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Last year was a tough one for almost all
property sectors. While most experts
believe there should be some recovery
this year, it will depend on the Covid-19
vaccine as well as the performance of
the job market and economy. We ask
local consultants for their views and
what investors and homebuyers should
look out for. See our story on Page 4.
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What to look out
for in the property
Market this year

> 1 . Based on the projected 6.5% to 7.5% economic
= growth for 2021, we expect the property market to record
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1f borders reopen, we foresee pent-up demand in the hos-
pitality sector. The reduced supply of hospitality properties,
attributed to the closure of hotels/resorts/Airbnb properties
during the Movement Control Order (MCO) period, augurs
well for the existing hospitality properties.
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countries. This will help the global economic recovery and,
ulti ly, benefit the Malaysian economy and property
market — provided that the country’s political quagmire
does not worsen.

The sluggish property market has resulted in property
developers nﬁermg discounts, rebates, freebies and easy

We foreseea spﬂ(zm P when the i
moratorium is unless fi ial assi ntin-
ues to be provided to the affected groups. of busi
activities: may take time while loem repaymt obllg}muns
will be immediate if the moratorium i

to boost sales. In the secondary market,
owners have now become more realisticin their price expec-
tations. 'l‘hm has created an attractive climate for investors
andh

With the price correction and various incentives offered,
I think it is a good time for home seekers to buy properties
for owner-occupation. With the increasing prospect of ef-
fective Covid-19 vaccines in 2021, investors who look for re-
curring rental income should focus on prime commercial
and industrial properties, which can generate good and
sustainable rental income.

Many prime properties may be available for sale under
the current market conditions. We anticipate businesses to
recover once the risk of Covid-19 is fully contained, There
is good prospect the rental yield will increase when the
ECONOmYy recovers.

Covid-19 is a major “reset” for the country’s economy.
The new normal has changed the Malaysian way of life
and created both opportunities and hardship for people
and panies. This outbreak has also d the lack of
a social safety net (for individuals and companies) and the
vulnerability of the country's economy.

To expedite the recovery in the property market, the
Covid-19 outbreak needs to be contained to instil confi-
dence for tospend and toexpand to
the pre-Covid-19 level. Reopening international borders is
imperative for certain property sectors, namely hospitality,
retail and, to a certain extent, the industrial property sector.
This is also imperative to reactivate commercial activities
at the Iskandar Malaysia region, which relies heavily on
visitors from Singapore.

yers,who never had such opportunities when
the mupmymurlmnﬁshu:a few years ago, Developers have
also been refocusing their attention on building affordable

Homebuyers and investors can also take advantage of
measures announced by the government and Bank Negara
Malaysia such as low interest rates, stamp duty exemption
and the removal of the 70% loan limit for the third prop-
erty. Throughout the MCO, there were a lot of offloadings,
especially in the residential sector. Globally, investors can
look into countries with good handling of the pandemic
and saf of their economy.

Lessons learnt during the pandemic include industry
players having to moderate their appetite in taking risks, at
least in the short term, as some are experiencing the con-
sequences ol‘ earlier nsk—tnkm,g decisions.

homes priced below RM500,000, resulting inan in
such offerings to investors and homebuyers.

What can be done to expedite the recovery in the property
market? Developers have learnt that they need to innovate
and not rely solely on the uadmona] ways of markehns
their projects. They have ad | new digital tech

ine marketing platft

switched to and reduced over-re-
liance on traditional onsite marketing activities. The gov-
ernment has introduced measures under the Penjana and
Prihatin economic recovery programmes as well as Budget
2021 to help the property market.

However, more needs to be done to expedite the recovery
of the market, such as extendm,g l:hesm.mp duty waiver to
the secondary marke!

the potential of resilient sectors, such as
data centres, is being recognised further. JLL has received
increasing interest, both locally and internationally, espe-
cially from Japan, for data centres, particularly during the
conditional MCO (CMCO).

In the short term, we expect the property market to
recover following an economic recovery, as people are
struggling to maintain their livelihood. Welfare and fiscal
assistance in Budget 2021 can improve this situation. In
the medium to long term, the property market will need
to adapt to the new norms, be it in new supply develop-
ment or in its operation.

ily to lower house pm:es and abohsh!ng the Real Propen:v
Gains Tax (RPGT) for disposals after five years of ownership,

JLL Property Services {M) Sdn Bhd country head
YYLau

While the Ministry of International Trade and Industry is
forecasting a slow U-shaped economic recovery, the real es-
tate market is expected to experience an even more gradual
recovery. The Malaysian economy is projected to contract in
2020 at 3.5% to 6%, and the road to recovery may only start
in 2021, hopefully, with the

Henry Butcher Malaysia COO

Tang Chee Meng

The first half of 2020 was very challenging for the property
market as the MCO imposed from March to May brought a
halt to all physical property sales activities. Although the
residential market picked
up after the MCO was eased
in June, there was a drop
in the volume and value of
transactions last year.

The retail sector has been
badly affected as shoppers
stayed away and this result-
ed ina decline in the overall
occupancy rate of malls. The
office sector also recorded a
decline in occupancy rate
owing to reduced demand
as a result of companies de-
ferring expansion plans,adopting work from home (WFH)
practices, retrenching staff or closing down. The industri-
al sector also saw a reduction in the volume and value of
transactions owing to lower demand caused by a global
economic slowdown.

We expect the property market to recover at the earli-
est in 2H2021, especially if a vaccine for Covid-19 becomes
available. We expect, with the change of administration
in the US, that there will be more certainty in US policies,
which will be beneficial toworld trade and relations between

help of Budget 2021.

The property market is
still seeing overhang or over-
supply in multiple sectors.
About 31,000 residential
units and 29,000 commercial
units (including serviced
apartments) have been re-
corded to be overhang thus
far. Office buildings in gen-
eral are also seeing a decline
in occupancy. Although re-
covery will come, we should
not expect it to be so soon.

Dppnrmnmesl!e in understandmg the evolving market.
With comg ing their to WFH or remots
ly, buyers' criteria for choosing houses will be different —
central locations may be less important, a larger unit size
is preferred to allow for work space, and the provision of
high-speed internet is essential.

As noted in JLL's Budget 2021 highlight, a significant
portion of the budget allocation can further benefit the in-
dustrial sector,which has already been observed to be the
silver lining. This includes the RM1 billion allocation to en-
courage mvesmmu in high technology, high value- sdd:d
and activityin the P
electrical and ekctmni.cs sectors in Batu Kawan lndustrl.a]
Park, Penang,and Kulim, Kedah, as well as non-fiscal initia-
tives such as the increment of sales value limit from 10% to
40% for activities at free trade zones and bonded warehouses,

KGV International Property Consultants

executive director Samuel Tan

Covid-19 will continue to remain a threat to business and
consumer confidence this year,unless an effective vaccine is
available. 1f a vaccine is con-
firmed, the property market
is likely to see a rebound in
2H2021. However, the mar-
ket recovery will be uneven,
with the landed residential
segment expected to take
the lead and properties in fa-
voured areas priced between
RM300,000 and RM700,000
to see better response.

Meanwhile, the current
climate is good for homebuy-
ersas itisa buyer's market.
Borrowing rates are at an all-time low, developers are more
willing to sell at a lower profit margin for better cash flow,
and there are many keen sellers in the market who are ready
to negotiate a deal. The government has also introduced
various incentives, such as the HOC and other stimulus
packages, to encourage property purchase, especially for
first-time homebuyers.

For investors, it is a good time to buy good-grade prop-
erties that can give high yields when the market recovers.
For those who can afford the time, there will also be some
good picks in the auction market.

One of the lessons learnt from this pandemic is sustain-
ability. As property investment is a long-term venture, it is
important not to be over-geared and to ensure that there
is sufficient reserve to tide you over dry spells.

Another lesson is affordability — the art of not investing
more than what one can afford no matter how attractive
the future may be perceived to be. Any risks taken must be
calculated and not accidental.

For property market recovery, all stakeholders, including
the government and private sectors, must ensure supply
matches demand, and the cost of development is brought
to a reasonable level. There must also be more transpar-

CONTINUES NEXT PAGE
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ency in property pricings so that the banking system will
not be misled.

Developers should ensure all residential developments
are WiFi-enabled and conducive to working from home.The
blurring of boundaries between office and home, office de-
centralisation and the dmmmzum ol’ a{ﬁces in urban cen-
tres will gradually evolve. P pers, buyers and

‘The most important lesson learnt in this pandemic is
to be technologically prepared and advanced. Secondly, to
ensure that one is not over-geared and has a reasonable
buffer if the market goes south. Having such cash reserves
will also enable an investor to jump into a rising sector
during a pandemic.

The most important thing to expedite a recovery is a
government that extends relief and ¥

tenants would have to embrace these new ch.ang&ﬁ

attract successful bidders after several rounds of auctions,
will see their reserve prices reduced substantially. However,
one should not be motivated by price alone. Before making
any decision to invest,always consult your estate agent for
professional advice.
The pandemic has changed the way we live and work, bring-

mgabouta new set of challenges, risks and opportunities. It
us that real estate is never a short-term investment.

incentives to the economy. For the current property mar-
ket, exemption in taxes such as RPGT and stamp duty and

Knight Frank Malaysia managing director
Sarkunan Subramaniam

Last year,the retail and hospitality sectors were badly affected,
followed by residential, where interest in the pnmx.wmarkel
prevailed, and the office sector,whose market was i

ding it across the board will certainly bring some re-
covery to the market. The loan moratorium, the easing of
interest rates and other reliefs extended by the government
will certainly help cushion the blow due to Covid-19, and
sustain and lead the market to recovery.

Do not speculate as it is risky. Market research is essential.

mexpesdme the recovery in Lhepmpertymx:ket the gov-
ernment and developers must take i to curb
over-| hru:ldmg of properties that are not in demand.The HOC
2020 is laudable in boosting demand. Perhaps, the govern-
ment can consider extending it to cover selected properties
in the secondary market.

to a certain extent by the
growth of the technology,
pharmaceutical and e-com-
merce sectors. The logistics
sector and certain industri-
al segments fared very well
owing to the e-commerce,
pharmaceutical and tech-
nology sectors. For instance,
the semiconductor market
saw demand as its compo-
nent is needed in many tech
gadgets.

The 2021 property market is very much dependent on the
state of the economy. The current slew of job losses, salary
cuts and the lifting of the loan moratorium will certainly
impact the market, especially the residential sector. The
desire to conserve cash will limit transactions.

The office market, facing an oversupply situation, will be
subject to downward rental pressure. However, the growth
of the technology, pharmaceutical and e-commerce sectors
may bring some relief to this market.

1f there is a vaccine for Covid-19, the retail and tourism
markets will see a recovery as people will want to satisfy
their pent-up demand for shopping and travelling. Other-
wise, this sector will remain in the doldrums. The industri-
al and logistics sectors will continue to see steady growth.
However, growth may taper as demand is fulfilled.

As for homebuyers with cash, the opportunity lies in
the secondary market, especially distressed assets, and in
the primary market, bytahngad\rmta,ge of developers' in-

Landserve Sdn Bhd managing director

Chen King Hoaw

After years of decline and consolidation, the domestic prop-
erty market saw a recovery in 2019. However, the Covid-19

LaurelCap Sdn Bhd executive director

Stanley Toh

The property market has been generally subdued because
of the Covid-19 pandemic, which resulted in poor market

pandemic,which struck the sentiment. Nevertheless, the government’s initiative to ex-
country in February 2020, tend the HOC has given a
drove the property market boost to the domestic mar-
back on its downward trend. ket. Developers were able
Fortunately, the government to clear stock and purchas-

was quick in bringing back
the HOC, which took effect
from June 1,2020,and ends
on May 31,2021, That helped
boost the property market.

Generally, the property
market’s performance in
2021 depends heavily on

ers had the opportunity to
own their dream homes at
a discount, together with
other benefits such as full
stamp duty exemption of
up to RM1 million, partial
stamp duty exemption of
up to RM2.5 million, stamp

the country’s economy. Political uncertainty i to
plague the country while the government is fighting to con-
tain Covid-19. If this situation is prolonged, more business
closures and job cuts can be expected, which will weaken
the economy. Under such circumstances, recovery in the
property market is unlikely this year.

However, if the pandemic is well contained or no longer
a threat and our nation’s economy improves in 2021, un-
derpinned by political stability, rising oil and commodity
prices, public spending to pump-prime the economy, job
opportunities and so on, then some form of recovery in the
propertvmarketcmbeexpﬂ:ted in 2H2021 or 2022,

centives or ‘The same applies to assets,
whl.ch may have repositianmg opportunities or locational

Sale and k opportunities, especially in
the mdumlsecwr are a good consideration for investors
with cash backing.

can take advantage of the discount on sale
pn{:e and incentives under the HOC 2020, which mean
huge savings. Interest rates for housing loans are also at
a record low.

In addition, investors can look out for properties that
are put up for auction as such properties, which failed to

ption on instru-
ment of securing a loan of
up to RM2.5 million and 10% house discount for properties
registered under the scheme.

In addition, Bank Negara’s decision to cut the overnight
policy rate (OPR), leading to a reduction in interest rates,
also helped the property market.

In the secondary market, we saw a few fire sales during the
MCO period (between April and June 2020) in some prominent
areas such as Desa ParkCity, Damansara Heights and Taman
Tun Dr Ismail. Nevertheless, in 302020 and 402020, asking
prices of these areas reverted back to pre-Covid-19 levels.

We observed that during this pandemic, many people in-
vested in the stock market, hence the surge in retail inves-
mﬂ.muepeuple‘uiﬂemnnmllymhmltwhenthemid—m
vaccine starts to be rolled out and is effective. With cash,
they are most ]zke]gr to mvest hack in the property market.
The property market gates the mumr\rs econ-
omy,and the effects will onhrbe visible six to nine months
down the road. with the vaccine due to hit the market in
1Q2021 or 202021, we envisage that the property market will

al property
mmmma»mﬂ.mmmm
mmmmhwmm
transactions. g the MCO period. For
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Metro Homes Realty Bhd executive director

See Kok Loong

The year 2020 has been a chnllen,gmg one for the pruper
ty market owing to the pand A high ur

rate, retrenchments and the
closing of businesses are ex-
pected to continue until ear-
ly 2021. Buyer sentiment is
low except in mature areas
such as Bangsar, Damansara
and Desa ParkCity, where
purchasers snap up deals
when prices drop 10%, and
sellers are more willing to
take up the offer due to the
uncertainty. The only good
news for the property mar-
ket is the record-low interest
rate and the six-month loan moratorium.

My opinion of the market in 2021 is that it will contin-
ue its downward trend as the overall economy is not doing
well and there is a lack of a stimulus package by the govern-
ment to push recovery. I expect low transaction volume for
2021 as people will not commit to big-ticket items during
a recession. For first-time h t ,the d
of transfer (MOT) stamp duty waiver s unnl 2025 based on
Budget 2021, s0 they don't need to rush to buy now.

A lot of good buys will appear in 2H2021, as we foresee a
lot more foreclosures by banks, mainly based on the num-
ber of applicants asking for further financial aid after the

ium, which is d 500,000 cases. Coupled with
the high household debt of around 86% of GDF, the fore-
closures will surface in 2H2021 if the overall economy does
not recover by then.

Homebuyers will have the opportunity to choose their
choice units from mid-2021 as more units will be available
for sale then. For investors, certain prime shopoffices will be
up for sale at a reasonable price in 2021. For example, during
the 1997 recession, shopoffices in Jalan $§ 21/39, Damansara
Utama,were sold at RM400,000 compared with the average
price of RM1 million in 1995 and 1996.

For businesses, lessons learnt from the pandemic are
always have low gearing and be asset-light. A government
policv that is business-friendly and open to foreign invest-
ment is needed to enable the recovery of the property mar-
ket. For ple, for local b cut the red tape of
doing business and encourage Malaysians to innovate and
compete since we are part of the Regional Comprehensive
Economic Partnership (RCEP), and encourage other coun-
tries like China,Japan and South Korea to set up bases here
to boost the market.

Nawawl Tie Leung Sdn Bhd managing director
Eddy Wong

The residential property market saw a sharp decline in
1H2020, largely owing to the lockdown as a result of Cov-
id-19. The ratio of loan approvals to loan applications fcr
the purchase of residential property declined from 44.1

in January 2020 to 24.6% in June 2020.

The residential overhang, defined as unsold

1f “unsold under construction” properties and “unsold
not constructed” properties are included in the overhang
numbers, there will be a grand total of 120,433 units of un-
sold properties, indicating that the oversupply situation is
quite serious.

In response to Covid-19, the government announced
stamp duty exemption for the purchase of properties be-
tween RM300,000 and RM2.5 million under the HOC and
RPGT ption for the disposal of residential properties.
In addition, the 70% financing limit applicable for the third
housing loan onwards for property valued at RM600,000
and above was lifted. Despite all the initiatives, the num-

ber of transactions for 2020 is expected to remain subdued.

The market is expected to remain challenging in 2021 in
view of the weak sentiment amid the economic shocks re-
sulting from Covid-19.While GDP growth for 2021 is projected
to recover to between 6.5%
and 7.5%,concerns about job
security and the overall af-
fordability and availability of
housing loans will continue
to affect demand.

The residential proper-
ty market may take a while
longer before it improves
and any recovery is likely to
be fragile. This is an excel-
lent opportunity for those
looking to buy properties,
especially if buying for own stay, as it is a buyer's market
and there are many incentives and freebies being offered
by developers in addition to the stamp duty waiver under
the HOC. Investors should remember to do their homework
and seize this once-in-a-lifetime opportunity to pick upa
choice property.

It is good to adopt a longer-term view of the market,and
if you do not already own a property, this is the perfect time
to start looking for one. A down market is the best time to
buy properties as the market will eventually recover. Look
for properties with good accessibility to amenities, that
are well connected and located in a great neighbourhood.
Prices are very attractive in today's price-sensitive market.

This pandemic has prompted us to review our current
ideas about the design of residential homes and how space

1 g needs to accommod WFH (and study from
horne) in the new normal.

The recovery of the property market is dependent on not
just the development of a vaccine but also the availability

The prolonged pandemic and the economic slowdown
owing to the various phases of MCO amid a resurgence in
cases are likely to continue
to affect the investment cli-
mate,businesses and market
sentiment, particularly the
tourism and retail sectors.

Residential property pric-
es are expected to remain
stagnant owing to lower in-
terest rates,with buyers par-
ticipating in projects under
the HOC. Amid heightened
competition and a challeng-
ing market environment, de-
velopers are expected to review their pricing and marketing
strategies to boost sales. Developers with large land banks
will continue to focus on terraced homes and the afforda-
ble segment to drive sales. We expect to see a correction in
pricing in the high-end segment.

Both investors and homeb hould look at established
locations and popular suburbs that provide affordable to
mid-range pricing and mixed-use developments with con-
nectivity to ongoing transport rail lines such as LRT Line 3
and MRT Line 2, which will enable them to enjoy both good
returns and capital appreciation over time.

Technology and internet facilities (accessibility/connec-
tivity) are playing crucial roles dunns the prolon.ged lock-
downs. The pandemic has 1 tec y trends
such as d:.g:tal pa\rments Zoom meetmgs,cn]me shnppmg,
distance learning and devel "virtual |

To stimulate the property market, we hope the govern-
ment can consider raising the maximum loan tenure to 40
years to reduce monthly instalment payments; increasing
the loan margin to 10:90 or 100% loan; and lowering the in-
itial borrowing rate for a fixed term and thereafter to revert
to the prevailing market interest rate. For instance, fix the
interest rate at between 2.8% and 3% in the first five years
and thereafter to the market interest rate.

Furthermore, increase the margin of withdrawal from
EPF Account 2; extend the waiver of RPGT across all proper-
ty sectors; and extend the HOC incentives to the secondary
market — a waiver on stamp duty for properties up to RM1
million on the instrument of transfer for the purchase of
residential properties and for financing agreements in or-
der to boost the secondary market.

of the vaccine to the general population. Hopefully, in the
interim period, we are all able to behave responsibly so that
there will not be another lockdown and economic activities
can fully resume as soon as possible. It is only when con-
fidence returns that the property market is able to recover
from this downturn.

PA International Property Consultants (KL)
managing director Jerome Hoﬂg
Overall, the

PPC International Sdn Bhd managing director

Datuk Siders Sittampalam

Between March and June 2020, the market was at a standstill.
Transactions were very few in numbers. In terms of volume
of transactions, there were very few except for large industrial
pmpermSubeequenﬂv,
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Rahim & Co International Sdn Bhd director of research
Sulaiman Saheh

At the national level, in all major sectors, both volume and
valueofmnsacﬂomdechnedm 1H2020.0ffice and retail oc-

With regard to the al i have
to consciously undertake the restructuring of problematic
loans where borrowers are having difficulties in servicing
them or alternatively require interest-only payment instead
of the principal for the year 2021. This is to avoid loans going
bad in a large way and reduce the high volume of auction
properties placed in the market, dragging the market down
with excess supply. Also, compliance cost has to be looked
into to reduce the cost of developments. Concerted efforts
must be made by the federal and state g

cupancy ratesalsod ps and offices were closed,

as were the tourism and hotel sectors, which were the first

to be hit by the pandemic. =
withthereopeningofthe (U1

economy during the Recov- Y

ery MCO in 2H2020, market
sentiment improved, with
the Malaysian Institute of
Economic Research's(MIER)
Ci i Index

Homebuyers may see more affordable homes being
built, and this would correct the mismatch between de-
mand and supply to a large extent, although this may not
be the solution to the current overhang in the market. The
pricing of new properties in the market will reflect market
fundamentals, with rebates, freebies and i bearing

seeing a rebound in 202020
but it has yet to reach the
optimism threshold.
There was also a boost in
bnslmss conﬁdencr wuh

schemes diminishing in new launches.

During this period, there have been good properties
placed on the market such as landed properties in good
residential areas. It will perhaps take another year or two
for the property market to see an ing, for le, the

dani in exportmders which Itepk
the labour market's concerns about

‘We expect a gradual recovery in the property market as the
pace of recovery in the country and world gains momentum.
Currently, the market's focus is to increase homeownership,
especially for first-time homebuyers and the more vulner-
able groups. With stamp duty and RPGT exemptions and a
low interest rate environment, interest in the msldenml

2 will i but the question her it
will outweigh concerns about income levels, house prices,
loan c.l.igi‘bi.llt\r and aﬁardabil.ity.

ities for ine homeb

unha espemuymtlmcunm supportive environ-
ment.The benefits of owning one’s dream home — by either
purchasing from the primary market for a new unit or from
the secondary market in a mature estate — could be worth
it, especially in a market with potentially good bargains.

Investors are alao gearins up f fur the expected bargain

and newer de-
velopments near Iu mnsporl hubs. While purchasing for
one’s own use is fine for almost any type of property that
meets the needs of the individual, investment properties
are more susceptible to market dynamics, as competition
is keen and substitutes or alternatives may be abundant.

Although the Covid-19 factor is a black swan event, issues
such as high house prices, property overhang and oversup-
ply situations can be better avoided at the earlier stages of
a project’s decision-making.

A proper and independently conducted feasibility study
should be made before embarking on any project, and this
could apply to the local authorities or project financier,who
holds significant influence on the project's progress. Ap-
provals by the authorities should be conditional on timely
implementation, with strict controls over extensions,

Consequently, we hope that with more liguidity, high-
er disposable income and job and income assurances, the
property market could get a boost post-pandemic. While
many can come up with their wish list for more stimulus
injections, the gwemment has to declde on the best-bal-
muedaﬂnﬂum accordi 7 priorities,which
isa h task by any

Ralne & Horne International Zakl + Partners Sdn Bhd
senlor partner Geh
The number of residential p jons in Mal
for 1H2020 declined about 30%.The number of transactions
dropped from 168,482 units worth RM72.88 billion in 2H2019
to 115,476 units worth RM46.94 billion in 1H2020 — the low-
est number recorded in a half-year between 2014 and 2020.
The number of transac-
tions in the primary market
was at an all-time low in
1H2020, with 14,789 trans-
actions valued at RM5.59
billion compared with
20,300 transactions valued
at RM&.07 billion in 2H2019,
The secondary market

income security at bay temporarily. .All:hotlgh mu\mnent
in the property sector is stickier, the steady improvement
in sentiment and the reportedly better-than-expected

residential schemes in Greater lu..Also,tmvsecmr of the
economy has been affected.

‘What are the lessons learnt so far? Perhaps more mar-
ket studies have to be done, and also policies lmplemmted

bers in loan servicing post-moratorium could revive
the market, which currently favours buyers through the
slew of benefits from the reintroduction of the HOC, re-
laxed LTV (loan-to-value) ratio, RPGT exemption and low
interest rate environment.

in order for planners to ensure that for every
approved, there is sufficient justification for mnwms for-
ward,we hope the market will be more rational — that there
is gradual and organic growth rather than a sudden appre-
ciation in the markgt and is sustainable for a long period.
ion of affordable homes has to be
redefined. We fail to ask, affordable to whom? Affordable
should be measured against income levels and the repay-
ment capacity of buyers. High-end or highly priced proper-
ties appeared to be more sensitive to the pandemic and the
kening of the Landed residential properties,
especially terraced houses.appelnd to be resilient to eco-
nomic crises and the pandemic.

there are concerns about the sustainability of
which was affected with the second and third
waves of the pandemic, leading to the reimposition of the
stricter CMCO in a number of areas, including the Klang Valley.
Although several incentives were introduced by the gov-
ernment to boost the economy, the property sector does not
just rely on domestic drivers but also foreigners’ participa-
tion and international markets.

1 adrop, from 89,064
transactions at RM29.68
billion in 2H2019 to 60,529
transactions at RM20.03 bil-
lion in 1H2020. The secondary market made up the bulk —
about 80% — of the total transactions in 1H2020.

Meanwhile, the number of transactions in the commer-
cial sector for 1H2020 dropped to only 8,118 units valued at
RM8.51 billion, almost 35% of the transactions in 2H2019.

Only 1,980 transactions valued at RM5.41 billion were
recorded for industrial properties in 1H2020, a decline of

40% compared with 3,123 tr valued at RM7.83
billion in 2H2019.
The 2021 market is expected to fare better owing to better

control of the Covid-19 pandemic and stricter social distanc-
ing pmcum w}uchwﬂlu]luwhnsinnsses to be conducted
nor ions above 2020 levels.

While the allocation for Budget 2021 was huge, provisi

ide ial properties in horspo!s along with transport

that directly boost the property sector were rather 1
This is understandably so, as the focus was to strengthen
the roots of the economy rather than treating the superfi-
cial , for a more inable and solid growth of
:hemarllﬂa&ll{ge by focusing on expenditures with high
multiplier effects.

hubs, will in their value. We also do not foresee the
widespnad auction ol‘ homes.

ies for andl b in the cur-
r!ntd.lmmvdllrmlh from the change of preference from
high- to low-density living, thus, suburban and semi-ru-
ral settings are trendy. Lessons learnt from the pandemic
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include the importance of having a long-term economic
recovery plan to ensure sustainable economic growth and
increase investor confidence.

We believe the government had given exceptionally
strong support to the property market in 102020 and Budget
2021, which will promote the rakyat’s well-being, business
continuity and economic resilience.

Savills Malaysia 5dn Bhd managing director

Datuk Paul Khong

Local political and global geopolitical uncertainties made
2020 a tough year. , the loan ium and the
Penjana and Prihatin stimulus packages were helpful in
shoring up the market in Malaysia until the end of 2020 and
partially into 2021,

Though we were im-
pacted by these events, the
markets were given a fair
chance to recover.The mar-
kets closed relatively flat at
end-2020 with Budget 2021
having little impact on them
and with no major move-
ments.

The property market will
remain challenging in 2021,
especially with the easing
of the government’s stimulus programmes. We expect the
property market to struggle through this period, with more
foreclosure auctions surfacing owing to the current econom-
ic headwinds and the dwindling job market.

The residential market is anticipated to remain subdued.

While the reintroduction of the HOC 2020 has encouraged
home purchases, the risk of financial instability has made
buyers re-evaluate their purchase decisions.

In the commercial sector, retail and hospitality were
among the most impacted sectors owing to th
As the economy gradually reopened in 3Q2020 with cases
under control, the better malls saw an increase of 80% to
90% in footfall. The same trend was observed in the hospi-
tality sector, as people had started to travel domestically
since then. However, the rising number of Covid-19 cases
in 402020 led to CMCO being reimposed in Greater KL and
various locations,and as a result, these sectors’ recovery was
again affected for the rest of the year.

Meanwhile, investors and homebuyers will see some
bargains coming as the markets adjust back with a reality
check post-moratorium. It is a good time to buy, especially
when the market is on a downward trend and asking prices
for residential properties are well discounted.

Developers will continue to offer better bargains in the
primary market to attract sales. With the easy entry owmg

to low deposit p and free duties for
and loans and freebies, thmoffennssmgemug interest-
ing and worth considering. Now is the time to “buy low, sell

high”. As such, it is important for purchasers to have cash
flow to hold investments in the short to medium term to
reap the actual benefits.

e pandemic.

The pandemic has also accelerated growth in the tech-
nology and healthcare sectors, which led to the demand
for industrial, logistics and data centres. Logistics and data
centres have boomed owing to changes in online shopping
patternsand the shift in the shopping paradigm, thus increas-
ing the need for cloud and physical product storage spaces.

The property market has ined resilient th t

redesign the layout of houses to ac date WFH f

‘With the availability of the Covid-19 vaccine and the re-
covery of the global and Malaysian economy, business and
consumer confidence will return to the property market
and it is expected to recover by end-2021.

out the pandemic, being a stable investment. Real estate
is a long-term investment and value will not fall off a cliff
in most circumstances, but is subject to further yield com-
pression in the short term. The road to recovery moving into
2021 is still an uphill journey during this uncertain period.
Ultimately, we hope the vaccine will soon be available for
all sectors to get back on track in the new normal.

VPC Alliance (KL) Sdn Bhd managing director

James Wong

The office, retail and hotel/leisure sub-sectors were the most
affected in 2020.The difficult operating environment owing
to the pandemic and resulting business closures affected
the occupancy rates and rents of these sectors.

The MCO and CMCO also negatively impacted the prop-
erty market. The loss of consumer confidence, salary cuts
and unemployment led toa
cautious market sentiment,
which caused buyers to de-
lay their decision on pur-
chasing a property despite
the reintroduction of the
HOC 2020 and attractive
home loan rates.

Apart from that, the soft
property market in 2020 was
also affected by political in-
stability and external factors
such as the US-China trade
war, disruption of the global supply chain and negative
growth in major world economies. Additionally, oversupply
is expected to build up in 2020 and beyond.

With the recovery of the global and Malaysian economy,
Bank Negara has projected for a GDP growth of 6.5% to 7.5%
for 2021, and this should lead to a gradual recovery of the
property market this year.

Mea.uwh]le more than 53.2% of property overhang is in
the cond, partment,serviced apartment and SoHo
categories, thus their prices are expected to further decrease
in 2021, providing buying opportunities.

With the stamp duty exemption announced in Budget
2021, there will be buying UppOTtﬂJ]lD.ESfDT]}IDpETUES priced

Zerin Properties managing director and CEQ
Previndran Singhe

The residential market saw a reduction in overhang volume
with 29,698 units (RM18.91 billion) in 1Q2020,compared with
32,936 units (RM19.96 billion) in 102019.0verall, Johor retained
the highest number and val-
ue of overhang in the coun-
try, in which high-rise res-
idential properties formed
the bulk of the overhang.
To increase homeownership
and reduce the inventory of
unsold houses,the HOC 2020
was reintroduced and RPGT
exemption was granted.

As for the retail market,
it saw a negative growth of
11.4% year on year in re-
tail sales in 1Q2020. Many
construction plans and openings of malls were delayed
owing to the Covid-19 pandemic and implementation of
MCO. Retailers sought rental assistance from landlords,
either in the form of rental relief or deferment. This was,
however, expected to be a trade-off between extension of
leases and rebased rents.

Nonetheless, the retail sector gradually recovered in
302020 owing to pent-up demand, which saw a 149% surge
in online sales during the first five months of 2020. Malay-
sian retailers have started to prioritise digital platforms to
stay relevant in the new normal.

Landlords and retailers are also looking at omnichannel
retailing to integrate both the offline and online experi-
ence for shoppers.Additionally, the pandemic has provided
an opportunity to experiment with new business models
such as dark kitchens, platform-based communities and
subscription models.

Meanwhile, we expect to see more moderate purchasing
by investors, but investment appetite will remain healthy
and will improve in 2021. We also anticipate 2H2021 to be a
measure or benchmark of the tipping point in the market.
Flexible office spaces, sustainable developments, assets
with stable income and those offering better capital value
growth will be the main focus for investors and homebuyers.

RM500,000 and below, especially for first-time h 5. C quently, a clear ¢ lication strategy by the
There will also be more auction properties for dlsnenung Real Estate and Housing Developers’ Association (Rehda)
buyers in the coming months. Malaysia and the powers that be, on real estate as a secure

The lessons learnt from the pandemic include the new
norms of WFH and social distancing practices.Technology
will play an important role, including in marketing tech-
niques and online purchases. Developers may also have to

investment class and a growth opportunity should be craft-
ed and implemented to boost thepmpertymrket.‘l‘h:sw:l]
ultimately push Malaysia to be a regi

ogy hub, wellness destination and distribution | hub while

pursuing sustainability and liveability in Lhiswmdﬂful
country of ours.
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