-

Malaysia

About PropertyGuru

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.



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

     
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.
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