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Hong Kong Residential Prices Back to the Uptrend
It Is Still 22% Cheaper Than the Peak in 2022
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Positive Drivers Pointed Out by KGI in Early 2025
At a Time When Majority of the Market Believes There Are More Downside to Property Prices

KGI’s reasonings in early 2025 = Major investment banks’ reasonings in early 2026

◼ Strong rental momentum – improving rental yield

◼ Improving investment sentiment

◼ Improvement in affordability after the correction over the last 4 years

◼ Low-leverage in the banking system – overall LTV was only 22%

◼ Population revert to growth trend (driven by immigration) to support rental demand and purchasing power

◼ Abundant liquidity in the banking system – Hong Kong monetary base increased 3 times from 2008

◼ Limited land supply during the last few years is expected to drive significant drop in supply from 2027
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Two of the Hottest Investments in 2026
One of them is Gold but which one is which?
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In Nov 2025, We Said Commercial Properties Have Bottomed
The Rise in Property Stocks Reflects Improvement in Both Residential and Office Markets

Answer to the previous page: A: Sun Hung Kai Properties, B: Gold

Office Market

◼ Positive absorption with better sentiment and 

sizable deals

◼ Demand from the finance industry and 

mainland China firms

◼ Upgrade demand to Central or prime-located 

buildings as rents become affordable after 

correction

◼ Expect negative rental reversion to narrow; 

flat rental reversion by end 2026

Retail Market

◼ Continued mild recovery in retail sales (Sep 

25 sales saw widened growth despite 3 

Typhoons)

◼ Turning to flat rental reversion in mid-2026

◼ Positive tourism growth, stronger RMB & 

wealth effect

◼ Shopping malls gaining market share from 

street level shops

Commercial Real Estate Is No Longer a Drag to Developers
Bottoming Out of Sentiment in Both the Office and Retail Markets

2025/11/21
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First QoQ Office Rental Improvement Since 2Q22
Every Dog Has Its Days

4Q25
Avg Rent 

(HK$/sqft)

4Q25

Q/Q

4Q25

Y/Y

4Q25

vs. Peak
Cap Rate

Cap Rate 

QoQ
Vacancy

Vacancy 

QoQ

Office

Overall Rental 46.5 0.7% -1.5% -39% 3.2% 0.05% 14.1% 0.7%

Capital Value 17,257 -0.8% -6.7% -50%

Central Rental 73.9 1.5% -0.4% -43% 3.2% 0.08% 11.0% 0.0%

Capital Value 27,817 -1.0% -7.2% -53%

Wanchai / 

CWB
Rental 45.9 0.4% -2.4% -37% 3.2% 0.03% 10.8% -1.2%

Capital Value 17,359 -0.7% -6.8% -47%

TST Rental 41.9 1.2% -0.7% -23% 3.5% 0.06% 7.2% -0.5%

Capital Value 14.365 -0.5% -5.3% -37%

HK East Rental 33.2 -0.4% -9.7% -40% 3.5% 0.01% 13.1% 0.0%

Capital Value 11,535 -0.7% -11.4% -48%

Kowloon East Rental 24.1 -1.2% -0.6% -30% 3.1% -0.02% 19.4% -0.5%

Capital Value 9,224 -0.4% -4.5% -44%

Retail Prime Retail Rental 90.5 -2.6% -9.1% -46% 4.8% 0.02% 9.9% 0.2%

Capital Value 22,625 -3.0% -10.0% -46%

Street Shops Rental 194.7 -2.8% -7.7% -74% 2.7% 0.04% n/a n/a

Capital Value 85.621 -4.4% -17.1% -76%
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Retail Appears to Be the Remaining Catalyst for the Stocks
It Is a Challenging Argument Now but So Did Residential and Office Market in 2025
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◼ Hong Kong retail sales is at 78%of the 

2018’s level which was in line with overall 

tourist level at 77% of 2018’s level

◼ There doesn’t seem to be a significant drag 

on retail sales from outbound domestic 

consumption

◼ If per capita spending by tourists have 

been falling driven by more same-day 

travel, this implies spending per capita by 

the local has increased

◼ Two key drivers for retail sales:

1) Strength in RMB to drive increasing 

tourist spending

2) Positive wealth effect to improve local 

spending power

Hong Kong Retail Sales Growth YoY%

(Mln HKD) (LHS)
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RMB Is Riding on the US Weakness and Capital Flight to Safety
Mainland Tourists’ Spending Power Is Increasing

RMB/USD
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Consumption Confidence Reinforced by the Stock Market
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Residential, Office and Retail Tend to Move Together
This happens 80% of the last 31 years
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Where Can We Find Hong Kong Retail Exposure?
That will be the last engine to sustain the re-rating

SHKP Henderson Land CK Asset Sino Land

Agricultural land 4% 9% 2% 0%

Hong Kong property development 16% 18% 18% 25%

Hong Kong property investment

Office 13% 27% 10% 12%

Retail 31% 16% 9% 25%

Hotel 3% - 11% 5%

China 20% 13% 7% 12%

Others 13% 18% 44% 21%

Total 100% 100% 100% 100%

Gross NAV (HK$/Per share) 236.5 91.6 91.9 13.6

Net debt (HK$/Per share) -32.9 -30.9 -8.4 5.4

NAV (HK$/Per share) 203.6 60.7 83.5 19.0

Swire Properties Hongkong Land Wharf REIC Hang Lung Properties

Agricultural land 0% 0% 0%

Hong Kong property development 4% 0% 0% 3%

Hong Kong property investment

Office 30% 44% 24% 5%

Retail 13% 15% 60% 14%

Hotel 2% 7%

China 47% 25% 72%

Others 6% 15% 10% 5%

Total 100% 100% 100% 100%

Gross NAV (HK$/Per share) 53.5 13.4 65.0 36.8

Net debt (HK$/Per share) -8.7 -1.3 -11.0 -9.5

NAV (HK$/Per share) 44.8 11.7 54.2 27.3
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Disclaimer and Important Notice

Hong Kong: The information contained in the document herein is confidential and is not intended for general public distribution or for use by any person or entity located or residing in any jurisdiction which restricts the

distribution of such information by KGI Asia Limited ("KGI") or any affiliate of KGI. Re-distribution of the document herein and any part thereof by any means is strictly prohibited. Such information shall not be regarded as

an offer, invitation, solicitation or recommendation to invest in or sell any securities or investment products to any person or entity in any jurisdiction. The above information (including but not limited to general financial and

market information, news services, market analysis and product information) is for general information and reference purpose only and may not be reproduced or published (in whole or in part) for any purpose without the

prior written consent of KGI Asia Ltd. Such information is not intended to provide investment advice and should not be relied upon in that regard. You are advised to exercise caution, and if you are in any doubt about such

information, you should seek independent professional advice.

You are advised to exercise caution and undertake your own independent review, and you should seek independent professional advice before making any investment decision. You should carefully consider whether

investment is suitable in light of your own risk tolerance, financial situation, investment experience, investment objectives, investment horizon and investment knowledge.

No representation or warranty is given, whether express or implied, on the accuracy, adequacy or completeness of information provided herein. In all cases, anyone proposing to rely on or use the information contained

herein should independently verify and check the accuracy, completeness, reliability and suitability of the information. Simulations, past and projected performance may not necessarily be indicative of future results.

Information including the figures stated herein may not necessarily have been independently verified, and such information should not be relied upon in making investment decisions. None of KGI, its affiliates or their

respective directors, officers, employees and representatives will be liable for any loss or damage of any kind (whether direct, indirect or consequential losses or other economic loss of any kind) suffered or incurred by any

person or entity due to any omission, error, inaccuracy, incompleteness or otherwise, or any reliance on such information. Furthermore, none of KGI, its affiliates or their respective directors, officers, employees and

representatives shall be liable for the content of information provided by or quoted from third parties.

Complex Products refers to an investment product whose terms, features and risks are not reasonably likely to be understood by a retail investor because of its complex structure. Investors should exercise caution in

relation to complex products. Investors may lose the entire amount or more than the invested amount. For complex products with offering documents or information not reviewed by the Hong Kong Securities and Futures

Commission (SFC), investors should exercise caution regarding the offer. For complex products described as SFC-approved, such approval does not imply official endorsement, and SFC recognition does not equate to a

recommendation or assurance of the product’s commercial viability or performance. Past performance data, if provided, is not indicative of future performance. Some complex products are only available to professional

investors. Before making any investment decisions, investors should review the offering documents and other relevant information to understand the key nature, features, and risks of the complex products. Independent

professional advice should be sought, and investors should have sufficient net assets to bear the potential risks and losses associated with the product. Members of the KGI group and their affiliates may provide services

to any companies and affiliates of such companies mentioned herein. Members of the KGI group, their affiliates and their directors, officers, employees and representatives may from time to time have a position in any

securities mentioned herein.

Bond investment is NOT equivalent to a time deposit. It is NOT protected under the Hong Kong Deposit Protection Scheme. Bondholders are exposed to a variety of risks, including but not limited to: (i) Credit risk - The

issuer is responsible for payment of interest and repayment of principal of bonds. If the issuer defaults, the holder of bonds may not be able to receive interest and get back the principal. It should also be noted that credit

ratings assigned by credit rating agencies do not guarantee the creditworthiness of the issuer; (ii) Liquidity risk - some bonds may not have active secondary markets and it would be difficult or impossible for investors to

sell the bond before its maturity; (iii) Interest rate risk – When the interest rate rises, the price of a fixed rate bond will normally drop, and vice versa. If you want to sell your bond before it matures, you may get less than

your purchase price. Do not invest in bond unless you fully understand and are willing to assume the risks associated with it. Please seek independent advice if you are unsure.

All investments involve risks. The prices of securities fluctuate, sometimes dramatically. The price of a security may move up or down, and may become valueless. It is as likely that losses will be incurred rather than profit

made as a result of buying and selling securities. Prices of securities and fund units may go up as well as down and past performance information presented is not indicative of future performance. Investors should read

the relevant fund's offering documents (including the full text of the risk factors stated therein (in particular those associated with investments in emerging markets for funds investing in emerging markets)) in detail before

making any investment decision. You are advised to exercise caution and undertake your own independent review, and you should seek independent professional advice before making any investment decision. You

should carefully consider whether investment is suitable in light of your own risk tolerance, financial situation, investment experience, investment objectives, investment horizon and investment knowledge.

Singapore: This document is provided for general information and circulation only, and is not an offer or a solicitation to deal in any securities or to enter into any legal relations, nor an advice or a recommendation with

respect to any financial products mentioned herein. It does not have regard to the specific investment objectives, financial situation and the particular needs of any recipient hereof. You should ensure that you understand

the risk(s) involved and should independently evaluate particular investments and consult an independent financial adviser before making any investment decisions. All information and opinions contained herein is based

on certain assumptions, information and conditions available as at the date of this document and may be subject to change at any time without notice.
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