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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: First Impressions Matter (Goodbye, Bulky Keys)

The Front Door Revolution

Ever brought a potential tenant for a viewing, only to stand there awkwardly fumbling through a heavy bunch of keys? It's a mood killer. Let's
explore why upgrading to a Smart Door Lock is the most impactful micro-upgrade for property marketability and modern facility management.

The Strategic Advantages

\
The "Premium” lllusion

Marketability

Swapping a standard
knob for a biometric/RFID
lock instantly elevates the
property's perceived
value. Prospects haven't
even stepped inside, but
their baseline expectation
is already set to
‘exclusive’.

~
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Effortless Remote
Management

Generate One-Time
Passcodes (OTP)
remotely for agents,
cleaners, or contractors. A
completely seamless
experience that eliminates
the logistical nightmare of
physical key handovers.

Data-Driven
Security (ESG)

Smart locks provide a
real-time audit trail.
Owners can track exact
entry logs via an app. This
transparency acts as a
micro-application of
‘Governance' (G) in
private property
management.

Material Waste
Reduction

Sustainability

Traditional best practice
dictates changing lock
cylinders between
tenancies. With smart
locks, you simply wipe the
digital memory. A
sustainable approach that
reduces metal waste over
the building's lifecycle.
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Hard Real Estate Realities
-

Valuation vs. Yield

The Fact:
Spending RM500 on a lock will NOT
increase your official capital valuation by

Strata Act & By-Laws Fire Safety Compliance

The Fact: The Fact:
In Malaysia, the Strata Management Act Safety codes prioritize egress (exit)
(SMA 2013) dictates facade uniformity. during emergencies.

RM10k. Appraisers don't calculate value
that way.

The Reality: The Reality:

While changing the lock mechanism is A proper smart lock MUST have a
usually permitted, replacing the entire mechanical override from the inside
main door or installing an oversized, non- (usually a physical lever) that does not
compliant smart grille may result in fines require power to open. In the event of a
from the Joint Management Body (JMB) or fire or power failure, tenants must be
Management Corporation (MC). Always able to evacuate instantly without

check the house rules. fumbling for a digital button or app.

The Reality:

It improves rental feasibility. Securing a
tenant just 2 weeks faster on a
RM2,000/month unit saves you RM1,000
in void periods a 200% ROl on the lock in
year one.

.

The Skeptical Buyer's Checklist

Don't just buy the cheapest option online. Verify these technical specifications first:

{2 IP Rating (Weatherproofing) {4 Emergency Power Port
Spending RM500 on a lock will NOT increase your official capital Ensure there is a concealed USB-C/Micro-USB port to jumpstart
valuation by RM10k. Appraisers don't calculate value that way. the lock with a power bank if the batteries are completely drained.
-
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~
The Skeptical Buyer's Checklist

Don't just buy the cheapest option online. Verify these technical specifications first:

{4 Mechanical Key Backup (4 Battery Type & Lifespan

Electronics can and will eventually fail. A physical key Opt for locks using standard AA Alkaline batteries (usually lasts

override is non-negotiable. (Tip: Hide the spare key in a 6-8 months). Avoid proprietary rechargeable lithium packs that
car, not inside the house). are hard to replace.

Quick Comparison:

Traditional vs. Smart Starter Pack

m Traditional Setup Smart Upgrade Setup Market Impact

Physical keys (easily
duplicated/lost)

PIN, Fingerprint, RFID Higher selcurllty p.erceptlon,
easier viewings.

Instant aestheti | and
Lighting Manual wall switches Voice & app-controlled nstant aestetic appea an
energy tracking.

C i dred d
Appliances Manual operation Scheduled via smart plugs onvenience and reauce
phantom energy load.
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Part 2: Effortless Ambiance ("Alexa, Turn On The Lights")

If the smart lock set the baseline at the door, the lighting seals the deal inside. We aren't hacking walls or pulling new wires.
This is about plug-and-play functional cosmetics that transform an average living room into a boutique hotel experience.

The Plug-and-Play Upgrades

4 4 4

The Psychology of Color The RM50 Air-Cond Hack Smart Plugs for Dumb
Assets
Aesthetics :% Lifestyle
@ Convenience

Switching from clinical daylight You don't need a RM2,000 smart
(6500K) to cozy warm white AC. A simple Smart IR Blaster Make a standard standing fan or
(2700K) via a phone app changes (RM50) mimics the remote bedside lamp 'smart'. Set routines
the perceived spatial quality. It control, allowing tenants to switch so the fan auto-starts at 8 AM. It's
makes prospects feel ‘at home' on the AC 10 minutes before a low-cost lifestyle hack that Gen-
instantly. arriving home. A huge lifestyle win. Z and Millennial tenants love.

U U U

¢ 4 4
Energy Monitoring (ESG) Simulated Occupancy Zero Sunk Cost (Portability)

% Sustainability A Security @ Investment

Many smart plugs track electricity Vacant properties are prime targets. Unlike built-in cabinets, smart
usage in real-time. Showing a Smart lighting allows landlords to set bulbs and plugs are fully portable.
prospective tenant that they can routines that mimic human presence If you sell the unit, simply unscrew
actively monitor and reduce their (lights turning on/off randomly in the them and deploy them in your
phantom energy load is a massive evening), securing the asset during next investment property. 100%
unique selling proposition. void periods. reusable CAPEX.

\ \ \_
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Hard Real Estate Realities

-

The "No-Neutral” Dilemma

The Fact:
Most older Malaysian properties (pre-2010)
lack a neutral wire in the wall switch box.
Standard smart switches will not work here.

The Reality:

Don't hack the walls. Either buy specific "No-
Neutral Smart Switches" (which use a small
capacitor) or bypass switches entirely by using
Smart Bulbs instead.

Fixtures vs. Chattels

The Fact:
Valuers categorize fixed smart wall switches
as *Fixtures* (part of the building). Smart
bulbs/plugs are *Chattels* (movable items).

The Reality:

Chattels do not increase your official property
capital valuation. Treat this strictly as a tenant-
acquisition and marketing expense, not a capital
enhancement.

TNB Tariff Hacking

The Fact:
Malaysia's electricity provider (TNB) uses a
tiered block tariff. Using too much pushes you
into a highly expensive bracket.

The Reality:

Smart automation lets tenants set air-cons to
turn off at 3 AM while simultaneously turning on
a smart-plugged fan. It keeps them in the
cheaper tariff block a great marketing angle!

The ISP Router Bottleneck

The Fact:

Standard ISP routers (like the default ones
provided by TM Unifi or Maxis) cannot handle
the data traffic of 15+ individual Wi-Fi smart
devices. They will crash.

The Reality:

If you are outfitting a whole house, avoid direct
Wi-Fi bulbs. Invest in a "Zigbee Hub" system. The
hub connects to the router once, and all the
bulbs talk to the hub, keeping your network
perfectly stable.

~

The "Wow Factor” Viewing Playbook

Having smart features is useless if you don't
demo them correctly. Here is how agents and
landlords can use these tools to seal the deal
during a physical viewing.

(" The Pre-Arrival )
15 minutes before the prospect arrives, use
the Smart IR Blaster app to turn on the
living room Air-Conditioner. They will step
out of the hot Malaysian sun into a
perfectly chilled oasis.

N\ J

( The Dramatic Reveal )
Open the smart lock, walk in, and say,
"Google, turn on the living room." Let them
watch the warm 2700K ambient lights
slowly fade in. It sets an immediate
emotional hook.

........
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(" The Cost-Saving Pitch )
Point out the smart plugs. Explain how
they can schedule the fan to replace the
AC at 3 AM, keeping them in the cheaper
TNB tariff bracket. You aren't just selling a
house; you're selling a lifestyle.

.

Monthly Bulletin | July 2026
| Page 5



Part 3: The Ultimate ROI Blueprint: Low Cost, Skyrocketing Perceived Value (The Tenant Magnet)

We've installed the locks and set the ambiance. Now, how do we justify the math? In this finale, we summarize why
these "functional cosmetics" matter from a property investment and feasibility perspective. It's time to talk about yield,

tenant psychology, and hard cash flow.

The Strategic Investor's Playbook

The 'Halo Effect’ (Premium lllusion)
Psychology

Tenant psychology is simple: if the door lock is high-
tech and the lights are voice-controlled, they

AN . . -
automatically assume the plumbing, wiring, and
overall building maintenance are also top-tier. It
builds instant trust.

(
The 'Sticky' Tenant (Retention)

Retention

s Once a tenant gets used to opening their door with a

./ fingerprint and turning off lights via their phone from
bed, moving back to a 'dumb' house feels like a
massive downgrade. This severely reduces tenant
turnover rates.

\

—
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Eliminating Price Objections
Leverage

Can you ask for higher rent? Realistically, maybe
'l' RM50-RM100 more. HOWEVER, the real magic is
T that prospects won't aggressively haggle your asking
price. They perceive the added value and are willing

to pay the full asking rate without a fight.

Targeting The Premium Demographic
Demographics

By outfitting the unit with smart features, you

‘i& instantly filter your tenant pool. You attract Gen-Z,
Expatriates, and Hybrid Workers who prioritize
lifestyle, convenience, and high-speed internet
readiness over sheer square footage.
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Facility Management:
The Digital Handover SOP

Property management has evolved. You can no longer just

hand over a set of physical keys and walk away. Landlords
must implement a "Digital Handover" protocol.

(¢ )

Step 1: Data Sanitization (Move-Out)
Upon tenancy termination, the landlord MUST factory reset the smart
lock. Wiping all previous fingerprints, PINs, and RFID cards is a legal

@eoessity to ensure the new tenant's absolute privacy and security. )

(Step 2: Account Unbinding R

Ensure the new tenant downloads the respective apps and pairs the
devices to their own localized Wi-Fi network during the handover
briefing.

N\

fStep 3: The Digital Inventory Clause

Update your inventory list. Don't just list "Ix Smart Lock". List the
brand, model, and condition. Include all smart plugs and RFID cards as

J
~

chargeable replacement items if lost or damaged by the tenant. )

The Smart Home Starter Pack is not about turning your
property into a sci-fi spaceship. It's a highly calculated,
low-cost marketing strategy designed to accelerate
tenant acquisition, streamline facility management, and

drastically reduce void periods. Stop competing on price
in an oversupplied market; start competing on perceived
value and lifestyle.

P—
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Hard Real Estate Realities

~ )
The Tenancy Agreement Trap

The Fact:
Tech will eventually break. A smart plug might short circuit, or a
smart lock might jam.

The Reality: You must update your Tenancy Agreement (TA). Clearly
stipulate who is responsible for replacing batteries (tenant) versus
repairing the hardware mechanism (landlord). Set a "grace period"

(e.g.. 30 days) for tech hardware warranties.

The Obsolescence Risk

The Fact:
Technology moves fast. The ‘cutting-edge' Wi-Fi bulb you buy
today might not be supported by apps in 3 years

The Reality:

Do not over-invest in highly integrated, proprietary systems that
require wall hacking. Stick to universal protocols (like Zigbee or
Matter). Keep the core tech (like standard light switches) intact so
the house functions normally even if the 'smart' element fails.
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Part 4: The Invisible Shield: Asset Protection & Ultimate Peace of Mind

( )
We've covered aesthetics and access. Now, let's talk fConnected Smoke Alarms Safety

about defense. Smart upgrades aren't just for showing
off, they are micro-insurance policies. By deploying
cheap sensors and visual deterrents, landlords protect is empty). Smart smoke alarms instantly alert the
their capital assets while offering tenants absolute landlord and tenant's smartphones the moment

kpsychologicalsafety. smoke is detected, allowing for immediate
emergency response.

Standard alarms only beep (useless if the house

The "Peace of Mind" Upgrades

Smart Video Doorbell Securit . .
y The Single-Demographic Magnet Marketing
(The Gatekeeper)
[\ A battery-powered Wi-Fi doorbell gives tenants These security features heavily attract premium
24/7 visual access to their front door via their tenants—specifically female expats, young
- phone. It serves as a strong visual deterrent professionals living alone, or small families. They
against loiterers and provides an intercom to will gladly pay your asking price for this specific
speak to delivery riders remotely. psychological comfort.
(
Smart Water Leak Sensors Prevention The Ultimate Starter Pack
_ _ ( )
Place a RM30 wireless sensor under the kitchen By combining Access (Locks), Ambiance (Lighting), ROI
sink, Was_h'n_g machine, or.water heat.e'r. If.water Strategy, and Protection (Sensors), you are no longer
touchesRILAtipLShes ) ISR [Tk iszuie i selling four walls and a ceiling. You are selling a
yourlphone. It stops a minor drip from becoming seamless, secure, and modern lifestyle. That is how you
a major flood. .
L dominate the property market. )
N .
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Asset Preservation: The ROI of Prevention Legal & Strata Realities (The Fine Print)

Property investors often ignore preventive maintenance PDPA & Strata CCTV Rules
until disaster strikes. Let's look at the real-world math of

, . : . . The Fact: Pointing a camera at your neighbor's door or
ignoring water leaks in a strata high-rise.

the common corridor violates privacy expectations and
) JMB by-laws.

The Reactive Nightmare
A flexible hose under the sink bursts while the tenant is

away for the weekend. The Reality: If installing a video doorbell, you MUST use

the app settings to "mask” or black-out areas of the
Replace Timber Flooring: camera feed that capture the neighbor's property.
Alternatively, use a Smart Peephole Camera that
doesn't look like an aggressive CCTV.

Fix Neighbor's Ceiling (Downstairs):

.

Total Damages:

( The E-Commerce Lifestyle

The Smart Defense The Fact: Modern tenants receive Shopee/Lazada
Sensor detects the first puddle. Tenant/Landlord rushes parcels weekly. Parcel theft in condo corridors is a rising
over or shuts off the main valve immediately. complaint.

Smart Water Sensor (CAPEX):

The Reality: A video doorbell allows the tenant to
speak to the rider (e.g., "Just leave it in the shoe rack,
Capital Saved: thank you") and record any theft. It perfectly
accommodates the modern e-commerce lifestyle.

Replace Flexible Hose:

N .
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The July 2026 IMG Monthly Bulletin provides a
comprehensive framework for upgrading standard real
estate assets into highly marketable smart homes using a
low-cost, high-impact "Smart Home Starter Pack". The
foundational step in this transformation begins at the
property's main entrance by replacing traditional locks with
biometric or RFID smart locks. This strategic upgrade
immediately establishes a premium baseline perception for
prospective tenants while significantly enhancing operational
efficiency through remote access management. From an
Environmental, Social, and Governance (ESG) perspective,
smart locks contribute to better governance by generating
real-time digital access logs, and they support sustainability
by eliminating the need to discard metal lock cylinders
between tenancies.

Crucially for property valuation, while a RM500 smart lock
expenditure will not directly increase a property's official
capital valuation, it drastically improves rental feasibility by
accelerating tenant acquisition and minimizing void periods,
thereby offering a rapid return on investment. However,
property managers must ensure these installations feature a
mechanical override to comply with fire safety egress codes
and adhere to the Strata Management Act (SMA 2013) to
avoid penalties regarding facade uniformity.

m\ IM Global
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Moving beyond the entryway, the bulletin emphasizes the
integration of plug-and-play smart lighting and automated
smart plugs to elevate the interior ambiance without the
need for invasive, hard-wired renovations. By utilizing
smartphone-controlled lighting to transition from clinical
daylight to a warm 2700K ambiance, landlords can instantly
enhance the perceived spatial quality during property
viewings. Furthermore, these automated systems empower
tenants to actively monitor their energy consumption and
strategically manage utility costs. For instance, tenants can
engage in "TNB tariff hacking" by scheduling smart plugs to
turn off air-conditioning and activate standard fans during
off-peak hours, thereby remaining within cheaper electricity
tariff blocks. From an investment standpoint, because these
smart devices do not require wall modifications, they are
legally categorized as movable chattels rather than
permanent building fixtures. Consequently, they represent a
fully reusable capital expenditure that can be seamlessly
transferred to future investment properties, rather than an
enhancement to the current property's capital value.

The implementation of these modern technological features
leverages tenant psychology by creating a "halo effect,”
where the presence of smart devices leads prospects to
assume that the underlying building maintenance and
infrastructure are of equally premium quality.
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This elevated perceived value effectively neutralizes price
objections, allowing landlords to secure full asking rental
rates and attract premium demographics such as young
professionals and expatriates. Additionally, the convenience
of smart living significantly increases tenant retention, as
reverting to a traditional, non-automated home is often
perceived as a severe lifestyle downgrade. To manage these
upgraded assets effectively, the bulletin outlines the
necessity of a strict "Digital Handover Standard Operating
Procedure (SOP)". Landlords are legally obligated to perform
comprehensive data sanitization by factory-resetting all
smart devices at the end of a tenancy, ensuring the incoming
tenant's absolute privacy and security. Furthermore,
Tenancy Agreements must be explicitly updated to define
the tenant's responsibility for consumable replacements,
such as batteries, distinct from the landlord's liability for
hardware malfunctions.

Finally, the bulletin frames smart home technology not
merely as a marketing tool, but as a critical micro-insurance
policy for preventive maintenance and asset protection.

m\ IM Global
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The proactive deployment of inexpensive wireless smart
water leak sensors beneath high-risk areas, such as sinks or
washing machines, can instantly alert landlords and tenants
to moisture. This rapid notification system is instrumental in
preventing minor drips from escalating into catastrophic
strata damages that could result in thousands of ringgit in
liability claims. On the security front, battery-powered Wi-Fi
video doorbells serve as a strong visual deterrent and
perfectly accommodate the modern e-commerce lifestyle by
allowing tenants to communicate remotely with delivery
personnel. However, the report strictly cautions that
property managers must digitally mask specific areas of the
camera feed to ensure absolute compliance with the
Personal Data Protection Act (PDPA) and Joint Management
Body (JMB) privacy by-laws, thereby preventing the
unauthorized surveillance of neighboring units and
common corridors.

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.
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	The July 2026 IMG Monthly Bulletin provides a comprehensive framework for upgrading standard real estate assets into highly marketable smart homes using a low-cost, high-impact "Smart Home Starter Pack". The foundational step in this transformation begins at the property's main entrance by replacing traditional locks with biometric or RFID smart locks. This strategic upgrade immediately establishes a premium baseline perception for prospective tenants while significantly enhancing operational efficiency through remote access management. From an Environmental, Social, and Governance (ESG) perspective, smart locks contribute to better governance by generating real-time digital access logs, and they support sustainability by eliminating the need to discard metal lock cylinders between tenancies.
	Crucially for property valuation, while a RM500 smart lock expenditure will not directly increase a property's official capital valuation, it drastically improves rental feasibility by accelerating tenant acquisition and minimizing void periods, thereby offering a rapid return on investment. However, property managers must ensure these installations feature a mechanical override to comply with fire safety egress codes and adhere to the Strata Management Act (SMA 2013) to avoid penalties regarding facade uniformity.
	Moving beyond the entryway, the bulletin emphasizes the integration of plug-and-play smart lighting and automated smart plugs to elevate the interior ambiance without the need for invasive, hard-wired renovations. By utilizing smartphone-controlled lighting to transition from clinical daylight to a warm 2700K ambiance, landlords can instantly enhance the perceived spatial quality during property viewings. Furthermore, these automated systems empower tenants to actively monitor their energy consumption and strategically manage utility costs. For instance, tenants can engage in "TNB tariff hacking" by scheduling smart plugs to turn off air-conditioning and activate standard fans during off-peak hours, thereby remaining within cheaper electricity tariff blocks. From an investment standpoint, because these smart devices do not require wall modifications, they are legally categorized as movable chattels rather than permanent building fixtures. Consequently, they represent a fully reusable capital expenditure that can be seamlessly transferred to future investment properties, rather than an enhancement to the current property's capital value.
	The implementation of these modern technological features leverages tenant psychology by creating a "halo effect," where the presence of smart devices leads prospects to assume that the underlying building maintenance and infrastructure are of equally premium quality.
	This elevated perceived value effectively neutralizes price objections, allowing landlords to secure full asking rental rates and attract premium demographics such as young professionals and expatriates. Additionally, the convenience of smart living significantly increases tenant retention, as reverting to a traditional, non-automated home is often perceived as a severe lifestyle downgrade. To manage these upgraded assets effectively, the bulletin outlines the necessity of a strict "Digital Handover Standard Operating Procedure (SOP)". Landlords are legally obligated to perform comprehensive data sanitization by factory-resetting all smart devices at the end of a tenancy, ensuring the incoming tenant's absolute privacy and security. Furthermore, Tenancy Agreements must be explicitly updated to define the tenant's responsibility for consumable replacements, such as batteries, distinct from the landlord's liability for hardware malfunctions.
	Finally, the bulletin frames smart home technology not merely as a marketing tool, but as a critical micro-insurance policy for preventive maintenance and asset protection.
	The proactive deployment of inexpensive wireless smart water leak sensors beneath high-risk areas, such as sinks or washing machines, can instantly alert landlords and tenants to moisture. This rapid notification system is instrumental in preventing minor drips from escalating into catastrophic strata damages that could result in thousands of ringgit in liability claims. On the security front, battery-powered Wi-Fi video doorbells serve as a strong visual deterrent and perfectly accommodate the modern e-commerce lifestyle by allowing tenants to communicate remotely with delivery personnel. However, the report strictly cautions that property managers must digitally mask specific areas of the camera feed to ensure absolute compliance with the Personal Data Protection Act (PDPA) and Joint Management Body (JMB) privacy by-laws, thereby preventing the unauthorized surveillance of neighboring units and common corridors.
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	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.


