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The property market put in a softer-than-expected performance in the 

first quarter of 2021 (Q1 2021). Resurging COVID-19 infections and 

reimposition of stringent Movement Control Order (MCO 2.0) regulations 

impacted commercial activity resulting in a dampened consumer 

confidence in the early part of the year.

 
The Malaysia Property Market Index (MPMI) found that the overall median 

asking price psf dropped at an accelerated rate of 1.79% year-on-year 

(YoY) compared with the 0.34% dip recorded in Q4 2020. Overall supply, 

however, continued to grow, recording a spike of 15.85%, representing the 

largest growth since Q1 2020.

 
While the current environment of once-again eased restrictions offers room 

for improvement in Q2 2021, the property market is expected to put in a 

mixed performance for the duration of the year while pandemic-related 

uncertainties persist. However, consumer sentiment will likely improve in 

tandem with an increased rate of vaccinations as the year progresses.

 
Among the four key markets covered in the MPMI, Selangor continues to 

register positive price growth while the other three key markets recorded a 

decline. Selangor saw a 0.85% YoY increase in its median asking price psf, 

while Penang saw a contraction of 1.87% YoY, which is comparatively better 

than Kuala Lumpur’s 5.00% YoY drop and Johor’s 5.66% YoY drop.

 
Penang and Selangor also saw the largest increase in supply of property, 

with an increase of 34.17% YoY and 25.66% YoY, respectively.

Executive Summary

87.86 (Down 1.79% YoY)

Q2 2021 Price Index

361.81 (Up 15.85% YoY)

Q2 2021 Supply Index
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Downward price pressure

Overall median asking prices psf dropped by 

1.79% YoY and 0.84% QoQ as a result of recent 

COVID-19 infection spikes and ongoing 

pandemic-related uncertainty, but increased 

vaccinations are expected to bring more 

stability as the year progresses.

Selangor stays positive

Despite registering only a slight gain of 0.85%

YoY and 0.01% QoQ for its median asking price psf, 

Selangor was the only state that recorded positive 

price movement in the first quarter, suggesting it is 

likely to stay on this course in Q2 2021.

Supply Boom in Penang

Penang recorded the highest spike in yearly

supply volume, registering a 34.17% YoY increase. 

This could be attributed to the Home Ownership 

Campaign, which received good response from 

homebuyers and thus prompted developers to roll 

out more launches to cater for more locals.

HOC Extension a Boon

The extension of the Home Ownership Campaign 

(HOC) until the end of May, with plans to further 

extend it for the duration of 2021, is a welcome 
step to the market. It is expected to continue to 

play an important role in spurring buyer interest 

as economic conditions begin to improve during 

the course of the year.

Affordable options dominate

Residential properties priced below 

RM500,000 are expected to dominate the 

market in the coming months, representing 

the vast majority of incoming property 

supply.
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Price Index Overview
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Base index: 100 | Units on y-axis are in index points  | Source: PropertyGuru

The unexpected spike in COVID-19 
in January and February this 
year, is likely to have impacted 
consumer sentiments and added 
downward pressure on asking 
prices, indicating that the market 
continues to be sensitive to 
pandemic-related developments.

The MPMI, a study that tracks the 

asking prices in primary and 

secondary property markets on a 

quarterly basis, found that the 

overall median asking price psf in 

four key markets in Malaysia – 

Kuala Lumpur, Selangor, Penang 

and Johor – declined by 1.79% 

year-on-year (YoY) in the first 

quarter of 2021 (Q1 2021).

Asking prices also resumed a 

downward trend on a quarter-on-

quarter (QoQ) basis, dipping by 

0.84% to 87.86 points in Q1 2021, 

despite an encouraging 

performance in the immediate 

preceding quarter that hinted at 

stabilisation. In Q4 2020, the overall 

median asking price psf held firm 

at 88.60 points, same as in Q3 2020.

YoY: -1.79%QoQ: -0.84%

Asking Price Change
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1 Kuala Lumpur 91.79 -0.66% -5.00%

2 Selangor 93.99 0.01% 0.85%

3 Penang 93.49 -0.29% -1.87%

4 Johor 93.4 -1.36% -5.66%

State Price Index QoQ YoY

As such, the coming months are 

expected to see fluctuating price 

trends while uncertainties persist. 

Similarly, positive developments on 

the vaccination front will likely 

shore up consumer confidence as 

the year progresses.

The market activity in 2020 also 
indicates that demand continues 
to be strong for selected 
properties within popular or 
sought-after locales, where prices 
are still moving upwards amidst 
the overall downward price trend 
across the country.

Transaction data collated by 

MyProperty Data, the largest online 

property information database in 

Malaysia also identifies terrace 

houses as the most sought-after 

property type in Selangor and Johor 

in 2020, while flats are the most 

popular in Penang and 

condominiums are the most popular 

in Kuala Lumpur last year.

Some of the quick-selling projects in 

the Klang Valley, such as Gamuda 

Land’s Enso Woods and EcoWorld’s 

Eco Business Park, demonstrates 

that although buyers are cautious, 

they are still keen to engage in the 

market when the opportunity is 

right.

Price Index Overview (cont'd)
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Supply Index Overview
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Tracking the volume of new supply 

via listings on PropertyGuru, the 

MPMI found that overall supply of 

new property in the market spiked 

by 15.85% YoY in Q1 2021. The data 

also revealed that this is the 

highest volume of supply growth 

recorded since Q1 2020, prior to 

when the full impact of the 

pandemic was felt in the market.

The overall supply trend has also 

reversed the quarterly decline 

recorded in Q4 2020, growing by 

2.71% in the first quarter of the 

year.

YoY:  15.85%QoQ:  2.71%

Supply Change
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The government’s decision to 
allow the construction and 
property development 
industries (as well as other vital 
sectors) to continue to operate 
during recent periods of 
heightened movement 
restrictions, has contributed to 
the growth in supply.

According to the National 

Property Information Center 

(NAPIC), the incoming supply of 

residential properties as at 

end-2020 amounted to 434,807 

units, only 1.89% lower as 

compared with 443,161 units in 

2019.

According to NAPIC’s definition, 

incoming supply comprises units 

where physical construction 

works are in progress during the 

review period and the units in 

the incoming supply represent 

accumulative totals.

However, the robust turnaround of 

supply volume between Q4 2020 

and Q1 2021 in key regions 

captured by the MPMI is indicative 

that developers are keen to get on 

with business and are confident 

about an eventual recovery on the 

horizon.

Despite still coping with an 

oversupply situation in the 

market, the latest data from 

NAPIC noted that much of new 

residential launches in Q4 2020 

(47.05%) are priced at RM300,000 

and below, followed by those that 

are priced between RM300,001 and 

RM500,000 (31.98%) .

At this price benchmark of 

RM500,000 and below, many of 

the new residential launches 

(79.03%) are unlikely to add 

significantly to current overhang 

woes as it will be a better fit to 

address existing consumer 

demand for more affordable 

properties.

Supply Index Overview (cont'd)
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National Property Information Centre was 

established by the Malaysian Government to be a 

centre that monitors the growth of the property 

industry in the country. Its objective is to provide 

accurate, comprehensive and timely information on 

demand and supply of property in the country to 

government agencies, developers and other parties 

involved in the industry.

National Property Information 

Centre (NAPIC)

Explained
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Regional Analysis

Kuala Lumpur: Prices continue to contract

QoQ:        -0.66% YoY:       -5.00%
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PRICE INDEX  Base index: 100 | Units on y-axis are in index points  | Source: PropertyGuru

The nation’s capital district continues 

to cope with declining prices, with the 

MPMI recording a 5.00% YoY drop in 

median asking prices psf in Q1 2021. This 

is the largest yearly drop in the median 

asking price since it began to slip into 

negative territory in Q1 2019.

Similarly, KL also recorded its fourth 

consecutive drop from a QoQ 

perspective, dipping slightly by 0.66% 

from the previous quarter. KL last 

recorded positive quarterly price 

growth for median asking prices psf in 

Q1 2020, ticking upwards then by 1.81% 

QoQ.

Overall, the more than two-year 

downtrend - which preceded COVID-19, 

but is now being accelerated by it - can 

be seen as a price correction trend that 

began following a challenging 

economic period and highly-priced 

mismatched property offerings.

However, a return to positive territory 

for supply, which grew by 0.52% QoQ 

and 2.03% YoY, indicates that market 

players continue to bank on the long-

term potential of the capital district, 

albeit with more affordable property 

options.

Meanwhile, areas within KL that are 

bucking the declining price trend 

include Taman OUG in Kuchai Lama 

which saw an 8.58% QoQ increase in 

median asking price psf, Taman U-

Thant in Ampang Hilir which spiked 

by 8.00% QoQ, and Kampung Datuk 

Keramat which moved up by 4.80% 

QoQ.
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In Taman OUG, the introduction of updated lifestyle standards with 

fresh projects such as Maple Residences in W City OUG @ KL is 

attracting upgraders from around the area seeking more modern 

living environments. The ongoing modernisation of this once-dated 

landscape and pent-up demand for better living standards is 

contributing to the upward price movement of new properties there.

 
Meanwhile, in Taman U-Thant, new developments such as Impression 

U-Thant and Residensi Ampang Tengah 6 (At 6) are gaining attention 

from buyers, while in Kampung Datuk Keramat demand for exciting 

new projects such as Pavilion Embassy Kuala Lumpur is keeping 

median prices in positive territory.

 
Districts that saw the biggest declines in median asking prices psf 

include Pantai in Bangsar South (-11.73% QoQ), Bukit Bintang in KL City 

(-10.86% QoQ) and Taman Maluri in Cheras (-3.57% QoQ).

 
Part of the reason for this could be diminished expatriate attention for 

areas such as Bukit Bintang and Pantai, which are usually hotspots, as 

many foreign professionals have now returned home due to the 

pandemic situation.

 
Also, rapid development in locales such as Taman Maluri may now be 

facing a period of demand fatigue as infrastructure enhancements 

have yet to catch up – and cope – with the growth of its community.

 
However, data from MyProperty Data shows that the overall district of 

Cheras, Kuala Lumpur continues to generate the largest volume of 

transactions in 2020, followed by Setapak and Taman OUG. As with 

previous quarters, condominiums and apartments continue to be the 

most sought-after property types in Kuala Lumpur.

Region Analysis (cont'd)
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Selangor: Beating the odds
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QoQ:        0.01% YoY:        0.85%

Region Analysis (cont'd)

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

It can also be seen in the MPMI’s 

capture of Selangor’s 6.22% QoQ 

growth in supply, the largest 

quarterly growth among the four 

regions, as well as its 25.66% YoY 

supply increase, which is the second 

highest in the country after Penang.

Among the key districts helping to 

keep median asking prices positive 

are Glenmarie in Shah Alam, where 

the median asking price psf rose by 

8.46% QoQ, Bangi Lama in Bangi 

which increased by 7.27% QoQ and 

Bandar Teknologi Kajang which 

increased by 6.53% QoQ.

Listings on PropertyGuru reveal the 

three above mentioned areas are 

largely dominated by affordable 

properties, which means price growth 

has been organic and in sync with 

demand. Therefore, the median 

asking price has been relatively 

insulated from the downward 

pressure of a pandemic-disrupted 

market.

The median asking price psf in 

Selangor remained in positive territory 

in Q1 2021, going against the grain of 

nationwide declining prices by 

registering 0.85% YoY growth and a 

slight uptick of 0.01% QoQ. This is, 

however, a comparatively slower 

growth rate than the 0.84% QoQ and 

2.79% YoY gains made in Q4 2020.

Selangor’s resilience in the current 

crisis environment is also boosting 

confidence in development activity in 

the state, on the back of its robust 

population growth as well as long-term 

economic potential.

This can be seen with first quarter 

launches such as SkyWorld 

Development Group’s Sky Sanctuary, 

Gamuda Land’s Enso Woods and 

Tropicana Corp’s Edelweiss SOFO & 

Serviced Residences.
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On the flipside, significant price drops were also noted in Selangor, in areas such 

as Bandar Sunway in Subang Jaya (-5.00% QoQ), Balakong in Kajang (-2.73% 

QoQ) and Pandan Perdana in Cheras (-2.53% QoQ).

 
In Bandar Sunway, the impact of COVID-19 to educational institutions and 

student recruitment is a likely contributor to softening demand for surrounding 

property.

 
Meanwhile, Pandan Perdana has seen an influx of compact stratified units that 

are more affordably priced, bringing down the overall median asking price psf for 

properties in the area. In Balakong, an established industrial hub, the impact of 

the pandemic may have hit many SME operators in the area, reducing demand 

for properties in the vicinity.

 
According to MyProperty Data’s online data, Klang, Kajang and Puchong 

generated the highest volume of property transactions in Selangor in 2020. 

Meanwhile, the most popular property type in the state last year is terrace 

houses, followed by condominiums and flats.

Region Analysis (cont'd)
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Penang: Moving ahead with growth

QoQ:       -0.29% YoY:       -1.87%
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Penang is another region that has 

witnessed a long trend of downward 

price movement since Q1 2019. 

However, unlike other key markets, 

the change in median asking price psf 

has been on a gradual course that 

does not seem to be additionally 

affected by pandemic-related factors.

For example, the MPMI found that the 

0.29% QoQ drop captured in Q1 2021, 

at the height of the most recent 

round of restrictions, was less 

pronounced than the 0.78% drop in 

the previous quarter. On YoY basis, 
Penang saw a 1.87% drop, which is 

slightly higher than the 1.71% YoY 

drop registered in Q4 2020.

Moving forward, the relative 

constancy of the Penang market is 

expected to prompt developers to 

move forward with planned projects 

in the state.

In fact, it recorded the highest yearly 

increase in supply, with 34.17% YoY 

growth, and the second highest 

quarterly growth at 1.19% QoQ. This is 

also the third consecutive quarter of 

positive supply growth for Penang. 

This could be attributed to the Home 

Ownership Campaign, which received 

good response from homebuyers and 

thus prompted developers to roll out 

more launches.

Despite the ongoing downtrend of 

prices, some districts in Penang 

remain in positive territory. These 

include median asking price psf 

increases in areas such as Gurney 

Drive in Georgetown (3.26% QoQ), 

Simpang Empat in Sebarang Perai 

(3.10% QoQ), and Paya Terubong in 

Timor Laut (1.79% QoQ).

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

Region Analysis (cont'd)
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Some of these areas are matured and well-established 

areas, with ideal amenities and good schools, all of 

which contributes to sustained demand. Georgetown, 

in particular, has been named among the top 100 

liveable places among Asian expatriates.

Meanwhile, districts that witnessed drops in median 

pricing include Alma in Bukit Mertajam (-2.69% QoQ), 

Balik Pulau (-1.75% QoQ) and Batu Ferringhi (-1.53% 

QoQ).

While development activity is ongoing in Bukit 

Mertajam on the mainland and Balik Pulau on the 

island, buyer appetite in these areas may be softening 

due to ongoing COVID-19 uncertainties. Batu Ferringhi, 

has long been linked with tourist activity, and the 

impact of the pandemic on the hospitality sector may 

have temporarily rubbed some shine off its lustre.

Despite this, Bukit Mertajam continued to record the 

highest volume of transactions in 2020, followed by 

Ayer Hitam and Butterworth, primarily due to new 

affordable offerings. As such, flats were the most 

sought-after property type in the state, followed by 

terrace houses and condominiums.

Region Analysis (cont'd)
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Johor: Banking on future prospects

QoQ:       -1.36% YoY:       -5.66%
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Unlike Penang, Johor’s downward 

trend of median asking prices psf has 

been accelerating since the advent of 

the COVID-19 pandemic. It registered 

the sharpest drop in asking prices 

among the four key regions, falling 

by 1.36% QoQ and 5.66% YoY in Q1 

2021.

 
Currently the state is also actively 

addressing its large oversupply 

situation and it is the only region that 

saw its property supply shrink in the 

first quarter of the year by 3.55% 

QoQ. While supply continued to grow 

on a yearly basis, the 3.24% YoY 

increase is relatively small for a state 

that was still registering 24.68% YoY 

growth at the onset of the pandemic 

in Q1 2020.

Despite the current challenges, Johor 

continues to represent strong 

potential for the future because of its 

symbiotic relationship with 

neighbouring Singapore, and the 

geographic advantage it offers in 

terms of lower costing properties.

 
The recent revival of the Johor Bahru-

Singapore Rapid Transit System (RTS) 

will also have a tangible impact on 

property prices in the area. As such, 

market sentiments are expected to be 

boosted once the COVID-19 situation 

improves and borders reopen.

 
In terms of positive median asking 

price psf movement, the best 

performing areas in Johor include 

Taman Impian Emas in Skudai (4.97% 

QoQ), Bandar Indahpura (3.75% 

QoQ), and Mount Austin in Johor 

Bahru (2.16% QoQ).

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

Region Analysis (cont'd)
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Region Analysis (cont'd)

Extensive work on infrastructure and 

the provision of amenities at Taman 

Impian Emas, jointly developed by the 

Kuok Group and Lee Rubber Group, 

has boosted buyer confidence in the 

locale, which is supporting price 

growth in the area.

 
The situation is similar in Bandar 

Indahpura and Mount Austin, where 

ongoing improvements are drawing 

those who are prudently investing in 

future long-term potential.

 
Districts that saw drops in median 

asking prices psf include Nusa Sentral 

in Gelang Patah (-6.51% QoQ), Puteri 

Harbour in Nusajaya (-5.18% QoQ) 

and Taman Nusa Bestari in Skudai 

(-4.98% QoQ).

Most of the available residential 

property stock in these three areas 

are high-end homes with large built-

ups, which are currently mismatched 

with local demand. While overhang 

issues persist in the state, such 

property types will continue to see a 

downward price trend until 

international buyers come back into 

play.

 
Data from MyProperty Data shows 

that Skudai, Tebrau and Kulai saw the 

highest volume of transactions in 

2020. The most sought-after property 

type was terrace houses, followed by 

condominiums and semi-detached 

houses.
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What it means for those 

hoping to buy/sell in 

the current market?

COVID-19 continues to present a health and 
economic threat, and the implementation of 
MCO 2.0 as well as the declaration of a state of 
emergency at the start of the year might mean 
that the recovery we hoped for could be pushed 
to 2022.

Country Manager

PropertyGuru Malaysia

Sheldon Fernandez
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What does 

this mean 

for buyers?

The International Monetary Fund 

(IMF) projected in March this year 

that the Malaysian economy is set to 

recover in 2021, with growth expected 

to hit 6.5%, driven by a strong 

recovery in manufacturing and 

construction. The outlook for the 

property market is a little more 

conservative following the impact of 

recent spikes in COVID-19 cases and 

increasingly cautious buyer 

behaviour.

 
While the outlook was initially positive 

for a rebound by the end of the year, 

the high rate of infections and 

restricted movements at the start of 

2021 might delay the expected 

recovery, said Sheldon Fernandez, 

Country Manager, PropertyGuru 

Malaysia.

 
“In 2021, we can expect to see the 

market perform better than 2020, as 

we begin to move towards recovery 

buoyed by an ongoing vaccination 

programme and gradually improving 

consumer sentiment. However, COVID-

19 continues to present a health and 

economic threat, and the 

implementation of MCO 2.0 as well as 

the declaration of a state of 

emergency at the start of the year 

might mean that the recovery we 

hoped for could be pushed to 2022,” 

he said.

Development activity will continue to 

grow along with a bullish attitude 

among developers as seen by the 

increase in launches recently. This 

leaves buyers cautious, however, there 

are those who will jump in to snap up 

the right properties at the right 

prices. Furthermore, examples of 

quick-selling projects indicate that 

while a majority of buyers remain 

cautious, there are still those who will 

jump in to snap up the right 

properties at the right prices.

 
Shoring up confidence is the 

government’s plan to extend the 

Home Ownership Campaign 

programme throughout 2021, which 

will give buyers more time to consider 

their financial options, make an 

informed decision and act on their 

home buying ambitions.
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Expect the economy and the property market environment to 

gradually improve as the nation progresses with its COVID-19 

vaccination programme, leading to lower infection rates, the 

progressive easing of restrictions and improved consumer 

confidence.

 
The HOC extension in 2021 means that buyers still have access to 

attractive financing incentives in an environment where interest 

rates remain conducive and house prices are trending 

downwards.

 
Affordable homes priced at RM500,000 and below are expected 

to dominate the market in the coming months, as residential 

property in this price category constituted the majority (79.03%) 

of the new residential launches in Q4 2020.

 
The commencement and completion of various major 

infrastructure projects, such as the East Klang Valley 

Expressway, the Rapid Transit System, Kulai Iskandar Data 

Exchange projects in Johor, the East Coast Rail Link and Pan 

Borneo Highway in East Malaysia will create multiplier effects 

for future and current properties in surrounding vicinities.

 
The tech evolution in the property sector continues to expand, 

offering more solutions to the property selection and decision-

making process for home seekers, as well as offering vital tools 

that will aid the financing and purchasing process.
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About this report
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.

Methodology
Using a range of statistical techniques, the data from over 500,000 home 

choices and over 12 million monthly visits 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 (Q1 2021) 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.
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The company is part of PropertyGuru Group, 

Southeast 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 the No.1 property website in 

Malaysia, with over 500,000 home choices 

and over 12 million monthly visits.

 
Recognised by the Malaysia Book of Records 

as the ‘Largest Property Website’ and voted 

‘Top Brand in Online Property Search’ by 

home seekers, PropertyGuru is the most 

preferred destination for Malaysians to find 

and own their dream home. 

https://www.propertygurugroup.com/
http://www.propertyguru.com.my/
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Contact

For media or press inquiries, or to understand more about the Malaysia 

Property Market Index, contact propertyguru-mal@archetype.co

     
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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