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‘’The pandemic will not vanish overnight, so I think we
still will be dancing Tango with the pandemic in 2021,
where a step forward of opening up the economy will be
accompanied by another step backward of movement
control if the cases surge. All said, I am confident we will
make positive progress in the year ahead, I am hopeful
that macroeconomic recovery will be forthcoming and the
pandemic will be better-contained with vaccines coming
into play.
There might not be strong growth for the coming years but
we could still look forward to gradually restoring normalcy
and regaining certainty in 2021’’

FORMATION
CBRE | WTW entered into an agreement in May
2016 to form a joint venture to provide a deep,
broad service offering for the clients of both firms.
This combines Malaysia’s largest real estate
services provider, WTW’s local expertise and indepth relationships in Malaysia with CBRE’s global
reach and broad array of market leading services.

In 1975, C H Williams Talhar Wong & Yeo
(WTWY) was established in Sarawak. C H Williams
Talhar & Wong (Sabah) (WTWS) was established in
1977.

The union of CBRE and WTW is particularly
significant because of our shared history. In
the1970s, CBRE acquired businesses from WTW in
Singapore and Hong Kong, which remain an
integral part of CBRE’s Asian operations.

The current Managing Directors of the WTW
Group operations are:

The current management is headed by Group
Chairman, Mohd Talhar Abdul Rahman.

• CBRE | WTW: Mr. Foo Gee Jen
• C H Williams Talhar & Wong (Sabah) Sdn
Bhd: Mr. Leong Shin Yau

The wider WTW Group comprises a number of
subsidiaries and associated offices located in East
Malaysia including:

• C H Williams Talhar Wong & Yeo Sdn Bhd:
Mr. Robert Ting Kang Sung
ABOUT CBRE

• C H Williams Talhar Wong & Yeo Sdn Bhd
(1975)
• C H Williams Talhar & Wong (Sabah) Sdn Bhd
(1977)
• C H Williams Talhar & Wong (Brunei) Sdn Bhd

CBRE Group, Inc. (NYSE:CBG), a Fortune 500
and S&P 500 company headquartered in Los
Angeles, is the world’s largest commercial real
estate services and investment firm (in terms of
2014 revenue). The Company has more than
70,000 employees (excluding affiliates), and
serves real estate owners, investors and occupiers
through more than 400 offices (excluding
affiliates) worldwide. CBRE offers strategic advice
and execution for property sales and leasing;
corporate services; property, facilities and project
management; mortgage banking; appraisal and
valuation; development services; investment
management; and research and consulting.

ABOUT WTW
Colin Harold Williams established C H Williams &
Co in Kuala Lumpur in 1960. C H Williams &
Company merged in 1974 with Talhar & Company
founded by Mohd Talhar Abdul Rahman and the
inclusion of Wong Choon Kee to form C H
Williams Talhar & Wong (WTW).
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ECONOMY

RECOVER
ECONOMIC ACTIVITIES RECOVER

LOW INTEREST RATE ENVIRONMENT

Malaysia recorded a Gross Domestic Product
(GDP) contraction of -2.7% in 3Q 2020 q-o-q as
compared to 2Q 2020 (-17.1%). Nevertheless,
Bank Negara Malaysia anticipates a contraction
between -3.5% and -5.5% of GDP growth in
2020.

Malaysia maintained a low interest rate environment
with the latest Overnight Policy Rate (OPR) at 1.75%
as at 3Q 2020, the lowest in history. The low
interest rate will be maintained in 2021 to stimulate
economic recovery. Financing activity continues to
grow. The total number of applied loans increased
2% while loan approval rate hovered at a
maintained level of 41.8%.

In terms of recovery momentum, manufacturing
(3.3%) and construction (-12.4%) showed the
strongest resilience and improved recovery as
compared q-o-q from 2Q 2020. This is followed
by mining and quarrying (-6.8%) and services (4%). Only agriculture recorded negative growth by
-1.7% as compared to 2Q.

GOVERNMENT FINANCIAL AID BUT STILL AN
UNEVEN RECOVERY
Since the pandemic outbreak, some financial aid
packages announced by the Government were
Prihatin, Prihatin Small and Medium Enterprise
(SME)+, Penjana and Kita Prihatin, and Loan
Moratorium to assist SMEs. An extension or loan
rescheduling was also proposed in Budget 2021 to
ease financial stress.

The Consumer Sentiments Index (CSI) improved
9% while the Business Confidence Index (BCI)
increased 25%. The Consumer Price Index
hovered at 120 points and the Industrial
Production Index was 0.8 points in 3Q 2020, a
marginal decrease y-o-y.

The Economy will continue to recover unevenly
throughout 2020/21 with the industrial sector taking
the lead. Slow improvement is expected for aviation,
hotel and tourism sectors. In realizing that
Malaysia’s unemployment rate and SME sentiments
are important drivers of Malaysia’s GDP, the
Government had allocated RM1.5 billion to
stimulate the employment. Malaysia’s participation
in the Regional Comprehensive Economic
Partnership (RCEP) will be beneficial for the longterm.
GDP GROWTH BY SECTORS

Net Exports increased by 11% y-o-y as at 3Q
2020, creating a trade surplus of RM60 billion
mainly supported by manufacturing and
agriculture goods. Foreign Direct Investment (FDI)
was recorded at RM51billion as at 3Q 2020 as
compared y-o-y (RM27billion).

CONTRIBUTION OF EXPENDITURE
COMPONENTS TO REAL GDP GROWTH
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MAJOR POLICY UPDATES
MAJOR POLICY

AUTHORITY/
AGENCY

EFFECTIVE
DATE

Fund for
Affordable
Homes

Bank Negara Malaysia

1 September
2019 to 31
December
2020, or until
the fund is
exhausted.

Maximum monthly household income
increased to RM4,360, maximum property
unit price increased to RM300,000.

Real Property
Gains Tax
(RPGT)

Ministry of Finance
(MOF)

Exemption until
31 December
2021 (Gazette
on 28 July
2020)

Exemption is applicable for Malaysia citizens,
of disposal up to 3 residential properties from
1 June 2020 to 31 December 2021.

Stamp Duty
Exemption

Ministry of Finance
(MOF)

1 June 2020 –
31 May 2021

A full exemption given on loan agreement
effective signed between June 2020 to May
2021

1 June 2020 –
31 May 2021

For transfer and loan agreement for the
purchase of residential home priced between
RM300,000 to RM2.5 million.

DESCRIPTION

REMARKS

For transfer instrument limited to the first RM1
million property prices only.
1 Jan 2021 –
31 Dec 2025

Exemption to both transfer and loan
agreement for the purchase of a first home
worth not more than RM500,000

Quit Rent

Federal Territories
Land and Mines Office

1 January 2020

Quit rent for strata properties will now be
payable individually, to be known as Parcel
Rent.

Minimum Value
of Property for
Foreign
Acquisition
(revision) in
Sarawak

Sarawak Government

23 May 2019

The prescribed amount for foreign acquisition
of landed residential property shall be not
less than RM500,000 (throughout the State of
Sarawak except Kuching), and shall be not
less than RM600,000 for Kuching Division.

Minimum Value
of Residential
Home
Ownership by
Foreigners in
Sabah

Sabah Government

1 January 2020

The threshold level for residential home
ownership by foreigners have been lowered
to RM750,000 from RM1 million. Applicable
only for residential homes that have been
issued with Occupation Certificate and
remain unsold for more than 9 months.
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MAJOR INFRASTRUCTURE UPDATES
MAJOR INFRASTRUCTURE

PROJECTS

LOCATION

COMPLETION YEAR

REMARKS

East Coast Rail Link (ECRL)

Tumpat-Kuantan-MentakabJelebu-Port Klang

2026

Under
construction

Electrified Double Track
Project (EDTP) GemasJohor Bahru

Gemas – Johor Bahru

2021

Under
construction

Rapid Transit System (RTS)

Bukit Chagar – Woodlands,
Singapore

2026

Construction kickstart

LRT Line 3

Bandar Utama – Klang

2024

Under
construction

MRT 2 (SSP Line)

Sungai Buloh – Serdang –
Putrajaya

2021

Under
construction

Damansara – Shah Alam
Highway (DASH)

Puncak Perdana – Kota
Damansara – Penchala

2021

Under
construction

East Klang Valley
Expressway (EKVE)

Cheras – Hulu Langat –
Ampang

2021

Under
construction

Lebuhraya Putrajaya-KLIA
(MEX II)

MEX – KLIA – KLIA 2

2020

Contract awarded

Pan-Borneo Highway

Tawau – Kuching

2022/2023

Under
construction

Sungai Besi – Ulu Kelang
Elevated Expressway (SUKE)

Sungai Besi – Cheras –
Ampang – Ulu Kelang

2021

Under
construction

West Coast Expressway
(WCE)

Banting – Taiping – Sabak
Bernam – Changkat Jering

2021

Under
construction

Setiawangsa – Pantai
Expressway (SPE)

Ulu Kelang – Setiawangsa –
Pantai Dalam

2021

Under
construction

Nilai – Labu – Enstek
Expressway (NLE)

Nilai – Labu – Bandar Enstek

2022

Under construction

West Port, Port Klang

2040

Under construction
(additional 9
container terminal)

RAIL

HIGHWAY/EXPRESSWAY

OTHERS
West Port Expansion
(380 acres land under the sea
& 360 acres of land)
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MARKET OVERVIEW
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KLANG VALLEY
The Klang Valley (KV) residential market faced a slowdown as residential transaction activities dropped for
both volume and value between 15% and 20% in the first 9 months of 2020.
Based on National Property Information Centre (NAPIC)
data, transactional activities for residential properties*
declined for both volume and value between 15% and
20% in the first 9 months of 2020. 2- & 3-storey terrace
and condominium / apartment topped residential
transactions in Klang Valley.

Although online presence and omnichannel currently
plays a big role, physical presence notices to still be
significant.
While the domestic market becomes the highlight,
occupancy rate and rental drop presents a major
challenge to non-prime retail malls.

RESIDENTIAL OVERHANG STILL A CONCERN

INDUSTRIAL GAINS BENEFIT FROM CURRENT
CHANGES

Residential overhang in Klang Valley since 2017 had an
average yearly growth of about 25%, contributing about
27% to the overall residential overhang in Malaysia as
at 2Q 2020. Compared q-o-q, the overhang number in
Klang Valley increased 15% as at 2Q 2020, impacted
from an injection of about 415,000 incoming units (1Q
2020).

The emergence of rubber demand for personal
protective equipment (PPE) and the boom of ecommerce usage has driven investments totaling about
RM37 billion since the start of the pandemic outbreak.
Some land transaction deals were also noted, marking
some positive signs.

OFFICE NEW CHANGES

HOTEL/TOURISM WITH HOPE

Following 3 completions as at 3Q 2020, the vacancy
rate rose by 1.0%, with no signs of respite as an
estimated incoming supply of 6.1 million square feet of
office space is expected in the next 3 years.

The hotel sector is currently heavily depending on the
domestic tourism as international borders remain
closed, where international tourist arrivals in January –
September 2020 decreased about 78% y-o-y to 4.3
million. Hotels are lowering operating costs, creating
alternative channels for income and majorly relying its
sector recovery on Government aids and conditions
during post-pandemic.

Since the Movement Control Order (MCO)
implementation, major usage of Internet of Things (IoT)
and flexi-working have become the new working style,
with layouts at workplaces being transformed and
lowering office costs.

Note: *all types of landed and non-landed residential but
exclude low-cost residential.

RETAIL STRIVING
Health concerns by consumers are playing a push-andpull effect on shopper traffic in retail malls. Technology
and e-commerce platforms have been adapted by
landlords, retailers and customers, paving alternative
buying habits expected until post-pandemic, store
rationalization by retailers and tenant retention strategies
by landlords.
TRANSACTION ACTIVITIES IN KLANG VALLEY
(2016-JAN TO SEPTEMBER 2020)
Total Volume (No. of units)

Total Value (RM mil)
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PENANG
The Penang property market sagged with the declining market activity in 2020 in both the primary
and secondary markets due to the adverse impact of the Covid-19 pandemic. A slow recovery is
expected moving into 2021. It will still be a buyers’ market with more bargaining power and better
incentives to be seized by prospective purchasers.
MARKET ANTICIPATED TO REBOUND
GRADUALLY IN 2021

The implementation of the proposals are expected to
create more opportunities in the Penang property
market.

Property transaction activities saw a sharp fall from Jan
to September 2020. 7,938 properties valued at
RM4.78 billion were transacted, a drop by 35.9% and
20.9% of volume and value respectively compared to
the same period last year.

Aside from the proposals being announced, the Penang
South Reclamation (PSR) project is slated to begin next
year. The Penang Transport Master Plan (PTMP) is still
awaiting approval to commence construction

Market activities are expected to rebound with the lifting
of the Movement Control Order (MCO). The recovery
will extend to 2021, or possibly longer, as the end of
the pandemic is still uncertain.

TRANSACTION ACTIVITIES IN PENANG
(2016-JAN TO SEPTEMBER 2020)
Total Volume (No. of units)
20,000

More incentives have been offered in securing sales thus
providing opportunities for investors searching for a
good “buy”. Under the prevailing market, prospective
purchasers have the opportunity to negotiate further for
more discounts in addition to the existing incentives
offered.

ii.

The Penang State Government has called for
Requests for Proposals (RFP) to reclaim and
develop 150 acres of land along the coast from
the Queensbay Mall roundabout to Jambatan
Sultan Abdul Halim Muadzam Shah (Second
Penang Bridge). Themed as the ‘Linear
Waterfront’, this project will have four oblongshaped strips of reclaimed land attached to the
coast of Penang Island, which would comprise of
waterfront resorts, hotels, restaurants, medical,
commercial and mixed development components.

CBRE | WTW RESEARCH | ASIA PACIFIC
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In view of the land scarcity in Penang Island, more
proposals for reclamation, rehabilitation and
redevelopment projects are expected:
PLB Engineering Berhad (PLB) has signed a
conditional joint development agreement (JDA)
with the Penang Development Corporation to
rehabilitate and redevelop the 84-acre of landfill
at Jelutong. The RM1 billion project is estimated to
complete over 15 years.
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ISKANDAR MALAYSIA
The Iskandar Malaysia (IM) property market was sluggish following the Covid-19 pandemic outbreak
and economic slowdown. The kickstart of the Rapid Transit System construction could boost investors
confidence in the region.
SLUGGISH TRANSACTION ACTIVITY

The hotel sector is the most hit due to the global travel
ban since March. Hoteliers are turning to domestic
tourism to overcome the devastated hotel industry.

In the first nine months of 2020, 12,098 properties were
transacted in Iskandar Malaysia (IM), down 28% as
compared to 16,709 properties in the corresponding
period of 2019. Total value amounted to RM 7,297
million, falling 22% from RM9,399 million in 1Q-3Q
2019.

UP AND DOWN INDUSTRIAL SECTOR
The protracted US-China tension has open many doors
of opportunities for electronics manufacturing services.
IM has seen the opening of several industrial facilities
from global players ie. Enics AG (Enics), HQ Pack Sdn
Bhd and Jstar Motion.

COMMITED INVESTMENTS
IM has progressed with cumulative committed
investments of nearly RM332 billion, whereby a total
investment value of RM194.28 billion has been realised
from 2006 to June 2020.

Data hubs in IM are reflections of a growing trend in
Malaysia. With the entry of global technology giant,
Microsoft to Kulai, the 745 acres Kulai Data Exchange
(KIDEX) is set to be the second data hub in Malaysia
after Cyberjaya. Upon full operation in 2023, KIDEX is
anticipated to generate RM17.5 billion in investments
value and creating 1,600 job opportunities.

MUNDANE SECTOR PERFOMANCE
Landed and high-rise residential performance showed a
downward trend for both primary and secondary
markets with 30% to 50% decrease in transaction
volume and value. We have observed much less new
launches in the market but the overhang situation has
not improved.

TRANSPORTATION INFRASTRUCTURE: ROAD TO
ECONOMIC RECOVERY
The Gemas - Johor Bahru Electrified Double - Tracking
Project (EDTP) is expected to complete by October
2022, which will spur economic development towards
the central part of Johor.

The vacancy rate of purpose-built offices worsened in
2020 with a new high of 45%. Competitive rental
and/or downward adjustment in rental is expected.

The Rapid Transit System (RTS) kick-started construction
officially on 22 November 2020. The mega-project
which costs RM3.7 billion is targeted to start passenger
services by end of 2026.

The retail sector remained pessimistic. A 35% vacancy
rate was recorded in 2020, amongst the highest in the
past five years. The over-supply situation worsened with
the opening of 1 new mall.
RTS ALIGNMENT OVERVIEW

Source: MRT Corp
CBRE | WTW RESEARCH | ASIA PACIFIC
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EAST COAST
STRIVING FOR THE NEW NORMAL

the supermarket chain into your friendly neighbourhood
store is much welcomed and fits into the new norm of
reduced exposure to outside elements.

Strategic projects earmarked in the East Coast
Economic Region (ECER) Master Plan 2.0 (EMP 2.0)
continue to be implemented post-Covid-19 to stimulate
economic growth.

Platinum Wholesale City Mall at Lembah Sireh, Kota
Bharu is expected to be launched end of 2020, with a
similar concept as the Kenanga Wholesale Mall in
Kuala Lumpur. Another upcoming mall is Al-Waqf with
Pacific Supermarket and Paragon Cinema as anchor
tenants.

Manufacturing is the biggest contributor to the region’s
economy. Over the past 10 years, the East Coast has
attracted about RM122 billon in committed investments.
Redevelopment of some key projects such as Kampung
Laut in Kelantan and the upgrading of infrastructure in
the island resorts may boost tourism.

Mayang Mall in Kuala Terengganu is expected to
complete next year with SOGO.
INDUSTRIAL – KEY TO ECONOMIC GROWTH

Tapping into mainland China expertise and innovation
may become a key in the economic transformation of
the East Coast.

There was continued demand for industrial land 3 acres
and below in preferred industrial estates. The Gebeng
Industrial Area has been a reliable supply of industrial
sites for new factories or warehouses.

RESIDENTIAL LIMITED UPSIDE WITHOUT
ECONOMIC GROWTH

The MCO have spearheaded some lines of businesses
such as logistics & courier, food delivery and fastmoving consumer goods, with relocation of these
businesses to larger premises for their business growth.

Most developers are putting new launches on-hold,
focusing on selling remaining stocks.
Two high-rise residential developments were recently
completed: Icon Residence, with about 60% to 70%
occupancy rate. Pangsapuri Ladang Tanjung completed
early-2020 faced poor occupancy rate, less than 20%.

In Kuala Terengganu in July 2020, Ta Win Holdings (a
copper wire and rod maker) has teamed up with
Perbadanan Memajukan Ikhtisad Negeri Terengganu
(PMINT) to develop an industrial park on 500 acres of
land in Kemaman.

PURPOSE-BUILT OFFICE / SHOPOFFICE – ALL
QUIET AND DOWN

Proposed development Terengganu Ecocycle Park by
2029 is linked to the Kitakyushu Eco-Town project in
Fukuoka, Japan.

Demand for the purpose-built office (PBO) sector,
mainly by government-linked corporations (GLCs) was
less impacted by the current situation. Poor occupancy
was observed in shop offices within the city centre.

HOTEL – DOMESTIC TOURISM AS A SAVIOUR

In Kota Bharu, activities and rental remained stagnant
and there was a slowdown in transactions for shop
offices.

The 4-star Swiss Belhotel Kuantan opened to a poor
start in 1Q 2020 due to the pandemic. Some hotels
turned to promoting other lines of businesses such as
cloud kitchens and food delivery.

RETAIL – A SUSTAINING NOVELTY AND
POPULAR GATHERING PLACE

Both hotels and serviced apartments in Kota Bharu are
temporarily closing and will need some time to recover.

The existing malls in Kuantan continued to attract
shoppers from the general population in Kuantan and
the immediate surrounding suburban areas, especially
the East Coast Mall.

Domestic tourism is expected to be the main income
generator in the coming year of 2021.

A seeming buck against trend was the local
supermarket chain – Tunas Manja Group, which has
made many inroads in their convenience store chain
operations, opening not less than 10 outlets in and
around Kuantan, and a few in Kuala Lumpur, postMovement Control Order (MCO). The reinvention of
CBRE | WTW RESEARCH | ASIA PACIFIC
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SABAH
Transaction activities up to 3Q 2020 contracted by 23% to 2,141 transactions and 29% to RM1.269
billion by total volume and value, respectively compared to the same period in 2019.
A SUBDUED 2020 – CONTRACTION
THROUGHOUT

New residential developments opening for sale mainly
consisted of condominiums, with 4 high-rise projects
totalling 1,035 units located in Putatan, Penampang
and Likas.

Sabah’s economy is expected to contract by -15% to 19% y-o-y, (2019: -0.5% growth). The Covid-19
pandemic had greatly impacted the State Government’s
revenue collections as almost all state revenue sources
were affected. Sabah’s total revenue for 2020 is
projected to decrease by 17% to RM3.471 billion
largely due to lower production of crude palm oil
(CPO), notwithstanding good CPO prices. The actual
revenue collection of Petroleum Royalty in 2020 is
RM1.13 billion compared to the original estimate of
RM1.70 billion. Revenue from the CPO Sales Tax is
projected to decrease to RM793 million compared to
the original estimate of RM825 million. For 2021,
Petroleum Product Sales Tax is anticipated to bring in
RM1.25 billion and CPO Sales Tax, RM787.5 million.

In the commercial property sector, the overall glut for
retail and offices persists more so for newer
developments as demand still lags behind supply. This
is also exacerbated by the decline in business activities
affected by the pandemic and restrictions from the
Movement Control Order (MCO).
Industrial properties also saw reduced activity.
Nonetheless, industrial land and buildings with good
access and suitable for logistics use would still be in
demand with Kota Kinabalu being the main entry point
and distribution hub for the State.
It is not business as usual for the hospitality sector, as
this segment was the hardest hit by the Covid-19
pandemic. The pandemic had greatly affected the world
economy and changed the landscape of global travel.
Tourism-related activities were grounded to a halt for
the most part of what was supposed to be Visit Malaysia
Year 2020 where some 4.18 million visitor arrivals to
Sabah had earlier been anticipated. Rather, the State
received only 866,514 visitor arrivals for the period of
January-August 2020, which is a 69% y-o-y decline.
Some hotels have had to face closure.

National Property Information Centre (NAPIC) Property
Sales Data showed that Sabah registered a total of
5,054 transactions amounting to RM2.308 billion up to
3Q 2020, reflecting a -22% and -36% y-o-y
contraction in volume and value, respectively.
In the same period, transaction volume and value in the
State Capital, Kota Kinabalu (encompassing
neighboring Penampang and Putatan), declined by
23% and 29% to 2,141 transactions (3Q 2019: 2,783)
and RM1.269 billion (3Q 2019: RM1.786 billion),
respectively. Overall, transaction activities declined for
the residential, commercial, industrial and development
land subsectors.

With international visitor arrivals halted, the focus would
be on domestic tourism. Tourism industry players
would need to reinvent and re-strategise. To fill room
void, higher star-rated hotels and resorts are offering
reduced room rates and promotional packages, which
have been well-received. However, this has also exerted
pressure on lower-range hotels and AirBnb
accommodation.

The residential sector, the largest segment in Kota
Kinabalu’s property market, registered 80% of total
transaction volume and 56% of transaction value while
the commercial property sector accounted for about
12% and 24%, respectively. Industrial, development
lands and agricultural-related properties made up the
remaining transactions.

For 2021, 1.3 million tourist arrivals to Sabah is
expected with an estimated revenue of RM2.51 billion,
subject to the reopening of Sabah’s borders for tourists.
The Ministry of Tourism, Culture and Environment
Sabah (KePKAS) will continue to increase efforts to
attract airlines that have stopped international flights
and chartered flights to Sabah after the reopening of
the international borders. Under the Sabah State Budget
2021, some RM227.97 million will be allocated to fund
the KePKAS and also its departments and agencies to
stimulate growth in the tourism sector.

Kota Kinabalu’s landed residential developments saw a
slowdown in sub-sale transaction activities of about
20%, in terms of volume whilst condominium sub-sales
decreased by almost half y-o-y, in 3Q 2020. The
reduced activity may well continue into 2021. Prices
may ease further in view of more cautious market
sentiments, although developments in prime and central
locations could still be the exception.
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SARAWAK
The world-wide Covid-19 pandemic which came to a head in 2020, has affected the investment
climate, businesses and market sentiments across the board, both globally and locally. Although
Sarawak’s market is mainly domestic-driven, the State has not been spared the adverse effects of
this Pandemic.
PANDEMIC TURMOIL AND UNCERTAINTY

The recent fluctuations in commodity prices particularly
in crude and palm oil would have a significant impact
on the revenue and economic growth of Sarawak which
is commodity and resource based.

The unconducive socio-economic climate caused by the
current health and political uncertainty are likely to
cause purchasers to continue adopting a wait-and-see
attitude. Property overhang will become more evident
and prices may be further compromised and decline, if
poor demand persists.

Big ticket items like property purchases have taken a
backseat amidst more crucial bread and butter issues at
the moment. As such, the property market is generally
experiencing softer times.

The recent news of Shell Malaysia’s relocation of its
operations to Miri is a boost to Miri and Sarawak’s
economy and oil and gas (O&G) sector.

SHORT-TERM OUTLOOK
Domestic consumption is expected to be frugal this year
owing to job insecurity. Investment appetite will remain
weak for the short to medium term but optimistic in the
long run. Drop in spending confidence and
consumption may affect business sentiment and
revenue, including halt of property purchases.

The property sector recorded a decrease of 36.8% in
volume and 35.5% in value transaction in 1H 2020
compared with 1H 2019. The Sarawak House Price
Index (SHPI) continued to grow y-oy-y albeit at a
moderating trend of 2.7%.
The residential sub-sector continues to be the most
active sector contributing 43.3% of total transactions
followed by agricultural (39%). New launches increased
slightly but sales performance remained low with
residential overhang up by 3.1% compared to the last
half year of 2019.

Auction/tender properties may increase due to forced
sale as a result of increase in non-performing loans.
Asking prices of property are expected to be generally
lower and negotiable.
2021 will be a buyer’s market, as buyers will be flooded
with plentiful options.

The commercial sub-sector decreased significantly in
volume and value by 44.6% and 53.7% respectively
with shophouse sector making up around 84% in both
volume and value. The performance of the retail sector
continue to decline with a drop in mall occupancy in
2020. Retail malls in sub-prime areas may see
increasing vacancy rates.

LONG-TERM PROPERTY OUTLOOK
Observing from past property cycles, property
transactions will not be put off indefinitely instead,
creating a “pent up” demand to be released when
conditions are more conducive. The property market
has repeatedly demonstrated a tendency to “bounce
back” following periods of crisis and short-term decline.

Supply chain, logistics, warehousing and distribution
hubs are expected to play an important role for the
manufacturing sector.

RIDING OUT THE STORM AMIDST A HALTED
RECOVERY

ECONOMIC RECOVERY PLAN: PUBLIC AND
PRIVATE SECTOR INITIATIVES

The type of Budget rolled out for 2021 would be most
crucial in mapping out the road to recovery. This period
would be trying to survive through the socio-economic
storm, and to reflect, review and realign priorities.

Sarawak hopes to make a full economic recovery, by
engaging with industry players to come up with
measures and incentives for the property sector.
The projected Gross Domestic Product (GDP) growth for
Sarawak of 5.5%-6% for year 2020 envisaged earlier
last year will not be realised.
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RESIDENTIAL

RECALIBRATE
KLANG VALLEY
Changing work styles may lead to a recalibration of home designs to suit evolving
homebuyers’ residential needs for larger living spaces for study rooms, play and leisure
space.
Future hotspots
• Total planned supply (not commenced construction) amounted to 242,620 residential units (3Q 2020),
with high rise residential contributing 81%.
• Kuala Lumpur and the city fringe remain hotspots for high-rise developments.
• Landed residential units are focused in the southern and western regions of the Klang Valley.
Decline in Sub-Sale Activities
• Residential transactional activities recorded a 15%-20% decline in volume and value for 1Q-3Q 2020.
• Average transacted price per unit dropped by 5%.
Government Aid
• The Government announced several packages, including a sequel of the Home Ownership Campaign
(HOC) 2020/2021 and added incentives such as 100% Stamp Duty waiver, 0% Real Property Gains Tax
(RPGT) and the uplift of the 70% financing margin for third housing loan onwards for properties
RM600,000 and above.
Post-MCO Demand
• A post-Movement Control Order (MCO) residential survey by CBRE | WTW revealed no significant shift
in individual preferences in terms of landed vs high-rise / high density but an increasing interest in bonus
living spaces.
• Developers also adapted to the soft market by diversifying to e-marketing platforms.
Luxury Market Residential
• Existing supply increased to 56,200 units in 3Q 2020, whilst 27,900 units are to complete by 2024.
• The sales rate was down marginally at 75.4% in 3Q 2020 q-o-q (2Q 2020: 79.2%).
• Occupancy rates went down to 68.8% as short-term rental activity ceased momentarily.
• To encourage sales, developers of these premium and luxury projects are offering various customtailored cashback options.
SEREMBAN
• The residential segment softened for both primary and secondary markets.
• Some developers such as Sime Darby, IJM and Matrix are still launching products but on a smaller
scale.
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R E S I D E N T I A L - R E C A L I B R AT E
PENANG
The residential market will be resilient, given the expected delay in completions of most projects and
fewer new launches. Significant growth is not expected within the next 1 to 2 years as property
overhang issues, lack of consumer spending confidence and stringent lending policies by banks are
expected to persist. Retirement resort developments are springing up. The prevailing market correction
is expected to continue.
Resilient Market But Significant Growth Not Expected
• Implementation of the bank loan repayment moratorium and various stimulus measures by the government, has also
somewhat cushioned the residential property sector.
• The residential market is expected to remain resilient in the short term.
Delayed Completions / Less Launches
• Delays in completion of residential projects are anticipated as well as less launches.
High-rise Overhang Units Continue
• The residential overhang are still mainly high-rise units comprising 3,194 units worth approximately RM2.26 billion.
• Lending policies by banks would be stringent and buyers will be more cautious.
Stable Price For Landed Residential
• Penangites still prefer landed residential units which are underpinned by the limited land supply.
• The prices of landed residential units are likely to remain stable.
Government Initiatives Spurring the Market
• The State Government has reduced the minimum price threshold for foreign property ownership.
• The State Government has also reduced the price of affordable homes through its Housing Ownership Campaign
Package (Penang Edition) 2020.
Emergence of Retirement Resort Developments
• There is an emergence of retirement resort developments in Penang.
• These projects may set the trend for more similar developments offering alternative elderly living in the coming years.
Market Correction To Continue
• The Penang residential market will continue its correction in the short term with less new launches, reduction in
overhang as well as adjustment in asking prices of units for sale.
ALOR SETAR
• The residential market will be buyer driven.
• Demand will continue to concentrate in the town centre, mainly driven by landed residential units.
IPOH
• The landed residential sector remains stable with some areas exhibiting a decreasing trend.
• The market will remain a buyers’ market with the demand driven by occupiers.
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R E S I D E N T I A L - R E C A L I B R AT E
ISKANDAR MALAYSIA
New record low for transaction volume in the Iskandar Malaysia residential market. The oversupply of
high-rise residential has finally disciplined developers to put new high-rise units on hold.
Transaction Activity Nose-Dives
• Transaction activity of both landed and high-rise residential properties showed a downward trend in the first nine
months of 2020.
• Landed residential recorded a drop by 31% and 32% in volume and value of transactions respectively. Total
transaction volume nose-dived from 8,893 units in 1Q-3Q 2019 to 6,115 units in 1Q-3Q 2020 whilst total
transaction value plummeted from RM4,412 million to RM3,005 million.
Slower Supply of Landed Houses and Fewer New Launches
• Supply of landed houses is continuing to trickle out into the market albeit at a slower pace.
• Approximately 3,500 units of new landed houses will be completed by the end of 2020.
Fewer New Launches
• The property overhang as reported by National Property Information Centre (NAPIC) as at 1H 2020 was dominated
by high-rise units, serviced apartments and condominiums.
• The overhang in landed houses is seen manageable while the high-rise residential overhang is still a major concern.
Sub-Sale Market Down
• The transaction volume fell 30% and 50% for landed and high-rise units respectively.
• High-rise residential prices in the secondary market dropped to RM350 per square foot in 2020.
BATU PAHAT
• Batu Pahat’s landed residential segment is anticipated to remain stagnant in 2021.
• The high-rise residential market in Batu Pahat is very limited with non-existent demand amongst locals.
• The only notable high-rise residential project in Batu Pahat is Hillview Loft Condominiums.
MELAKA
• Melaka’s landed residential segment is expected to remain listless.
• Landed residential will still be in demand as prices are still regarded as affordable.
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R E S I D E N T I A L - R E C A L I B R AT E
SABAH
Overall decline in sub-sale transactions up to 3Q 2020 due to a slowdown following the Covid-19
outbreak and disruption of activities from the Movement Control Order (MCO) implementation.
Sub-Sales Contraction In 2020
• Sub-sale transactions for the residential sector of vacant residential plots, landed and stratified housing declined by 20%
and 25% y-o-y in terms of volume and value.
Limited New Launches
• A notable development which was opened for sale included a gated development (Riveria Villas) of 30 three-storey
terraced houses in Kepayan.
• New completions in the high-rise residential sector include SkyVue Residence, Bukit Bantayan Block C, Kingfisher
Inanam Blocks B & C and Kingfisher Putatan Phase 2.
• Several new high-rise residential developments were opened for sale pre-MCO and during the Recovery Movement
Control Order (RMCO) period such as Residensi Fantasi in Likas, Alam Pesona in Putatan and Sky Million Residence in
Nosoob.
• In the sub-sale market, Valuation and Property Services Department (JPPH) transaction data for January-September
2020 showed a 45% y-o-y contraction for condominiums. Developments priced RM400,000-RM599,000 accounted
for about 45% of transaction activities.
TAWAU
• Transaction activities for the landed residential segment moderated but prices remained stable.
• The high-rise residential sector was negligible, catering only to some government, military and security personnel.
SANDAKAN
• The landed residential segment saw the launch of Taman Maju Phase 2 with 116 units double-storey terraced houses.
• There were no new launches of high-rise residential, which presently has 1,032 condominium units under construction.
LABUAN
• Slowdown in economic activities and drop in crude oil prices have seen an outflow of skilled workers from Labuan and
reduced market activities.
• First-time home buyers are opting for affordable high-rise residential.
LAHAD DATU
• Total value of property transactions in 2020 declined by 33% (y-o-y comparison).
• Property market sentiment is low and gloomy and likely to persist into 2021.

Kingfisher Inanam
Source: Developer
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R E S I D E N T I A L - R E C A L I B R AT E
SARAWAK
Landed housing continues to be the most active segment albeit a drop in volume and value reported in
2020. Demand picked up in 3Q 2020 but is seen slowing down again from the 3rd and 4th waves of
Covid-19 in Malaysia. 80% of 1H 2020 new launches were recorded in 2Q 2020, with more high -rise
compared to landed units.
Decreased Launches, Increased Completions
• 70% of the landed units launched were terraced houses priced RM400,000 and below.
• Significant launches in 2020 include Petra Vistana Larimar by GSD Southland; the Alyvia Residence at the Northbank,
and Treasures Residence by M/s Titanium at Saradise.
• The number of completions in 2020 is expected to exceed 2019.
Worsening Glut Of High Rise
• High-rise residential units continue to dominate new supply with 3,051 units completed up to 3Q 2020.
• Prices of high rise residential units in Kuching has declined to an average of RM450 per square foot.
• Most new projects are offering smaller units below 1,000 square feet.
• Apartment rentals are very much negotiable in the increasingly soft market.
• Significant launches recorded include The GLEN at Arang Road, Milano Eight at Jalan Wan Alwi and PD Residence at
Jalan Ong Tiang Swee.
• In 2020, Kuching built-up area covering Kuching urban area and its surroundings recorded the highest number of
launches at 890 units.
MIRI
• Transaction activity remains stable as transactions were mainly supported by the low/medium housing category.
However, high-end market performance remains slow.
• Affordable houses priced RM350,000 & below i.e. 1-storey terraced houses, continue to draw demand.
• A significant launched project was the Miri North City mixed-development project.
BINTULU
• Demand for residential houses remains bright with incoming projects to Bintulu.
• A new petrochemical hub at Tanjung Kidurong is seen to kick start more downstream activities and improved
infrastructure works which would shorten the distance between the airport and the town centre by 20-kilometre,
encouraging more resident population.
• The upcoming surge of affordable housing supply namely Spektra and Sri Pertiwi housing will affect the take up rate,
occupancy rate and selling price of other conventional existing projects.
SIBU
• Although selling prices have stabilised, sales of on-going projects are slowing down as an increase of selling prices
have affected affordability.
• Sub-sale activity for this sector remains active after mortgage interest rate is reduced.
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COMMERCIAL - CENTRAL REGION
KLANG VALLEY
OFFICE – RETURN
The new norm of working from home will increase demand for flexible working spaces.
Office building landlords and owners should focus on other demand drivers and sectors.
o Subdued Performance
• Cumulative supply: 114.9 million square feet. Vacancy rate: 20.7%
• Incoming Supply: 6.11 million square feet from 12 PBO buildings
• Rentals declined further to RM6.80 q-o-q and by 10% y-o-y
o IoT and the Future
• The Movement Control Order (MCO) forced many office workers to adapt to remote working or
working-from-home.
• Businesses are becoming more cost sensitive as challenging conditions persist. New leasing have
been deferred.
• Workplaces are trending away from private cubicles to shared/collaborative spaces.
o Market Outlook
• Weakened office space demand is expected to be reflected in softer rentals and yields.
RETAIL – RETAIN
International border closures have turned eyes on the domestic market. E -commerce and
Fintech have taken the spotlight, while retailers and landlords struggle to survive.
o All Eyes on Domestic Shoppers
• Vacancy rate: 16%
• Incoming Supply: 7.1 million square feet
• Retail sales recorded the worst plunge (-30.9%) in 2Q 2020, with another drop of -9.7% in 3Q
2020.
• Retailers have diversified to digital and online platforms to offset the drop in store sales.
o Boost of Technology
• Online platforms were the main options for customers’ purchases while in lockdown, which have
been sustained even after business re-openings.
• Several retailers are focusing on their online platforms: Mango, MPH, Borders Bookstore
o Market Outlook
• Store rationalization will continue but physical space remains relevant.
• Neighbourhood retail malls are performing better.
HOTEL – REINVENT
Reinventing hospitality have become the major path for hotels to stay on track.
o Domestic Tourism Back-up
• Cumulative Supply: 61,003 rooms.
• Incoming Supply: 7,622 rooms (2023)
• AOR: 30% in 3Q 2020. ARR: RM213 (3Q 2019: RM367).
• Tourist arrivals in January – September 2020 decreased to 4.3 million y-o-y.
o Move to Recovery
• Performance slightly improved after June 2020. Luxury-brand hotels recorded AOR at 18% while
midscale- and upscale-brand hotels recorded occupancy rate between 36% and 46%.
• Hotels are restructuring key personnel, operating overheads and eliminating work duplication;
some hotels currently operating at 50%-60% of room capacity
o Market Outlook
• Hotel performance remains subdued with hotel operators striving to remain afloat.
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COMMERCIAL - NORTHERN REGION
PENANG
OFFICE – RETURN
Occupancy and rentals PBO buildings are expected to remain resilient underpinned by limited new
supply and the growing demand of Global Business Services (GBS).
o Healthy Market in the Short-term / Limited New Supply / Stable Rent and Occupancy
• Vacancy rate: 15%
• Incoming Supply: 0.78 million square feet
• Prime Rentals: RM2.50 to RM4.50 per square foot per month
o Demand for MSC Status Offices Persists / Co-working Space
• Multinationals were attracted to set up their shared services operations in Penang.
• GBS @ Mahsuri in Bayan Baru, a new MSC status office, has been fully committed by tenants.
• The prospects of co-working spaces is very encouraging: flexible lease terms, ready to use facilities, office
separation to multi-locations, etc.
o Market Outlook
• The PBO market is expected to remain healthy. Occupancy rates and rents are expected to prevail.
• The PBO market in Alor Star is expected to remain unchanged while in Ipoh, the pandemic has encouraged the
trend of “home-operate” businesses and weakened demand for shop offices.
RETAIL – RETAIN
The retail property sector is not poised for full recovery in the near future while occupancy and rental
performance are expected to deteriorate in 2021.
o Full Recovery is Not Yet Certain
• Vacancy rate: 19% (Island), 39% (Seberang Perai)
• Incoming Supply: 2.68 million square feet
• Rental: up to RM50 per square foot per month
• The return of shopping crowds remain unstable with the emergence of new clusters of Covid-19 cases.
o Deteriorating Performance in 2020 / Leveraging on Technology
• Single ownership retail complexes will continue to sustain more stable occupancies and rental rates.
• Spending activities of consumers remain cautious but consumers are now attuned to online purchasing.
• 1st Avenue Shopping Mall will showcase the integration of digitalisation / IT with physical stores.
o Market Outlook
• The weakened ability of retailers for rental commitment may lead to lower occupancy and rentals.
• Recovery of the sector is uncertain, gradual. Intense competition against online retailing is anticipated.
HOTEL – REINVENT
The hospitality sector will recover slowly. Purpose-built hotels will have advantages in complying with
the Standard Operating Procedure (SOP) compared with shophouse boutique hotels and alternative /
AirBnB accommodation. It will be the “survival of the fittest”.
o Pessimism to Linger on in the Short-Term
• Incoming Supply: 2,486 rooms (2023)
• The occupancy and room rates of hotels in Penang had been adversely impacted. Penaga Hotel, Jazz
Hotel, Holiday Inn Resort and Copthorne Orchid Hotel have all stopped operations.
o New Entrants Intensifying Market Competition
• 603 rooms by 4 new hotels opened in 2020: Courtyard by Marriott @ Tropicana 218 Macalister, OZO
Georgetown, Angsana Teluk Bahang and Bahang Bay.
• Purpose-built hotels with the capabilities of trained staff, resources for frequent cleaning and sanitizing and space
for social distancing will be preferred compared to other travel accommodation.
o Market Outlook
• The recovery of the tourism and hospitality sector is expected to be gradual and over a longer duration.
• Intense competition is anticipated in the near future. The pressure on hotel occupancy, room rates and operation
costs would be severe.
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COMMERCIAL - SOUTHERN REGION
ISKANDAR MALAYSIA
OFFICE – RETURN
Challenging market for Purpose-built office (PBO) due to the acceptance of “hybrid” working styles and
Information Technology (IT) friendly office support applications.
o Vacancy Rate Worsens
• Cumulative supply: 11.3 million square feet. Vacancy rate: 45%
• Incoming Supply: 1.7 million square feet
• Prime Rentals: RM2.40 (old PBO) to RM3.50 (new PBO) per square foot per month
• As of end 2020, we observed vacancies as high as 45% for PBO buildings in IM, mainly contributed by
the mushrooming of new PBOs which was not matched by new demand.
o Telework & Work from Home
• Office demand may contract due to the spread of telework and work from home.
• While companies still prefer office-centered work, they are adapting to a more appropriate level of “hybrid”
working style and social distancing in the physical office.
o Market Outlook
• A market player who thinks out of the box with new ideas and elements to catch the transforming demand
will be the next market leader.
• In Batu Pahat and Melaka, office buildings in good locations are in good demand especially by insurance
and financial institutions, professional firms and telecommunications companies but shop offices remain
the favored choice for local businesses.
RETAIL – RETAIN
International border closures and the restriction movements intensified the already competitive retail
market in Iskandar Malaysia (IM).
o Pessimistic Retail Sector
• Cumulative supply: 22 million square feet. Vacancy rate: 35%
• The cross border travel ban has crippled the retail market in the region severely, especially due to the
heavy reliance on cross-border shoppers i.e. Singaporeans.
o Booming E-Commerce
• A one-stop shop operating 24-hours with no overheads, is attracting a growing number of retailers to
move their operation online. Mall operators are also investing in e-commerce platforms to help their
traditional brick and mortar retailers drive online sales.
o Market Outlook
• Retailers need to restructure their business models and attract shoppers by providing highly memorable
shopping experiences.
• Retail malls in Batu Pahat are anticipated to remain stable. However, lower tourist arrivals has caused the
plummeting performance of the retail sector in Melaka in 2020.
HOTEL – REINVENT
With global travel restrictions still in force, domestic tourism will give a much -needed financial boost to
hotels in Iskandar Malaysia (IM).
o Hotel Sector sees Gloomy Outlook
• Cumulative Supply: 10,288 rooms.
• AOR: 34% (2019: 75%) ARR: RM220 (2019: RM290).
• Barring the entry of international tourists had a significant impact on hotel performance in IM, leading to
a plunge in average room rate (ARR) and average occupancy rate (AOR).
• The Puteri Pacific Hotel in the heart of Johor Bahru City Centre was permanently closed after 29 years.
• Nevertheless, Holiday Inn Express JB, One & Only Desaru, Hard Rock Hotel Desaru and Anantara Resort
and Villas and The Westin Desaru all opened in 2020.
o Market Outlook
• Until the return of international tourists, local visitors and short-term staycations may play an important role for a
healthier hotel industry.
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COMMERCIAL - SABAH REGION
OFFICE – RETURN
An uneventful year with a subdued office sector and little change in uptake and occupancy.
Kota Kinabalu (KK)
• The office segment is expected to remain little changed with slowdown in economic activities and as supply of office
space exceeds demand.
• Sabah Shell had announced to reduce its office footprint in 2021 as it trims its operations and relocates to Miri,
Sarawak.
Lahad Datu
• Demand for conventional shop office is still weak with many vacancies.
• The pandemic had immobilised the community, dampening investor sentiments, as it is cheaper to rent than to own.
Tawau
• The shop office sector is seeing weak demand and depressed rentals as overall business activity is down.
• Tenants are resorting to re-negotiate discounts for ongoing leases of 30% to 50% over 3 to 9 months or even 6
months rent-free period for 2020.
Sandakan
• The purpose-built office (PBO) sector has been static without any new supply over the last two decades.
• Most of PBOs located along Jalan Utara-Jalan Labuk were built for own occupation by large plantation companies.
Labuan
• PBO space mainly caters to offshore companies.
• With the absence of new supply, the office sector is expected to remain stable with little change from previous years.
RETAIL – RETAIN
The Covid-19 pandemic and implementation of the nationwide Movement Control Order (MCO) and
subsequent Conditional Movement Control Order (CMCO) for Sabah had adversely affected businesses
and retail mall performance in 2020.
Kota Kinabalu (KK)
• KK have had to contend with significantly reduced footfall and declining sales, leading to overall depressed
rents and lower occupancy amidst prevailing oversupply of retail space.
• Non-essential retail businesses and leisure / entertainment-related outlets were the hardest hit.
• Sub-sale transactions of shop arcades in retail malls remain muted.
Tawau
• The performance is expected to remain stagnant or downwards for 2021.
Sandakan
• Limited supply leading to good demand of retail space in the area.
Labuan
• The pandemic outbreak had resulted in reduced consumer expenditure, affecting the traditional brick-and-mortar
retailers thus further dampening the outlook for the retail sector.
HOTEL – REINVENT
Sabah’s booming tourism industry was not spared from the Covid-19 pandemic with the halt of direct
international flights and movement restrictions disrupting tourism activities.
Kota Kinabalu (KK)
• In the absence of sufficient tourism numbers, some hotels, as well as short-term stay operations like AirBnb, have had
to face closure, some, temporary in nature, until business improves.
• Holiday Inn Express Kota Kinabalu opened its doors in 4Q 2020.
Tawau
• Both local and international hotels and resorts have had to slash room rates and offer promotions to fill up room
vacancies.
Sandakan
• Overall hotel performance declined with the closure of two notable hotels in the district.
Labuan
• The decline in arrivals also resulted in high vacancy rates, with budget to 3-star hotels having to reduce room rates in
order to boost occupancy.
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C O M M E R C I A L - S A R AWA K R E G I O N
OFFICE – RETURN
Transactions of commercial properties have decreased by almost half in volume and value for 2020.
There were some activities in the office sector with a few purpose-built corporate offices completed
during the year. Shop-offices remain in over-supply and shop vacancies continue to increase.
Kuching
• There were two (2) completions of purpose-built office (PBO), both located along the Kuching-Samarahan Expressway.
• Due to the increasing stock and competition for office space from shop offices, rentals remain stagnant averaging about
RM2.50 per square foot.
• There were no significant new launches of commercial shops in 2020.
Miri
• Shell’s relocation plan to Miri would potentially increase demand for PBO in Miri.
• Shop office yield is at 4% with average rentals of RM1.20 per square foot.
• The oversupply of shop offices in Miri is expected to continue in 2021.
Bintulu
• Shop office yield is expected to maintain at 4%-5% for both 2020 and 2021, with rental rates at RM1.20 to RM1.50 per
square foot / month and average transacted price at RM1.2 million per unit.
Sibu
• The shop office market is generally down for 2020.
• Although rentals have softened, price and values of shop offices especially those in prime and established areas are
maintained.
RETAIL – RETAIN
The performance of the retail sector continues to decline with mall occupancies deteriorating further
for 2020 compared to 2019. The on-going pandemic is expected to further affect footfalls of shopping
malls.
Kuching
• A significant event in 2020 was the exit of Giant Hypermarket / Supermarket from the East Malaysian region.
• A lower rentals and sales rates for the next 2 years, with average rental rates having fallen to about RM8.00 per square
foot for 2020.
Miri
• The ban on travel from Bruneians which formerly formed the bulk of weekend shoppers have affected the performance of
the retail sector.
• The average yield is expected to deteriorate further to between 4% and 5% for 2021, followed by a drop in average rent
to between RM4.00 and RM7.50 per square foot from RM5.00 to RM8.00 per square foot.
Bintulu
• Ongoing retail mall developments which will enter the market in the next 2 years are expected to face challenges in
securing tenants and slow take up / occupancy rate.
• Average rent for shopping complexes range between RM6.00 and RM15.00 per square foot with yields of 4% to 4.5%.
Sibu
• The retail sector is stable for 2020 and the trend may remain similar for the following year with moderate occupancy.
HOTEL – REINVENT
The hotel sector was hardest hit with almost all tourism programs and agenda cancelled for the year.
Casualties are expected to be high in the hotel industry should the pandemic persist indefinitely.
Kuching
• In order to stay afloat, most hotels have shifted their focus to F&B. Some hotels opted to be quarantine centres.
• Room and occupancy rates are at an all-time low and expected to continue for the rest of 2020 and 2021.
Miri
• Hotel room rates have dropped to between RM137 for 3-star hotels and up to RM250 for 5-star hotels while occupancy
rates hover between 30% and 40%.
Bintulu
• The average occupancy rate of hotels in 2020 stands lower than 50% and the average room rates for both 3-and 4-star
hotels have gone down considerably from RM180 to RM150 and RM250 to RM200 respectively.
Sibu
• Overall occupancy rates is maintained around 60% for 2020, with the average room rate ranging from RM120 to
RM170.
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KLANG VALLEY
Growing demand for last-mile delivery facilities are in line with the expansion of ecommerce. Efficiency and accessibility will top the criteria of logistic players to meet the
needs of end users.
Upbeat Progress
• Malaysia’s trade surplus was positive in October, increasing by 25.9% (y-o-y) to RM22.1 billion.
• Exports of manufactured goods contributed to 87.8% of total exports.
• RM109.8 billion of investments were reported from January to September 2020. Sectors attracting
investors were the manufacturing, services and primary sectors.
• Selangor received RM7.30 billion approved investments for manufacturing mostly in food
manufacturing, paper products, electronics & electrical (E&E) and chemical production.
E-commerce: Logistic Business
• A 2020 study by Mastercard reported that Malaysia leads other countries in Southeast Asia in mobile /
digital wallet usage at 40% of total population.
• In early April 2020, a few British companies such as Sports Direct International plc, were looking to
expand into South-East Asia.
• In October 2020, Daikin Malaysia Group started to build their Centralised Distribution Hub in Rawang.
Medical And Personal Protective Equipment (PPE) Industry
• The explosive rise of demand for rubber gloves and PPE has contributed a positive outlook for investment
and industrial space.
• Several transactions by rubber glove companies were observed including the expansion of Hartalega’s
facilities in Sepang, and Supermax’s land transaction.
SEREMBAN
• Benefiting from its proximity to Klang Valley and extensive highway accessibility, Nilai is the most vibrant
area for industrial activities in the state.
• Enstek Techpark, Sendayan Techvalley and Nilai Industrial Area are the hotspots for local and
international players.
• The sector is expected to have a prosperous outlook supported by the latest developments of Malaysian
Vision Valley (MVV).
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PENANG
Manufacturing investments remain encouraging in 2020 and is expected to be sustainable over 2021.
Transaction activities are expected to remain active, while prices and rentals remain stable amidst the
pandemic. More purpose-built foreign workers dormitories would be made available in the vicinity of
major industrial parks in Seberang Perai.
Manufacturing Investment to Continue Spurring the Industrial Property Sector
• Penang State continues to attract manufacturing investments mainly from the Machinery & Equipment, Scientific &
Measuring Equipment (including medical devices) and Electrical & Electronics industries.
• According to the latest statistics for 1Q-3Q 2020 released by the Malaysian Investment Development Authority (MIDA),
Penang State recorded an approved manufacturing investment of about RM10.6 billion, of which Foreign Direct
Investment (FDI) was RM8.82 billion.
Active Market to Persist
• The Penang industrial property sector was still relatively active with acquisitions and disposal activities, such as in Valdor
Industrial Estate and Batu Kawan Industrial Park.
• An active market is anticipated to persist as the industrial sector was the least affected as compared to other property
sectors.
Insignificant Change in Prices and Rentals is Expected
• In Penang Development Corporation’s (PDC’s) industrial parks, land values generally remain stable, as PDC have
maintained its selling prices of industrial lands available for sale.
Purpose-Built Worker Dormitories in Major Industrial Parks in Seberang Perai
• More purpose-built worker dormitories are expected to be built as directed by the Human Resources Ministry.
• The first foreign workers dormitory was opened in Bukit Minyak in 2019.
ALOR SETAR
• The performance in major industrial parks such as Kulim Hi-Tech Park, Kawasan Perusahaan Sg Petani (LPK) and Bakar
Arang industrial estate remained stable.
• The first phase of Kedah Rubber City (KRC) and Kedah Science & Technology Park (KSTP) are still in the pipeline.
IPOH
• In upcoming years, the sector will be stable trend, while existing supply matches current market demand.
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ISKANDAR MALAYSIA
The protracted United States and China tension has seen the uptrend of companies relocation to
Southeast Asia specifically Iskandar Malaysia (IM), while demand for data centre facilities will also
rise.
Challenging IM Industrial Sector
• Johor ranked 3rd with a recorded RM3.6 billion of total approved investments for January – June 2020.
• On foreign direct investment, Johor is the 2nd top state after Penang.
• As at 1H 2020, 177 industrial properties worth RM584 million were transacted.
Emergence of New Data Hub
• The 40% completed Microsoft data centre in Kulai is expected to draw interest from Microsoft network companies to
invest in Iskandar Malaysia.
• 745 acres of the Kulai Iskandar Data Exchange (KIDEX) is set to be the second new regional data hub in Malaysia after
Cyberjaya.
Iskandar Malaysia Has Gained Traction Among International Players
• Global EMS provider Enics AG (Enics) has landed its first Southeast Asia manufacturing site in i-Park @ Senai Airport
City.
• In 4Q2020, Axis REIT has acquired three (3) industrial properties located within I-Park @ Indahpura from a related
party, Axis AME IP Sdn Bhd for a total consideration of RM28 million.
Downstream Oil & Gas Market Set To Pick Up Further
• ChemOne Group was scheduled to kick off the construction of the Pengerang Energy Complex (PEC) in 2H 2020.
Industrial Land Sales Slowing Down
• Infrastructure enhancement and well-planned industrial parks in strategic locations and easily accessible to the airport,
seaport and Singapore, are also more sought-after by MNCs.
• Meanwhile, Senai-Kulai with its proximity to the airport and direct access to major expressways has become the home to
the electric and electronics sector.
• Pasir Gudang being the most matured industrial corridor in IM was stable with healthy transaction activity.
BATU PAHAT
• The existing supply in the industrial market of Batu Pahat district is ample to serve current demand, mainly of local Small
and Medium Enterprises (SMEs) of furniture and textile industries.
MELAKA
• German semiconductor giant, Infineon Technologies has pledged to invest RM3.25 billion over 10 years until 2029 in
the Batu Berendam Free Trade Zone.
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SABAH
Reduced activity throughout 2020, however demand of industrial lands and buildings for Small and
Medium Enterprises (SMEs) and logistical usage was maintained.
Contraction in Sub-sales
• Sabah is mainly a primary-based economy driven by the export of commodities. However, Kota Kinabalu as the State
administrative capital, education, business and trade centre, is largely services-based.
• Total volume of sub-sale transactions encompassing vacant industrial plots, terraced, semi-detached and detached
factories / warehouses within Kota Kinabalu-Penampang-Putatan in 3Q 2020 reduced by 30%, and 14% for
transaction value y-o-y.
• Ongoing light industrial projects are mainly located in the northern sector of Kota Kinabalu, along Jalan Tuaran Bypass
and Jalan Tuaran and southern township of Putatan.
LAHAD DATU
• Overall, activities related to industrial properties dropped in 2020.
• Agricultural activities vis-à-vis oil palm is the driving force for industrial property demand in Lahad Datu.
• Logistic activities were envisaged to get an impetus from the operations of the container terminal.
TAWAU
• Most of the demand for industrial properties are 1½-storey terraced, 1½-semi-detached and 1½-storey detached
industrial buildings for light engineering work, storage and SME soft manufacturing for local demand and consumption.
LABUAN
• The drop in demand for industrial properties has also lead to a cut in jobs and outflow of skilled workers.

VOLUME & VALUE OF INDUSTRIAL
TRANSACTIONS IN KOTA KINABALU,
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SARAWAK
The industrial sector remained generally stable for 2020, with a helping hand from the Government’s
PENJANA initiative for Small and Medium Enterprises (SMEs) and 6 -months moratorium on rentals for
all government owned properties.
Affected but Stable
• There were no completions of private industrial projects in 2020.
• Semi-detached units and warehouses remain the popular types with market prices ranging from RM600,000 to over
RM1 million.
• Occupancies and take up rates are generally stable and remain unchanged for 2020, whilst rentals range from
RM0.80 to RM1.20 per square feet for semi-detached units.
• The industrial sector in Kuching which are mainly of SMEs is very much domestic driven.
BINTULU
• The Bintulu industrial sector is mainly driven by large corporations and SMEs. Foreign companies such as Sakura
Ferroalloy and OCIM have large factories in Samalaju Industrial Park.
• Accessibility and distance to the Deepsea Ports (Kidurong Port and Samalaju Port) are major factors affecting buyers’ or
tenants’ choice of industrial properties.
• The recent set up of a petrochemical hub at Tanjung Kidurong with a methanol plant to kick start the project would
further propel Bintulu’s status as a green industrial city.
• Average rental rates hover around RM1.80 per square foot with yields of about 4.5% per annum.
MIRI
• Industrial property rentals in Miri are between RM0.80 and RM1.20 per square foot and yields at 3.0%-3.5%.
• Heavy industries have shifted interest to Bintulu which is being earmarked as Industrial City by year 2025.
• However, the oil and gas industry in Miri is expected to be revived following the welcoming news of Shell consolidating
their Malaysian operations in Miri.
SIBU
• Light industrial services, ship-building and ship repairs drive most of the demand for industrial properties.
• Supply and demand remained stable with rentals of about RM1.20 per square foot and yields of 4%-4.5%.
• Rentals are expected to slightly increase to RM1.30 per square foot for 2021.

Eastern Gateway Industrial Park at Jalan Tun Hussein Onn
Source: WTWY Research
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