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Policy Address 2026: Stable real estate
markets the guiding principle

POLICY ADDRESS 2026:
GOVERNMENT MOVES TO
REVITALIZE REAL ESTATE AMID
MARKET WEAKNESS
On 18th November 2025, the Macau SAR
Government released its 2026 Policy
Address, emphasizing a strategic focus
on administrative reforms to improve
governance efficiency and accelerate economic
diversification. These priorities reflect the
government’s long-term strategy to reduce
reliance on gaming revenues and foster
sustainable growth across multiple sectors.
In response to a weak real estate market,
the government announced measures to

stimulate the sector. These include doubling the
value threshold for stamp duty waivers from
MOP3 million to MOP6 million when buying
residential properties offering potential savings
of approximately MOP130,000 for buyers who
meet the criteria. Furthermore, the Monetary
Authority of Macao (AMCM) has proposed an
adjustment to the Loan-to-Value (LTV) ratio,
raising it from 70% to 80% to facilitate property
purchases.

By October 2025, a total of 2,406 residential
property transactions were recorded,
representing a 6.3% year-on-year (YoY) decline.
The cumulative average unit price during the
same period stood at MOP6,892 per sq ft (per

GRAPH 1: Residential Transaction Volumes and Transaction Unit Prices, January

2020 to October 2025
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GRAPH 2: Number of Tourist Arrivals and Gaming Revenue, January 2020 to

September 2025
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sq ft net area), marking a 16.1% YoY decrease.
This dual contraction in both transaction
volume and pricing underscores the
persistent weakness in buyer confidence and
liquidity within the market.

Interestingly, the rental market has shown
resilience amid this downturn. As of Q3/2025,
the average monthly rent for residential
properties reached MOP13.02 per sq ft (net
area), up 2.3% YoY. Despite falling property
values, rental rates have continued to rise,
suggesting that demand for housing remains
well underpinned. This divergence indicates
that more end-users are opting to rent rather
than purchase, likely due to uncertainty over
future price movements and tighter financing
conditions. For landlords, this trend provides
a degree of income stability, even as capital
values decline.

MARKET DIVERGENCE: PRE-SALES
GROWTH VERSUS SECONDARY
MARKET STRUGGLES

A closer look at the performance of completed
residential units versus pre-sale projects
reveals a significant shift in market dynamics.
Data suggests that aggressive pricing
strategies adopted by developers in pre-sale
projects have shifted purchasing power away
from the secondary market.

As of November 2025, 320 pre-sale
transactions were recorded, with an average
unit price of MOP9,591 per sq ft (net area),
reflecting a 17.4% YoY decline. Pre-sale
projects often serve as a benchmark of
market sentiment, and such a pronounced
price drop intensifies competition for
second-hand properties. Buyers are
increasingly drawn to newly launched
units at lower prices, forcing sellers in the
secondary market to reduce asking prices to
remain competitive.

Consequently, completed units registered
2,086 transactions up to October 2025,
down 11.8% YoY, with an average unit price
of MOP6,609 per sq ft (net area), a 17.8%
decline compared to the previous year. This
trend highlights the growing pressure on
the resale segment, which faces structural
challenges as developers continue to
prioritize volume-driven strategies.

It is noteworthy that in the current
declining market, buyers are allocating
smaller budgets for completed units but
higher budgets for pre-sale units. As of
October 2025, the average transaction value
for completed residential properties fell to
MOPs.2 million, marking a 23.6% YoY decline.
Despite this drop, buyers are still choosing
completed units with an average net area
of about 800 sq ft, indicating that they are
spending less for similar-sized homes, but not
allocating higher budgets for bigger units.
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Conversely, the pre-sale market shows
the opposite trend: the average transaction
value also reached MOP5.2 million, but this
represents a 6.9% increase from last year,
even though the average unit size is smaller at
around 550 sq ft. This contrast suggests that
buyers are increasingly favoring newer, more
compact units in upcoming developments,
likely attracted by extended payment plans
and the promise of modern facilities.

END OF AN ERA: SATELLITE
CASINOS SHUT DOWN, L’ARC
STAYS UNDER SJM

As 2025 draws to a close, all satellite

casinos are set to shut down following the
government’s earlier announcement, with
one notable exception: L’Arc. STM has
confirmed plans to acquire the property and
will continue gaming operations under its
full control.

Recent supportive measures include
doubling the value threshold for
stamp duty waiver from MOP3
million to MOP6 million when buying
residential properties. Furthermore,
the Monetary Authority of Macao
(AMCM) has proposed an adjustment
to the Loan-to-Value (LTV) ratio,
raising it from 70% to 80% to
facilitate property purchases.

GRAPH 3: Number of Office Transactions and Transaction Unit Prices, Q1/2019 to

Q3/2025
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GRAPH 4: Number of Retail Transactions and Transaction Unit Prices, Q1/2019 to

Q3/2025
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Since the June announcement, around
seven satellite casinos have already closed or
are in the process of closing as of November.
Businesses directly tied to gaming such
as pawn shops, are expected to shut down
soon after the casinos cease operations.
Other retailers who rely heavily on gaming
visitor traffic are likely to either close
or pivot toward serving local residents.
Consequently, rental rates for these retail
properties are under pressure as visitor-
driven demand declines.

To counteract the impact, the Macau
government launched the first phase of its
revitalization plan in August with the “ZAPE
Taste Jam” event. According to the latest
Policy Address, similar initiatives will be
introduced in ZAPE district to help offset the
loss of visitor traffic following the closure of
satellite casinos.

OFFICE MARKET WEAKENS AMID
DECLINING BUSINESS CONFIDENCE
The office market remains on a downward
trend. Until Q3/2025, only 57 office
transactions were recorded, representing

a steep 31.3% YoY decline. While the

average transaction price for Q3 has not

yet been released, data from Q2 shows an
accumulated average unit price of MOP5,642
per sq ft (net area), down 11.7% YoY. These
figures underscore persistently weak
demand and continued price erosion.

It is worth noting that most transactions
involved Grade B offices, as Grade A offices are
typically held in full ownership, with landlords
favoring bulk sales over individual units.

On the rental front, Grade A office rents
have softened, ranging between MOP40
and MOP45 per sq ft per month (net area),
reflecting a YoY decline of approximately
10% to 15%. Rental rates for Grade B and
Grade C offices remain at relatively low levels,
generally between MOP14 and MOP21 per sq ft
per month (net area).
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GRAPH 5: Hotel Occupancy Rates by Star Rating, Q1/2019 to @3/2025
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Business formation statistics further
illustrate subdued market sentiment. As of
Q3/2025, Macau recorded 3,277 new business
registrations in the year, down 4.5% YoY. The
average registered capital per company was
approximately MOP128,000, a steep 27.9%
decline compared to last year, signaling
aweakening business environment and
cautious investor outlook.

VISITOR GROWTH CONTRASTS
WITH DOMESTIC SPENDING
DECLINE

By Q3/2025, Macau recorded 29.6 million
visitor arrivals, reflecting a 14.4% YoY
increase. Total tourist expenditure during

2022 2023 2024 2025

the same period reached MOP58.2 billion,
up 3.5% YoY, indicating a gradual recovery in
tourism-related spending.

On the domestic front, retail sales for the
first half of 2025 totaled MOP33.5 billion,
representing a decline of approximately 9%
YoY. Meanwhile, local resident departures
rose to 20.8 million, an 11.2% increase from
the previous year. The combination of
falling retail sales and rising outbound travel
highlights a continued shift in consumer
spending patterns, with more disposable
income flowing to Mainland China, where
prices are generally lower.

Nevertheless, international fashion brand
Coach has successfully established its Coach

Play Macau flagship store on the prominent
street front opposite the renowned tourist
landmark, St. Paul’s Ruins. According to
market data, Coach’s performance across
Asia has been outstanding, and its decision
to open its first store in such a prime location
underscores the brand’s ambition and
confidence in Macau’s retail market, even
amid the current cautious sentiment.

Traditionally, the retail mix around
St. Paul’s Ruins has consisted mainly of
local souvenir shops, light food vendors,
cosmetics retailers, and pharmacies. While
international fashion brands such as Uniqlo,
Nike, and Adidas have already established a
presence, Coach’s recent entry reinforces a
growing trend: more global fashion labels are
now targeting one of Macau’s busiest tourist
districts, signaling a shift from a primarily
local retail landscape toward a more
international offering.

In the retail rental market, average rates
in prime tourism districts have softened.
Official data for Q3/2025 shows that rents
in the Central district averaged MOP61 per
sq ft per month (net area), down 1.8% YoY.
Similarly, community areas such as Horta
de Costa and Taipa Center recorded average
rents of MOP42 and MOP68.1 per sq ft per
month (net area), reflecting YoY declines of
1.9% and 0.7%, respectively.

Despite this, transaction activity has
picked up slightly. A total of 250 rental
transactions were recorded up to September
2025, marking a 6.2% increase compared to
the same period last year.
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