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Foreword
As the number 1 property portal in Malaysia, iProperty.com.my garners millions of visits each month. These
real-time behaviours indicate where Malaysia’s residential rental demand (consumers’ visits to the site) is, in
comparison to property supply (residential property rental listings on the site).
The iProperty.com.my Portal Demand Analytics aims to provide a macro view of current rental demand trends in
the Malaysian residential market at a national level and for the top states based on user visits and property rental
listing data on iProperty.com.my.
Growth in rental demand would prove favourable from a landlord standpoint, as user visits increase and/or rental
listing supply decrease. This means there would either be more potential tenants coming into the market or there
is less competition among current property landlords. On the flip side, a decrease in rental demand would benefit the tenants, leaning the market to their favour.
In this publication, we analysed the visits over our rental listings for the first half of 2020 where the demand
growth trends are in comparison to the first half of 2019. The demand data presented in this publication is a
representation of consumer sentiments. Some visits might have been for research purposes, and other times it
may have purely been an aspiration to stay in certain areas.
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De�initions
Unique Visit

: Based on Google Analytics tracking of unique visitors, with multiple visits by one
visitor are counted as one unique visit

Active Property Listing

: Property listings on iProperty.com.my that were active for at least one day and had
a minimum of 1 view

Property Demand

: The number of unique visits over the number of active property listings

Organic / Direct Traffic

: Based on Google Analytics tracking, organic and direct traffics are not obtained
through paid services or from other sites

Median Asking Rental

: The median (asking) rental data is obtained from iProperty.com.my property listing database and does not reflect actual rental prices which are eventually agreed upon. Only
monthly rents within the evaluation period (July 2019 to December 2019) are used to
determine the median for each property project. For the purpose of this analytics, whenever "rental" is mentioned, it is automatically referred to as "Asking Rental".

How was this calculated?
Demand

=

YoY Demand % Change

=

Median Rental Yield

=

Total # of unique visits
Total # of active property listings

H1 2020 Demand – H1 2019 Demand
H1 2019 Demand

{

Median Asking Rent

H2 2019, Project n

Median Transaction Price

H2 2019, Project n

}

N
th term ,
2

N = 1, ... ... n

Considerations
• Only areas with more than 350 listings were selected to negate the effects of any spikes.
• Unique visits were used to prevent a single user from distorting the demand figures through multiple visits.
• In cases where a single user visits multiple areas, the visit is equally weighted across the various areas and
building types to maintain the uniqueness of the user.
• All visits used in this report are organic and direct traffics only.
• Median rental yield was calculated by taking the median of all rental yields by projects in a given area or by
projects within the same property type.

Data sources
Data Type

Source

Review Period

Median Transaction Price

Brickz.my/JPPH

July 2019 to December 2019

Median Asking Rent

iProperty.com.my

July 2019 to December 2019

Property Demand

iProperty.com.my

January to June 2020
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National Overview
Global pandemic contributed to demand decline
The H1 2020 national demand for rental
property declined by -5.6% amid the
global COVID-19 outbreak. The national
lockdown which was enforced in
mid-March
2020
brought
various
economic activities to a grinding halt –
including property viewings - due to
various restrictions.

Organic rental visits on portal
CMCO

MCO

RMCO

Week 16
of MCO

+25%

-50%

Chinese New Year

7/6/2020

6/29/2020

6/22/2020

6/15/2020

6/8/2020

6/1/2020

5/25/2020

5/18/2020

5/11/2020

5/4/2020

4/27/2020

4/20/2020

4/13/2020

4/6/2020

3/30/2020

3/23/2020

3/16/2020

3/9/2020

3/2/2020

2/24/2020

2/17/2020

2/10/2020

2/3/2020

1/27/2020

1/20/2020

1/13/2020

Moving forward, big purchases such as
property will likely be pushed back as
consumers may limit spending to only
essential items to ensure financial
sustainability. On the bright side, the
rental market may benefit from this
situation as housing is still considered a
necessity for most people.

Week ending

The transition from the Movement
Control Order (MCO) to the Conditional
MCO (CMCO) followed by the Recovery
MCO (RMCO) has allowed for a gradual
economic and social recovery. This
observation is supported by the recovery
in property interest during the CMCO
phase when the government relaxed
various mobility restrictions. We began
to see an increase in rental visits and
listings on iProperty.com.my as property
viewings were permitted again.

Total Weekly Organic Visits Rental

52 week average before MCO announcement

Organic rental visits initially dropped
by -50%, it has now surpassed the
52-week average by +25%

One month into the RMCO and by the end of the first week of July, organic searches for rental property listings saw an
upward recovery of +25%. This growth is comparable to the 52-week pre-MCO average, allowing us to analyse our
recovery using a one-year pre-MCO benchmark.
The upward movement towards the end of H1 2020 dampened the initial effects of the pandemic and contributed
towards a lower overall decline of -5.6%.
In H1 2020, lower-priced high-rise properties recorded a higher rental yield of above +4% compared to landed
properties. Condominiums and serviced residences recorded rental yields of +4.17% and +4.03% respectively while
terrace houses recorded +3.43% yield. On the other hand, condominiums was the most popular property type among
consumers within the four major capital cities Kuala Lumpur (KL), Selangor, Penang and Johor. Eventhough
condominiums recorded a year-on-year decline in demand, it is still the most in-demand rental property, in terms of
visits volume.
Alongside the steps taken to mitigate the spread of the virus, the government also announced accommodative
policies and several stimulus packages to ease the burden of businesses and individuals affected by the pandemic.
Under the Bantuan Prihatin Nasional (BPN), landlords or owners of private premises who reduced their rental rates by
at least 30% for Small to Medium Enterprises (SMEs) from April to June this year (including three months after this
period ends) will be eligible for additional tax deductions.
However, for residential properties any relief measures are at the discretion of the landlord. Hopefully, the six-month
moratorium for landlords could be passed on to benefit the tenants.
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National Demand of all property

-5.6%
Year-on-Year

Terrace House

Condominium

Serviced Residence

Demand

Demand

Demand

-5.6%

-3.7%

-4.9%

Year-on-Year

Year-on-Year

Year-on-Year

Median Asking Rent

Median Asking Rent

Median Asking Rent

RM1,690

RM1,900

RM1,700

+3.43%

+4.17%

+4.03%

Rental Yield

Rental Yield

Rental Yield

Note: National demand includes the following property types: Semi-D, bungalows, clusters, townhouses,
flats and apartments.
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KUALA LUMPUR

A marginal decline for the nation’s economic hub

With national unemployment at a 30-year high,
consumers may hold off purchasing property
and consider rental options instead. This could
explain the increasing number of both visits and
listings for KL compared to H1 2019, resulting in a
more modest demand decline of -2.9% for its
rental property market. In KL, among the areas
with the best rental yield in H1 2020 were Pantai
and Brickfields.

All building types
Demand

-2.9%

H1 2020 search trend also revealed that
condominiums gained a lot of attention from
consumers who were looking for rental
property in KL. Property seekers were
especially interested in rental properties with
asking rental prices ranging between RM1,500
to RM2,000 per month.

Year-on-Year

Median Asking Rent

RM2,300

However, there could be a decline in the number
of visits to properties located in the city centre if
there are more job cuts in the future.

+4.18%
Rental Yield

Terrace House

Condominium

Serviced Residence

Demand

Demand

Demand

+1.3%

+0.7%

-6.1%

Year-on-Year

Year-on-Year

Year-on-Year

Median Asking Rent

Median Asking Rent

Median Asking Rent

RM2,700

RM2,300

RM2,300

+3.24%

+4.29%

+4.00%

Rental Yield

©2020 iProperty.com Malaysia Sdn Bhd. All rights reserved.
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TOP 20
Most In-Demand Areas in
Kuala Lumpur
1

Taman Tun Dr Ismail

2 Wangsa Maju
3 Damansara Heights

In TTDI, most people
were looking at serviced
residences with asking
rentals between RM2,500
and RM3,000 per month.

4 Pantai
5 Sentul
6 Setapak
7 Jalan Ipoh
8 Sungai Besi
9 Brickfields
10 Bangsar
11 Cheras
12 Kepong
13 Jalan Kuching
14 Kuchai Lama
15 Bukit Jalil
16 Bandar Menjalara
17 Segambut
18 KL Sentral
19 Ampang Hilir
20 Seputeh

©2020 iProperty.com Malaysia Sdn Bhd. All rights reserved.
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In Kuchai Lama, new
properties with
asking rental of
RM3,000 per month
have been getting
considerable interest.
There was an increase
in visits for
condominiums with
asking rentals below
RM2,000 per month
too.

AREA BREAKDOWN
LOCATION

Year-on-Year %
Change

RENTAL
Median
Asking Rent

Rental
Yield

KUCHAI LAMA

+31.02%

RM1500 +4.44%

SUNGAI BESI

+24.43%

RM1600 +4.80%

BANDAR MENJALARA

+14.98%

RM1400 +4.09%

JALAN IPOH

+14.30%

RM1600

TITWANGSA

+12.21%

RM2000 +4.36%

+10.40%

RM2000 +4.28%

WANGSA MAJU

+6.40%

RM1800 +4.26%

BANGSAR

+6.28%

RM3500 +3.30%

DUTAMAS

+5.23%

RM2800 +4.00%

MONT KIARA

+4.31%

RM4500 +4.45%

TAMAN DESA

+2.09%

RM1750

SRI PETALING

+1.46%

RM1500 +4.98%

KL SENTRAL

+0.60%

SENTUL

RM4000

+4.17%

+4.51%
+3.14%

DAMANSARA HEIGHTS

-0.61%

RM6000 +4.29%

SETAPAK

-1.00%

RM1400 +4.52%

SEPUTEH

-1.06%

RM2300 +4.49%

JALAN KUCHING

-2.51%

RM1300 +3.96%

SEGAMBUT

-4.39%

RM1800 +4.27%

SALAK SOUTH

-4.79%

RM1250 +4.84%

BUKIT JALIL

-5.28%

RM1500 +3.44%

BATU CAVES

-8.41%

RM1600 +4.70%

TAMAN TUN DR ISMAIL

-9.30%

RM2800 +3.33%

KEPONG

-10.35%

SRI HARTAMAS

-10.51%

RM2400 +4.36%

DESA PARKCITY

-11.94%

RM4000

KL CITY CENTRE

-13.09%

RM3500 +4.50%

-13.12%

RM2300 +5.08%

-19.97%

RM2300 +5.66%

PANTAI
BRICKFIELDS

©2020 iProperty.com Malaysia Sdn Bhd. All rights reserved.

DEMAND

RM1350

+4.12%
+3.51%

OLD KLANG ROAD

-20.02%

RM1800

AMPANG

-25.06%

RM2200 +4.02%

CHERAS

-25.78%

RM1400

DESA PANDAN

-35.49%

RM2800 +3.78%

+3.11%
+4.18%
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SELANGOR

Demand shifted to suburban areas

Selangor’s property figures were in line with KL
as it recorded a marginal decline of -1.2% for
rental demand. This was due to the increasing
number of listings surpassing the increase in
visits. For H1 2020, Ulu Kelang was
fastest-growing area with an impressive
+44.21% increase in year-on-year (YoY) demand
growth.

All building types
Demand

A large number of visits were contributed by
the condominium segment as consumers were
interested in properties with asking rentals
below RM2,000 per month. Rental demand has
shifted to suburban areas like Ulu Kelang and
Batu Caves due to affordable prices. Within
these areas, consumers were mainly looking for
high-rise residences with low-entry prices. This
could also be one of the reasons why Ulu
Kelang recorded a higher rental yield compared
to other areas in Selangor.

-1.2%

Year-on-Year

Median Asking Rent

RM1,500
+3.97%
Rental Yield

Terrace House

Condominium

Serviced Residence

Demand

Demand

Demand

+7.1%

-1.2%

-3.0%

Year-on-Year

Year-on-Year

Year-on-Year

Median Asking Rent

Median Asking Rent

Median Asking Rent

RM1,700

RM1,600

RM1,500

+3.15%

+4.14%

Rental Yield

©2020 iProperty.com Malaysia Sdn Bhd. All rights reserved.
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+4.01%
Rental Yield
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TOP 20
Most In-Demand Areas in
Selangor
1

Bangi

2 Klang
3 Sunway
4 Rawang
5 Shah Alam

In Bangi, the number of
visits surpassed the
number of listings. Many
consumers were looking
at serviced residences
with asking rentals
below RM1,500 per
month.

6 Setia Alam
7 Semenyih
8 Glenmarie
9 Damansara Damai
10 Petaling Jaya
11 Damansara Perdana
12 Cyberjaya
13 Sungai Buloh
14 Kajang
15 Subang Jaya
16 Ampang
17 Bandar Utama
18 Batu Caves
19 Tanjong Duabelas
20 Ulu Kelang

©2020 iProperty.com Malaysia Sdn Bhd. All rights reserved.
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AREA BREAKDOWN
LOCATION

DEMAND
Year-on-Year %
Change

Rental
Yield

+44.21%

RM2100 +5.03%

BATU CAVES

+36.86%

RM1100 +4.30%

AMPANG

+31.73%

RM1500 +4.67%

KEPONG

+26.25%

RM950 +3.92%

BANGI

+21.94%

RM1100 +4.29%

DAMANSARA DAMAI

+16.29%

RM1200 +3.96%

DAMANSARA PERDANA

+13.74%

RM1350

TROPICANA

+11.75%

RM2300 +4.99%

+10.39%

RM1500 +3.47%

+4.16%

+3.71%

SEMENYIH

+9.08%

RM900

SELAYANG

+6.36%

RM1200 +4.07%

RAWANG

+5.25%

RM1000 +3.39%

SUNWAY

+3.75%

RM1800 +3.80%

BANDAR KINRARA

+3.61%

RM1500 +3.79%

BALAKONG

+1.68%

RM1200 +4.50%

KAJANG

+0.85%

RM1100 +3.84%

SAUJANA

+0.74%

RM2500 +3.57%

SUNGAI BULOH

+0.54%

RM1400 +3.37%

CHERAS

-1.33%

RM1200 +3.90%

GLENMARIE

-1.95%

RM1600 +4.39%

SUNGAI LONG

-2.47%

RM1200

KOTA DAMANSARA

-3.29%

RM2000 +4.40%

PETALING JAYA

-4.57%

RM1800 +4.22%

-5.17%

RM1750 +3.58%

SHAH ALAM

-5.35%

RM1400 +4.05%

SERI KEMBANGAN

-7.32%

PUCHONG

-7.47%

RM1300 +3.55%

KLANG

-8.77%

RM1100 +3.98%

BANDAR UTAMA

-9.13%

RM2300 +4.24%

BANDAR SRI DAMANSARA

-10.11%

RM1800 +3.42%

SETIA ALAM

-11.72%

RM1300 +2.84%

CYBERJAYA

-14.29%

RM1300 +3.84%

MUTIARA DAMANSARA

-18.82%

RM2900

+3.51%

-28.30%

RM1200

+3.18%

ARA DAMANSARA

TANJONG DUABELAS
©2020 iProperty.com Malaysia Sdn Bhd. All rights reserved.

Median
Asking Rent

ULU KELANG

SUBANG JAYA

Batu Caves’s high
rental demand
growth was
contributed mainly
by the condominium
segment. Visitors
were looking at
properties with an
asking rental of
RM1,200 per month.

RENTAL

RM1150

+3.81%

+3.91%
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PENANG

Border closure affected rental demand

Even though visits and listings in Penang grew in
H1 2020, overall rental market demand in the
Pearl of the Orient declined by -13.7%. This was
due to the number of listings which outweighed
the number of visits.
Moreover, the decline in rental demand was a
consequence of the nationwide lockdown due to
COVID-19. The closure of both state and
international borders has affected the short-term
rental accommodation market.

All building types
Demand

-13.7%

However, the asking price for serviced
residences was still high at RM2,500 compared
to terrace houses and condominiums. This could
be due to property investors investing in units to
rent out for short-term accommodations in
popular tourist areas. The asking rental price for
serviced residences in Penang was also the
highest among the four major capital cities.

Year-on-Year

Median Asking Rent

RM1,500

Bukit Mertajam and Ayer Itam were popular
residential areas for the locals. Within these
areas, consumers were looking for rental options
below RM1,000 per month. In Bukit Mertajam,
consumers were looking for terrace houses and
condominiums while in Ayer Itam many were
looking for apartments and condominiums.

+3.48%
Rental Yield

Terrace House

Condominium

Serviced Residence

Demand

Demand

Demand

-37.7%

-8.4%

-7.4%

Year-on-Year

Year-on-Year

Year-on-Year

Median Asking Rent

Median Asking Rent

Median Asking Rent

RM1,350

RM1,750

RM2,500

+3.01%

+3.25%

Rental Yield

©2020 iProperty.com Malaysia Sdn Bhd. All rights reserved.
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+3.44%
Rental Yield
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TOP 14
Most In-Demand Areas in
Penang
1

Simpang Ampat

2 Bukit Mertajam
3 Ayer Itam
4 Butterworth
5 Bayan Baru
6 George Town
7 Sungai Ara

In Simpang Ampat,
many consumers were
looking at terrace
houses with asking
rental prices below
RM1,000 per month.

8 Jelutong
9 Bayan Lepas
10 Batu Feringghi
11 Tanjung Bungah
12 Gelugor
13 Pulau Tikus
14 Tanjung Tokong

©2020 iProperty.com Malaysia Sdn Bhd. All rights reserved.
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AREA BREAKDOWN
LOCATION

DEMAND
Year-on-Year %
Change

PRICING
Median
Asking Rent

Rental
Yield

BUTTERWORTH

-0.48%

RM1000 +3.64%

GELUGOR

-4.59%

RM1600

TANJUNG BUNGAH

-6.85%

RM2800 +2.69%

JELUTONG

-8.42%

RM1300 +3.62%

TANJUNG TOKONG

-10.59%

RM2600 +3.47%

GEORGE TOWN

-13.36%

RM2000

BATU FERINGGHI

-16.01%

RM2200 +3.35%

SUNGAI ARA

-17.74%

RM1200

PULAU TIKUS

-17.85%

RM2500 +3.98%

AYER ITAM

-20.16%

BAYAN LEPAS

-26.21%

RM1500 +2.83%

-30.20%

RM1000 +3.25%

-35.13%

RM1499 +4.05%

-35.98%

RM950 +3.33%

BUKIT MERTAJAM
BAYAN BARU
SIMPANG AMPAT

RM750

+3.51%

+3.61%
+3.11%
+4.19%

Ayer Itam recorded
the lowest asking
rental price despite
having the highest
rental yield. This was
mainly contributed
by its lower entry
prices for high-rise
residences.

©2020 iProperty.com Malaysia Sdn Bhd. All rights reserved.
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JOHOR

Lowest asking rental compared to
other major states

Johor’s rental demand dropped by -19.5% in H1
2020 due to the increasing number of listings
which outweighed the increasing number of
visits. Nevertheless, the median asking rental for
Johor was still lower compared to other major
states in the country.

All building types
Demand

Iskandar Puteri recorded the fastest growing
YoY demand at +35% because its rental listings
were reduced by half, mainly for the
condominium segment. Many visitors were
looking for properties with an asking rental of
below RM2,500 per month.

-19.5%
Year-on-Year

Median Asking Rent

RM1,400

Johor's most in-demand rental neighbourhood
Pasir Gudang also garnered the highest rental
yield in the state in H1 2020. This industrial town
recorded a high rental yield of close to +7%,
while its asking rental was very attractive at
RM1,200 per month. In Pasir Gudang, many
consumers were looking at the terrace house
segment.

+4.24%
Rental Yield

Terrace House

Condominium

Serviced Residence

Demand

Demand

Demand

-31.5%

-22.9%

-17.0%

Year-on-Year

Year-on-Year

Year-on-Year

Median Asking Rent

Median Asking Rent

Median Asking Rent

RM1,300

RM1,500

RM1,500

+3.54%

+4.76%

Rental Yield

©2020 iProperty.com Malaysia Sdn Bhd. All rights reserved.
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Rental Yield
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TOP 9
Most In-Demand Areas in Johor
1

Pasir Gudang

2 Gelang Patah
3 Masai
4 Skudai
5 Tampoi
6 Johor Bahru
7 Permas Jaya
8 Tebrau
9 Iskandar Puteri (Nusajaya)

In Permas Jaya, most
visitors were looking
for apartments with
asking rentals below
RM1,500 per month.

©2020 iProperty.com Malaysia Sdn Bhd. All rights reserved.
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AREA BREAKDOWN
LOCATION

DEMAND
Year-on-Year %
Change

RENTAL
Median
Asking Rent

Rental
Yield

+35.62%

RM2700 +3.60%

PASIR GUDANG

+8.08%

RM1200 +6.96%

PERMAS JAYA

-15.61%

RM1600 +4.73%

MASAI

-16.15%

RM1300 +5.38%

-21.24%

RM1300 +4.59%

JOHOR BAHRU

-30.46%

RM1500 +3.89%

TEBRAU

-32.34%

RM1200

ISKANDAR PUTERI (NUSAJAYA)

TAMPOI

GELANG PATAH
SKUDAI

+4.71%

-35.21%

RM1200 +3.39%

-40.82%

RM1000 +3.84%

Batu Caves’s high
demand growth was
contributed mainly
by the condominium
segment. Visitors
were looking at rental
properties below
RM1,200 per month.

©2020 iProperty.com Malaysia Sdn Bhd. All rights reserved.
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About REA Group & iProperty.com.my
REA Group in Asia operates digital real estate sites, experiences and events which deliver the most
comprehensive set of related property services and project marketing across South East Asia, including Malaysia
(iProperty.com.my), and Thailand (thinkofliving.com and Prakard), and the Greater China Region, including
Mainland China (myfun.com) and Hong Kong (squarefoot.com.hk and SMARTExpo).
Headquartered in Australia, REA Group is a multinational digital advertising company specialising in property.
Listed on the Australian Securities Exchange (ASX:REA) we operate Australia’s leading residential, commercial
and share property websites realestate.com.au, realcommercial.com.au and flatmates.com.au. REA Group is also
a substantial partner in 99 Group which operates the 99.co and iProperty.com.sg businesses in Singapore and
rumah123.com in Indonesia. REA Group also has significant shareholdings in Move, Inc through realtor.com in
North America and Elara Technologies through proptiger.com, maakan.com and housing.com in India.
iProperty.com.my is headquartered in Kuala Lumpur, Malaysia and employs over 200 employees. With more than
3 million visits each month, iProperty.com.my is the market leading property portal, offering a search experience
in both English and Bahasa Malaysia. iProperty.com.my also provides consumer solutions such as LoanCare – a
home loan eligibility indicator, News & Lifestyle channel – content to enhance consumers’ property journey,
events – to connect property seekers with agents and developers offline, and much more.
For news related to REA Group and iProperty.com.my, visit www.iproperty.com.my/newsroom and discover
residential property demand and trends, tech and product updates and more.
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This publication uses and contains data that is current as at the time of publishing. This publication provides general
information only and is not intended to constitute any advice or appraisal and should not be relied upon as doing so.
iProperty.com Malaysia Sdn Bhd and the REA Group Ltd group of companies (collectively “REA”) do not warrant or
make any representations concerning the accuracy, validity, adequacy, completeness or reliability of the use of this
publication. REA shall under no circumstances be held liable for any damages, expenses or costs whatsoever arising
from or relating to any use of this report. You shall not and shall not attempt to or allow any third party to: i) copy,
distribute, rent, lease, sublicense, sell or transfer any data in this publication on an “as is” basis; ii) publicly disseminate
performance information or analysis (including benchmarks) relating to any data in this publication; and/or iii) use this
publication in a manner which violates or infringes any laws, rules or regulations, or any intellectual property rights of
whatever nature of REA or any third party, including without limitation the prohibitions against conducting property
valuation/estimation of property price and providing an opinion of property value. REA reserves its rights to suspend
and/or restrict your rights to access to and/or use this publication if you have infringed any of these restrictions in REA's
reasonable determination. You shall indemnify REA and its employees, secondees, agents, officers, directors, affiliates
andagents against all liabilities, damages, expenses and costs (including legal costs) arising directly or indirectly from:
i)infringement by you or by any third party engaged by you of the restrictions of the use of any data in this
publication;ii) any claim made by a third party in connection with your use of this publication; ii) your violation of any
rights ofanother person; or iii) any claim made by a third party in connection with the third party’s use of this publication
or anyderived analyses/applications which you have provided. Subject to the aforementioned restrictions, if you wish to
citeor refer to this publication (or any findings or data contained in it), you should refer to the publication as
the‘iProperty.com.my H1 2020 Portal Demand Analytics (Rental Market)’
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