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The IMG Monthly Bulletin serves as a comprehensive review of developments in the real estate industry, bringing together
insights, news, and updates on the property market. Each week, we publish focused snapshots on the month’s main theme,
offering timely perspectives on key trends shaping the sector. At the end of every month, these insights are consolidated
into the IMG Monthly Bulletin, providing readers with an in-depth overview of industry movements, emerging opportunities,
and strategic considerations for stakeholders across the property market.
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Part 1: The Architecture Shift: From Pre-War Shophouses to Sky-High Communities
Introduction

N
How urban land scarcity, macroeconomic growth, and lifestyle changes have reshaped the Malaysian definition of home over the
last century from horizontal streetscapes to integrated vertical ecosystems.
J
) N N
Spatial Redefinition Priority Shift Asset Preservation

Horizontal to Vertical Convenience & Security Management Governance
Value creation has shifted from Modern urban buyers prioritize multi- High-rise long-term appreciation
physical ground acreage to vertical tiered security, private access, and hinges heavily on JMB/MC
density, space optimization, and doorstep retail above traditional performance, sinking fund health,
integrated amenity stacks. private gardens.. and facility maintenance.

69 Years of Architectural Evolution 2000s — PRESENT

Select an era to explore structural characteristics, lifestyle Integrated High-Rises & Serviced Residences

dynamics, and valuation drivers. Urban land scarcity and high transit demand accelerated the move

vertical. Modern developments integrate residential units with retail

1900 - 1960 - 2000s - podiums, direct transit links, and resort-level lifestyle amenities.
1950s 1990s Present
Key Spatial Features Primary Lifestyle Motivation
Integrated retail, rooftop Zero-commute convenience,

Real Estate Takeaway

Square footage efficiency and structural upkeep infinity pools, multi-tier low exterior maintenance
governance are now more vital to long-term digital card access, sound- hassle, robust security for
insulated windows. locks-and-leaves.

valuation than physical plot footprint.
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1960s - 1990s

Suburban Landed Terrace Townships

Post-Merdeka industrial expansion created a thriving middle class
seeking private land ownership. Planned suburbs like Petaling Jaya and
Subang Jaya pioneered the single/double-storey terrace house
blueprint with car porches and back alleys.

Key Spatial Features Primary Lifestyle Motivation
Private driveway/car Pride of individual land
porch, front garden, rear ownership, growing private
service alley, individual vehicle adoption, quiet family
land title, pitch roof. neighborhoods.

Real Estate Takeaway

Landed property democratized homeownership but
eventually led to urban sprawl and longer commute times.

DIMENSION TRADITIONAL LANDED

Primary Value Driver Land size & physical square footage

1900s - 1950s

Pre-War Colonial Shophouses & Vernacular Homes

Early urban Malaya featured multi-functional shophouses and timber
stilt homes. Shophouses seamlessly merged commercial trading
downstairs with multi-generational family quarters above, utilizing
central airwells for passive cooling.

Key Spatial Features Primary Lifestyle Motivation
Central airwells, five-foot Combined business livelihood
ways (kaki lima), high with residence; urban
ceilings, timber floorboards, community proximity within
courtyard ventilation. trading ports.

Real Estate Takeaway

Shophouses laid the foundation for mixed-use urban
concepts seen in modern integrated podiums.

MODERN INTEGRATED HIGH-RISE

Location, doorstep retail & transit access

Security Architecture  Neighborhood watch / Basic perimeter gating Multi-tier digital access & 24/7 CCTV
Maintenance Model Individual owner responsibility & municipal services JMB / Management Corp with sinking funds
Target Demographic Multi-generational families, pet owners Young professionals, nuclear families, expats
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IM Global

I Property Consultants Sdn. Bhd.
........... u01223)

Research Department

Monthly Bulletin | August 2026
| Page 2



Part 2: Kilometres vs. Connectivity: The Rise of Transit-Oriented Development (TOD)

Physical distance to the CBD is no longer the sole determinant of real estate value. In an urbanized Malaysia,

commute predictability, pedestrian catchment, and direct rail integration drive yield outperformance.
.

(
THE TRANSIT PREMIUM MOBILITY ECONOMICS

+12% to +22% RM 700+ / Mo

_ _ Estimated monthly household transport savings when
Observed rental rate and capital value premium for o : .
. _ _ _ _ substituting single-occupancy vehicle commute (fuel, tolls,
developments offering a direct linked pedestrian bridge . ) :
_ CBD parking) with transit passes.
(<250m) to LRT/MRT lines. \

-
PLANNING INNOVATION

The Pedestrian Catchment Hierarchy 0.8 : 1 Rati
.8 : 1 Ratio

Distance tier to examine tenant absorption velocity, Relaxed municipal parking guidelines in designated TOD

pedestrian infrastructure, and valuation impact. zones, enabling developers to reallocate capital expenditure
| into resident amenities.

\

Directly Integrated TOD (Bridge Connected)

Direct integration via an elevated covered bridge or
direct concourse connection insulates residents
completely from tropical heat and rain, eliminating last-
mile friction entirely.

Tier 1: Direct Link (<200 meter)

Covered link bridge connecting station
concourse directly to residential lobby.

LRT/MRT — Covered Bridge

Rental Absorption & Vacancy Yield & Capital Resilience

Fastest tenant turnaround Commands top-tier rental yields
(<21 days); high corporate & (48% - 58% gross) and
expat tenant liquidity. premium base rents.

WALKING TIME: UNDER 2 MINUTES
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Tier 2: Pedestrian Walkway (200-500 meter) Station-Adjacent Developmen
Within comfortable pedestrian shed. Effectiveness relies

on street-level urban design: shaded trees, active
frontage, streetlights, and safe pedestrian crossings.

Street-level sidewalk catchment with zebra
crossings & shaded streetscape

LRT/MRT ﬁ o Rental Absorption & Vacancy Yield & Capital Resilience
O O k Strong tenant pool (25-35 Yields hold a solid 8% to 15%
/ N\ I“ ‘\ days on market); favoured by premium over car-dependent

ki les. acts.
WALKING TIME: 3 TO 7 MINUTES young working coupies peer projects

Tier 3: Feeder Catchment (500m - 1km) Feeder & Micro-Mobility Zone
Exceeds daily walking comfort in Malaysian humidity.

Tenants depend on MRT feeder buses (T-buses), e-
hailing, or personal e-scooters to bridge the first/last mile.

LRT/MRT ﬁ Rental Absorption & Vacancy Yield & Capital Resilience
[oIe) Moderate vacancy turnaround Marginal rental premium (3% to
/_ \ oWeY._ _ _ (35-50 days); sensitive to bus 6%); sensitive to competition
frequency & schedule reliability. from closer launches.

Requires feeder bus, e-hailing or scooter to
bridge the final kilometre

TRANSIT TIME: 8 TO 15 MINUTES

-
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Non-TOD (>1.5km)

High reliance on major arterial highways &
multi-bay car ownership

S|
= | =

COMMUTE: CAR / MOTORBIKE DEPENDENT

) Monthly Urban Commute Expenditure

Private Car Commute

Conventional Car-Centric Property

Completely separated from urban mass rapid transit.
Residents must allocate significant budget to car loans,
petrol, highway tolls, and parking.

Rental Absorption & Vacancy Yield & Capital Resilience

Dependent on local suburban || Standard baseline rental yields
demand; sensitive to surrounding || (3.5% - 4.2%); vulnerable to
car-owning demographic. traffic bottlenecks.

TOD Transit Commute

~RMB800+ Annual Savings Potential
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|~~ Average Gross Rental Yield Trajectory 5-YearTrend

Integrated TOD High-Ri wentional Suburban High-Ri

Year 4

al High-F

ss during periods gh supply completion.
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Part 3: Beyond Bricks: ESG, Smart Facilities Management & Future Asset Health

r ~ The 4 Pillars of Sustainable Living Assets
Sustainability in  Malaysian strata housing has -
transitioned from a cosmetic marketing narrative to a ESG dimension to review technical specifications,

~

core valuation driver. High-performance building Facility Management (FM) implementation, and
envelopes, Al-driven facilities management, and balance-sheet impact.
decarbonization strategies now define long-term capital /
resilience and protect against premature asset d b
L obsolescence. ) Thermal Envelope: Passive Design
Optimized OTTV facade reduces internal heat
COMMON OPEX EFFICIENCY -28% to -35% loselfsiteiluekell geteleeilnte

(¥

-O:
2

Reduction in common area energy consumption

’ achieved via solar PV arrays, regenerative lifts, Cool Interior (<25C
and sensor-driven LED reticulation.

-
.

GREEN VALUATION DELTA +5% to +10% High-Performance Thermal Building Envelope

Rather than over-relying on active mechanical chillers,
modern green residences prioritize low Overall Thermal
Transfer Value (OTTV). Using low-E double glazing,
deep overhang fins, and wind-tunnel inspired cross-

Observed "Green Premium" in resale value for
GreenRE |/ GBI certified assets, while non-
compliant aging stock risks the "Brown Discount".

\
r ventilation corridors, the building stays naturally cool
SMART FM MAINTENANCE @ ~40% Less Downtime under equatorial heat.
Predictive vibration and thermal sensors on FM Impact Resident Utility Benefit
mechanical pumps & chillers reduce emergency Cuts baseline chiller plant || 15% - 20% savings on household
breakdown costs, extending sinking fund longevity. runtime; preserves facade lifespan || electrical bills via lower AC

\ through self-cleaning coatings. reliance.

. J
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EV & Clean Grid: Decarbonized Grid

Rooftop solar feeds common facilities while
DLM prevents EV grid trips

AloT & Smart FM: Predictive
Facility Management

loT vibration & heat sensors trigger automated
work orders prior to equipment breakdown

(O]
S =

Condition-Based Predictive Facilities Management Rooftop Solar PV & Dynamic EV Fleet Reticulation

Legacy strata schemes wait for water pumps to seize or
lifts to fail before acting. Modern smart towers integrate
loT vibration, acoustic, and thermal sensors into a
centralized Building Management System (BMS),
anticipating component fatigue weeks before
breakdown occurs.

As national EV adoption surges, retrofitting older car
parks triggers severe electrical overload and fire risks.
Smart ESG developments integrate dynamic load
management (DLM) busways that balance EV charging
against overall residential grid load, powered partly by
rooftop solar arrays.

FM Impact Resident Utility Benefit

Resident Utility Benefit FM Impact

Monetized common EV charging [| Homeowners can charge
creates auxiliary non- [| vehicles overnight at regulated
maintenance revenue for the || off-peak tariffs right in their own
management corporation (MC). bay.

Eliminates overtime emergency || Near-zero lift outages during
repair bills and spares residential || peak morning rush hours;
sinking funds from ad-hoc cash- || continuous clean water
calls. pressurization.

. J . J
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Circular Water & Waste: Circular Utility

Gravity-fed filtered rainwater supplies 100% of
communal landscape irrigation

Underwriting Matrix: Conventional Spec vs. Net-Zero

Ready Strata

PARAMETER

CONVENTIONA

L RESIDENTIAL
STOCK

Lower baseline

SMART ESG -
CERTIFIED
STRATA

+2% to +4%

L

tariff bills from water concessions

Rainwater Harvesting & Greywater Landscape
Recycling

Equatorial Malaysia receives over 2,500mm of annual
rainfall. Green-certified developments capture runoff
through high-capacity gravity-fed retention vaults,
filtering rainwater for landscape irrigation, car wash
bays, and cooling tower make-up water.

FM Impact Resident Utility Benefit

Ensures lush communal
botanical gardens and
landscaping without inflated
water maintenance fees.

Dramatically cuts potable water

(e.g.. Air Selangor).

initial green
CapEx vs. OpEx | development tial gree
L CapEx;
Balance CapEx; higher )
. recouped via
lifelong OpEx )
OpEx in 4-6 yrs
: Condition-
R Reactive
Facilities based &
. breakdown .
Maintenance . .| predictive AloT
maintenance (fix | *. i
Model : vibration
upon failure)
sensors

Ad-hoc Dynamic Load
EV Mobility retrofitting Management
. (causes (DLM) with
Readiness .
transformer dedicated EV
overload risks) busway
Green Standard AU T
. . mortgage rates
Financing & mortgage A
. & institutional
Liquidity packages only

ESG mandate

N

J
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& Monthly Strata Common Area OPEX

Based on a 500-unit residential high-rise (RM / Month)

Cost Audit

HWVAC & Corridor Lighting Water & Landscape Irrigation M Breakdown Reactive Repairs M Net Savedvia Green Features

*Solar PV & Smart Lighting offsets ~RM18k/month in common billings

~32% Sinking Fund Preservation

Lifecycle Modeling

»7 15-Year Resale Capital Index (Base = 100)

Green Certified (GreenRE/GBI) vs Non-Certified Conventional Stock

Index 180
Index 171
Index 160
Index 150
Index 140
Index 130
Index 120
Index 110
Index 100
Index 90

Year 0 3 Year 6

> assets suffer accelerated depreciation ("Brown Discount”) as maintenance feese

PARAMETER

CapEx vs.
OpEx Balance

Facilities
Maintenance
Model

EV Mobility
Readiness

Green
Financing &
Liquidity

VALUER/
FACILITY
MANAGEMENT
ASSESSMENT

Lower operating
risk; stable service
charge collection

Prevents
catastrophic
major plant
replacement costs

Essential liquidity
requirement for
post-2026 buyers

Attracts green
REITs and
premium
multinational
expat tenants
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Part 4: The Merdeka Living Tapestry: 69 Years of Malaysian Homes & What Lies Beyond 2026

Malaysia's post-independence journey is indelibly written into the structures we inhabit. From colonial shophouses serving
communal trade to railway-linked transit ecosystems and decarbonized smart strata communities, real estate valuation
has transcended static land ownership to become a measure of connectivity, lifestyle dignity, and asset sustainability.

The 3 Epochs of Malaysian Living (1957 - 2026)
Explore how national socioeconomic policies directly transformed home formats, appraisal standards, and community life.

a4 é 4
Era: Merdeka Nation-Building Era: Industrial High-Density Era: TOD & Strata Governance
1957 - 1980s: Independence 1990s - 2010s: Industrialisation 2020s - 2026: Maturity & TOD
Integrated
LRT/MRT Retail
Car Porch .
Link Bridge
N T A
® ® [
The emergence of suburban middle- Highway-centric suburban sprawling Pedestrian link-bridges and rail
class homeownership (Petaling Jaya, and the emergence of private gated connectivity redefining urban location
Subang Jaya). communities. desirability.
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The 4 Epochs of Malaysian Living (1957 - 2026)
Explore how national socioeconomic policies directly transformed home formats, appraisal standards, and community life.

(
EPOCH 1: 1957 - 1980S

Sovereignty, Shelter & The
Suburban Landed Dream

Following independence in 1957,
national priority centered on housing the
newly urbanized civil service and
industrial workforce. The single/double-
storey terrace house became the
definitive symbol of upward social
mobility, supported by state-backed
schemes and agricultural land
conversions.

Socioeconomic Milestone

Core Valuation Benchmark

.

——
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EPOCH 2: 1990S - 2010S

Vision 2020, High-Rise Strata
& Highway Corridors

Rapid industrialization fueled an influx
into the Klang Valley. Soaring land
values gave rise to stratified high-
density condominiums and integrated
gated developments, while urban
connectivity relied heavily on highway
arterial networks (PLUS, LDP, KESAS).

Socioeconomic Milestone

Core Valuation Benchmark

(
EPOCH 3: 2020S - 2026

Transit-Oriented Living &
Strata Management Maturity

The completion of the MRT Putrajaya
line and LRT extensions revolutionized
urban commuter psychology. The
enforcement of the Strata Management
Act 2013 (Act 757) matured JMB/MC
capabilities, making professional facility
management and link-bridge
connectivity primary value arbiters.

Socioeconomic Milestone

Core Valuation Benchmark
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As Malaysia celebrates 69 years of independence in 2026,
the local real estate industry has undergone a massive
transformation, shifting from horizontal streetscapes to
highly integrated vertical ecosystems. The journey of
Malaysian living began in the early 1900s with pre-war
colonial shophouses and vernacular homes that seamlessly
merged commercial livelihoods downstairs with multi-
generational family quarters above, utilizing central airwells
for passive cooling. Following Merdeka in 1957, the nation's
focus shifted towards housing a newly urbanized workforce,
birthing the suburban landed dream in planned satellite
towns like Petaling Jaya and Subang Jaya.

This era popularized single and double-storey terrace houses
featuring individual land titles, private driveways, and car
porches, which ultimately democratized homeownership but
also led to urban sprawl and longer commute times. As the
nation  accelerated towards Vision 2020, rapid
industrialization in the 1990s and 2010s drove land values
up, giving rise to high-density stratified condominiums
reliant on major highway corridors. Today, however, urban
land scarcity has pushed developers to create integrated
high-rises that combine residential units with retail podiums
and direct transit links.

—
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Consequently, square footage efficiency and structural
upkeep governance are now more vital to long-term
valuation than the physical plot footprint.

A defining characteristic of this modern living matrix is the
rise of Transit-Oriented Development, where physical
distance to the central business district is no longer the sole
determinant of real estate value. The modern Malaysian
homebuyer willingly trades off interior square footage in
exchange for friction-free mobility and punctuality.
Developments offering a direct, covered pedestrian link
bridge within 200 meters to LRT or MRT stations command
a transit premium of 12% to 22% in rental rates and capital
values. These directly integrated projects enjoy the fastest
tenant turnaround of under 21 days and offer top-tier gross
rental yields ranging from 4.8% to 5.8%. Beyond direct links,
the pedestrian catchment hierarchy shows that street-level
walkways within 200 to 500 meters still hold an 8% to 15%
yield premium over car-dependent projects, while
properties beyond 1.5 kilometers are heavily reliant on
private cars and face standard baseline yields of 3.5% to
4.2%. Furthermore, households substituting single-
occupancy vehicle commutes with transit passes can
achieve estimated monthly mobility savings of over RM700.
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In response, municipal parking guidelines in designated TOD
zones have relaxed to a 0.8 to 1 ratio, allowing developers to
reallocate capital expenditure into resident amenities rather
than massive parking structures.

Beyond connectivity, environmental sustainability and smart
facilities management have evolved from cosmetic
marketing narratives into core valuation drivers that protect
against premature asset obsolescence. High-performance
building envelopes with low Overall Thermal Transfer Value
reduce internal heat absorption through low-E double
glazing and cross-ventilation, cutting cooling costs and
yielding 15% to 20% electrical savings for residents.

Moving away from reactive maintenance, modern
developments utilize predictive AloT vibration and thermal
sensors to anticipate equipment fatigue, thereby reducing
downtime by approximately 40% and shielding sinking funds
from sudden emergency cash calls. Additionally, rooftop
solar photovoltaic arrays feed common facilities, while
dynamic load management systems allow safe overnight
electric vehicle charging without overloading the residential
grid.

-
@ IM Global

Property Consultants Sdn. Bhd.
701223%)

nnnnnnnnnnn i

Research Department

Combined with gravity-fed rainwater harvesting systems
that supply 100% of communal landscape irrigation, these
green features can reduce common area operating
expenses by 28% to 35%. Ultimately, green-certified strata
assets enjoy a 5% to 10% premium in resale value, while
aging, non-compliant  properties risk  accelerated
depreciation and a brown discount, proving that
professional facility management, transit access, and
decarbonization now define the future of Malaysian real
estate.

Stay Connected for More Updates

This marks only the beginning. Our upcoming editions will
feature further highlights together with the complete
monthly bulletin, offering in-depth coverage on key topics
to strengthen your understanding of the Malaysian
property market.

(=] 5z =]

Scan the QR code to explore
our latest research updates
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