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A first-tier city without runaway prices

Guangzhou has the lowest average property price
of China’s first-tier cities (a category generally
accepted as incorporating Beijing, Shanghai,

Shenzhen and Guangzhou). Indeed it is only the fifth
priciest market in the country, trailing the port city of
Xiamen. It is also considered to be one of the more stable
real estate markets – in fact in 2015 while values in
neighbouring Shenzhen surged,  Guangzhou saw several
months of declines in the first half of the year. These
reversed slightly in the second half, but ultimately that
meant the cost of new homes rose a marginal 0.5% over
2015 as a whole.
Yet while the cost of a new dwelling didn’t budge much,

both the volume and the value of sales grew over the year
before, by 28% and 30% respectively. What might explain
these figures? The growth in sales – accompanied by a
relative stagnation in price – could be due partially to
Guangzhou’s recent absorbing of its neighbouring cities
Zengcheng, Conghua and Huadu, which were incorporated
into the Guangzhou area in 2014. The majority of
properties in these outlying districts command a lower
price than those in the city centre.

The evolving nature of
Guangzhou’s borders naturally has
an impact on the assessment of its
overall property market. In 2015 sales
by gross floor area (GFA) ranked
Guangzhou number 13 nationally.
However, if you look at “Greater
Guangzhou”, a relatively recent
urban planning concept which also
encompasses the city of Foshan
(population 7.3 million), then the
area would rank first in terms of sales
by GFA.
To avoid this confusion, some

analysts prefer to focus purely on
Guangzhou’s central districts when
discussing the city’s property market.
Colliers, for example, reports on
residential sales for the “nine central
districts” of Guangzhou; average sales
prices rose 8.6% year-on-year in the
first half of 2016 while sales by

5th
Guangzhou’s
ranking in cities
by average
property price
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volume climbed 38.7%.
This increase in sales is attributed in part to the

publication of several infrastructure development plans,
including the confirmed construction of new metro lines.
Guangzhou’s transport department’s aspirations for the
city’s underground system are ambitious, and even if only
the lines that have already been granted approval go ahead
it will extend the metro network dramatically – and turn
some formerly less favoured locations into potential
hotspots for investment.
However, like many other cities in China, Guangzhou

introduced new policies this year to restrict speculative
purchasing. Already local residents were restricted to
owning two units per household, while outsiders were
limited to one. Amongst the new policies is one
preventing buyers from reselling units within two years
of making the purchase.
Guangzhou’s property market rose substantially last

year, chafing its image as a stable location. Despite the
city’s plans to build-up its outlying areas, a lot of
purchasing interest remained focused on the dwindling
supply in the city centre - a trend which continued to
this year.
In June 2017 China Vanke snatched up one of the

coveted plots, splashing Rmb55.1 billion on a package of
six deeds including a 1 million square metre spot in central
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“Benefitting
from the
loosening of
policies and
proactive
promotions by
developers,
buyers are
showing
enthusiasm for
the residential
market”

Sam He, Savills
Research 

Liwan district. 
However, Tianhe has maintained

its status as Guangzhou’s most de-
sirable location. The area comprises
the transport hub that is the East
Railway Station and the city’s CBD
as well as what is being developed
into the financial district. Under-
standably it is the most expensive
area in Guangzhou to buy, averaging
Rmb40,355 per square metre.
Most of the property in Tianhe

takes the form of high rise
apartments, many with amenities
such as swimming pools and gyms.
But besides the flats, there are a select
number of mansions tucked away in
Tianhe Park.
After Tianhe, the priciest district is

Yuexiu, which is the old centre of the
city. Although the majority of the
properties in this area are older than
those in Tianhe, the district’s history
gives it some distinct advantages for
families. For example, some of the best
local schools are in the Yuexiu district.
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The third area of interest is Haizhu – the island district
in the middle of the Pearl River. On top of its hot
residential property market, demand for Haizhu’s office
supply has been rising too. Supply in just the Pazhou
submarket of the district (where the Canton Fair is held)
doubled over the second half of 2016.
And renting? A 100 square metre residential apartment

in a five year-old building in the Tianhe district would cost
between Rmb9,000 and Rmb12,000 per month (buying
such an apartment could cost maybe Rmb20,000 per
square metre). That, of course, makes Guangzhou’s rental
market pretty cheap relative to nearby Hong Kong, where
a similar unit would cost four to five times more. As it
seeks to boost its own financial centre and take advantage
of a bullet train connection with Hong Kong (due in 2018),
this price differential might lead some professionals to
consider basing themselves there. 
There is also a plethora of serviced apartments to

choose from within the area (investment in this sector
surged 33.8% in 2015), which might be a more manageable
option for many expats. For a 90 square metre serviced
apartment in the Tianhe district you could expect to pay
around Rmb8,000 per month. 
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Living the high life
Sinopolis takes a look inside two luxury projects in Guangzhou

The first property – Mayfair by local developer KWG (see map on
previous page for its location) – is being developed in the new
financial district to the east of Zhujiang New Town, alongside the

Pearl River. This tower block of serviced apartments is part of a
larger complex which, when complete, will incorporate offices, a
mall and a hotel, besides apartments.
The fourth floor of the apartment block is where the lowest

level flats are; these are all studio apartments, offering 41 square
metres of living space. The kitchen runs perpendicular to the
entrance and adjacent to the bathroom, while the living area
melds into a bedroom. When sales started, a studio like this was
priced between Rmb38,000 and Rmb43,000 per square metre –
so roughly Rmb1.7 million for the entire unit. 
Above the fourth floor and continuing up to the twenty-fourth

floor larger options are introduced. The largest at 78 square
metres is a two-bedroom flat, targeted towards a couple with a
child. There is a separate kitchen and a spacious dining-cum-
living room, but perhaps the best selling point is that all the
apartments of this size are south-facing – providing views out
across the rest of the financial centre and the Pearl River. These
units sold for Rmb3.5 million each.
The rates on Mayfair’s residential units remained fairly

consistent until the residences all sold out earlier this year. The
building is now selling ground floor retail units for Rmb150,000
per square metre. It is likely, given new purchasing restrictions
and the continued development of the financial district, that early
investors wills see good returns. Already there is an underground
station nearby, which takes roughly 15 minutes to reach the CBD,

Mayfair by KWG
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and a bridge to Pazhou, home of the Canton Fair. By 2020 the
Guangzhou-Foshan underground line should have been extended
to the ‘Financial City’ (see Q&A with KWG’s Roger Law for more
on this concept), as well as the APM line, which runs through the
city centre.
The second property is 20 or 10 minutes away, depending

whether you drive or take the metro, and is between the Zhujiang
New Town and the CBD. This luxury project is being developed by
another top local developer – China Evergrande – and has been
named “Jewelry”. Although the apartments for sale in this
building are serviced apartments, they are much grander than
average, offering split-level and three-floored units. The split-level
variety is a 90 square metre open plan studio, with the bedroom
stationed on a mezzanine level above the kitchen and dining area.
The units that rise over three floors have 343 square metres of

floor space spread across five bedrooms, four bathrooms and two
living rooms, plus the kitchen. This mini-mansion costs around
Rmb27 million ($4.10 million, based on the exchange rate in early
October 2017 of 6.59). One element that could impact values in
the tower: just opposite it Guangzhou’s primary venue for
Cantonese opera is under construction. This will not block any
views, but could lead to price appreciation as the area becomes
more of a cultural destination.

Evergrande Jewelry
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Building business
Sinopolis speaks with Roger Law, vice-president 
of the finance department of KWG, one of the largest local
property developers in Guangzhou

How is the property market in Guangzhou?
Up until the beginning of 2016, Guangzhou was quite a
stable market. Out of all the first-tier cities in China – so
including itself, Beijing, Shanghai and Shenzhen –
Guangzhou is the one that has always had the most
stable market. When the property market has shot up
elsewhere in the past Guangzhou has lagged behind, but
conversely when the general market has fallen,
Guangzhou has remained stronger. 
I think this is because traditionally Guangzhou has

not had so many outside investors rushing in to buy
property. Even though Guangdong was the first province
to be developed with an eye towards trading with the
outside world, this primarily resulted in it building good
infrastructure. In other provinces, the local population
dream of becoming rich and moving to the provincial
capital because the capital provides better living
conditions. But in Guangdong many cities are well

developed, and they’re all well connected, so people
living in Shenzhen have no desire to move to
Guangzhou, because if they really want to go there they
can take a car or a train and get there in one hour. So for
this reason Guangzhou has always been more of a
locally-driven market.
That was until 2016, when outsiders pushed up

property prices in the city precisely because they
recognised that it was obviously underpriced compared
to other cities.

Has this created any oversupply in the market?
No, it’s a very self-sustained market: it’s never really been
oversupplied nor undersupplied. Shenzhen, for example,
is different. Shenzhen was undersupplied for the last
couple of years and that’s why the prices in Shenzhen shot
up so fast last year. The land supply was very minimal and
then there were lots of ultra rich people living there who
wanted to invest in property, so that pushed prices up fast.
People say that in Guangzhou they have learnt from the

property market experiences of Hong Kong over the past
two decades and so they never overheated their own
market. They were cautious.

What are the key areas for property in Guangzhou?
There are two districts in Guangzhou that have the

1995
The year KWG
was established
in Guangzhou
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highest prices: Tianhe and Yuexiu, the old town.
Even though it’s the old town, Yuexiu still has a lot
of good schools and plenty of greenery, which helps
keep the price up. It was also traditionally the
place where most of the wealthy lived so
there are nice houses there. Tianhe was
mainly developed because the train station
was there, which is a very important
connection point for the city, particularly
between Guangzhou and Hong Kong.
Pearl River New Town, which is the
newly developed CBD, where the
museum, library and opera house are, is
located in the heart of Tianhe District.

So will the new train line coming into
Guangzhou South station help that region
develop?
Well traditionally people liked to live on the
northern part of the river rather than the
southern side. I guess this resulted in the richer
people living in the north and those areas
becoming more developed, whereas the south
would be the district where there was a lot more
farmland and working class labour. Nowadays,
however, in terms of property prices, there’s

greater parity with the north, and the south has
more land availability. But the problem is that
some developers will have bought land in the

area when it was at a peak price, so they
are maybe now waiting until a little
later to start development, so that the
property price can be higher before
they even begin.

Then where might first time
buyers live?
I guess first time buyers if they are
not that wealthy, depending on the
family size, might be living on the

outskirts where it’s cheaper. 
The wealthier people would be living in
Tianhe in lower density properties, such
as residential flats rather than serviced
apartments. For the megarich there are
mansions and villas in Tianhe too,
hidden in Tianhe Park. Many of them
wouldn’t want to live in the outskirts of
Guangzhou, because they don’t want to
have to travel far, so they prefer to find
somewhere of lower density in the city
centre. 
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the Hong Kong
Stock Exchange
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Where is the most popular KWG project?
Currently we have two projects on sale that are proving
more popular – one is in Foshan, it’s a 50:50 joint venture
with the Hong Kong developer Sun Hung Kai Properties,
and it’s a residential project. Foshan is an interesting area
because it recently announced a new policy granting
anyone with property in Foshan a hukou [a residency
permit entitling holders to local state benefits, such as
healthcare and education] and since Foshan is effectively
adjoined to Guangzhou by the subway train, I believe a
Foshan hukou will be equivalent to a Guangzhou hukou.
Another popular project we’re launching is called the

Financial City. It’s a new place designated for development
by the Guangzhou city government and intended to
become the city’s centre for finance; it’s a small district
right next to Pearl River New Town. This is a commercial
project but we’re building serviced apartments and offices
there as well. Since the land was designated as commercial
land we couldn’t simply build residential properties, so
we’re building these apartments, which are technically
commercial-residential. This distinction has some
interesting implications. For example, there are purchasing
restrictions in place which limit households to buying only
one residential property, but that rule does not apply to
serviced apartments. This might partially explain why
there are so many serviced apartments in Guangzhou.

Will the older areas of Guangzhou’s centre be
redeveloped?
Well this is difficult to do, because the people living in
those areas would need to be relocated, and that invites a
lot of political risk. If the government attempted to move
everyone out they might evoke bad press, so I think a lot
of city government officials won’t want to take that risk.
And then if they do take that risk, it’s still not an easy task.
Officials involved could be accused of bribery or the
people being moved might feel that they haven’t been
properly compensated.
One of our projects – The Riviera – was actually the first

renovation project in Guangzhou. The government was
responsible for relocating the people that originally lived
there. They built a bridge to the south side of the river and
built high rises there so they could compensate the people
being moved out with these new apartments. This worked
because it was so-called ‘nearby relocation’. People are
often very reluctant to be relocated to the outskirts
because it’s inconvenient and the property value is so
much less.
But now there’s not enough space to carry out these

sorts of relocation projects in the city centre.

Financial City is a
new place
designated for
development by
the city
government and
intended to
become the city’s
centre for finance


