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China Property
Goodbye to Presales: A New Era with National Completed Home Sales

CITI'S TAKE 

New policy of completion home sales: Ministry of Housing, MNR & NFRA jointly 
issued new measures to reform China housing sales system (28th Aug): 1) raise the 
home sales threshold to the completion of structural topping-out from pre-sales; 
specific thresholds are to be set by local government on local conditions; 2) 
progressively promote completed-home sales: new lands prioritized for completed 
home sales and existing eligible projects encouraged to adopt the model; 3) tighten 
escrow and supervision of presale proceeds through a designated lead-bank 
framework; 4) permit developers to collect limited deposit from homebuyers after 
construction permit obtained; 5) support transition via coordinated policies on land 
supply, project financing, construction quality, and streamlined approvals.

New policy on financing: PBOC and NFRA jointly issued Opinions on Reforming and 
Improving Real Estate Credit Management (28th Aug): 1) Individual mortgage: max 
tenor is extended to 40 years from 30 years, with amount cap at appraised value; 2) 
Residential project loans: pre-sale project at up to 3 years tenor in principle (max 5 
years); completed-home sales projects at up to 5 years in principle (max 7 years); 3) 
Commercial development loans: tenor up to 7 years in principle; 4) mortgage 
disbursement: for completed units, can be disbursed after sales registration; for 
pre-sold units can only be disbursed after completion filing; 5) Operating loans: max 
tenor of 15 years, subject to 70% LTV cap to appraised value.

More accommodative with built-in buffers than just feared — The framework 
emphasizes a phased rollout with differentiated treatment on local conditions. We 
view it is a gradual, not a disruptive transition with flexibility on: 1) specific 
thresholds are to be set by local governments; 2) completed home sales is a 
“preferred option” for new lands or projects not yet obtained planning approval while 
existing landbank are only “encouraged”, not mandated, to adopt; 3) threshold is 
raised to superstructure topping-out (same as in Shanghai and Beijing now), not a 
full completion; 4) allow property firms to collect small deposits from buyers after 
construction permit. 

Physical market impact: less new home supply in 2027-28E; benefit secondary 
home — 1) new home supply squeeze in core cities in ‘27/28E, as the launch cycle 
lengthened from 6 months to 1.5-2 years, supporting home prices; 2) channel into 
secondary market & new home compete only for products; 3) land premium to be 
settled by installment to local government to avoid land sales revenue collapse. 

Oligopoly accelerate to form; impact to listed names — 1) form an oligopolistic era:  
longer cash conversion (from 6–8 months to 10–18 months) raises entry barriers; 2) 
more finance cost incurred; 3) ROE drag; 4) higher cost of capital. Key beneficiaries 
are names with: 1) ample landbanking in’25/1H26, strong B/S & low funding costs: 
COLI, CRL etc.; 2) secondary agency biz: Beike; 3) high % of completed home sales: 
COGO; 4) quality products: Jinmao. Negative for names with a high asset turnover.

ST pains; LT gains; add leaders on correction given accelerating sales growth from 
Sep — The policy caught most investors off-guard, and we expect an initial sector 
correction in ST. That said, leaders should ultimately benefit from market share gains 
& a faster supply-demand rebalancing at core cities. Hence, we suggest buy on dips 
on key-city recovery thesis & sales growth in 2H. Top picks: COLI, CRL, Beike & Jinmao.
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Figure 1. Listed Names 1H26 Land Acq Attri. Cost -43%yoy

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.

Source: Companies, CREIS, Citi Research

Figure 2. Listed Names FY25 Land Acq Attri. Cost +23%yoy

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.

Source: Companies, CREIS, Citi Research

Company RIC
2024 2025 Amount YoY %

(Rmb m) (Rmb m) (Rmb m)
COLI 0688.HK 69,683 92,423       22,740 33%
CMSK 001979.SZ 33,500 54,300       20,800 62%
CR Land 1109.HK 52,650 67,370       14,720 28%
Poly China 600048.SS 60,206 70,259       10,053 17%
Jinmao 0817.HK 20,200 27,200         7,000 35%
C&D Int'l 1908.HK 44,900 51,336         6,436 14%
Poly Property 0119.HK 10,529 16,897         6,368 60%
COGO 0081.HK 4,874 10,225         5,351 110%
Binjiang 002244.SZ 21,890 26,712         4,822 22%
Greentow n 3900.HK 48,400 51,149         2,749 6%
Vanke 000002.SZ 5,560 6,690         1,130 20%
Longfor 0960.HK 5,115 2,456        (2,659) -52%
Yuexiu 0123.HK 29,459 24,400        (5,059) -17%
Total     406,965     501,417       94,452 23%

Attri Acquisition 2025 YoY
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Figure 3. Official Presse Q&A on Housing Sales System Reform (1/3)

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.
Source: Ministry of Housing, MNR & NFRA, Citi Research
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Figure 4. Official Presse Q&A on Housing Sales System Reform (2/3)

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.
Source: Ministry of Housing, MNR & NFRA, Citi Research
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Figure 5. Official Presse Q&A on Housing Sales System Reform (3/3)

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.
Source: Ministry of Housing, MNR & NFRA, Citi Research
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Figure 6. Notice on Improving the Sales System of Commodity Housing (1/3)

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.
Source: Ministry of Housing, MNR & NFRA, Citi Research
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Figure 7. Notice on Improving the Sales System of Commodity Housing (2/3)

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.
Source: Ministry of Housing, MNR & NFRA, Citi Research
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Figure 8. Notice on Improving the Sales System of Commodity Housing (3/3)

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.
Source: Ministry of Housing, MNR & NFRA, Citi Research
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Figure 9. Opinion on Reforming Property Credit Mgmt to Accelerate a New Property Develop Model (1/4)

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.
Source: PBoC, NFRA, Citi Research
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Figure 10. Opinion on Reforming Property Credit Mgmt to Accelerate a New Property Develop Model (2/4)

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.
Source: PBoC, NFRA, Citi Research
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Figure 11. Opinion on Reforming Property Credit Mgmt to Accelerate a New Property Develop Model (3/4)

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.
Source: PBoC, NFRA, Citi Research
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Figure 12. Opinion on Reforming Property Credit Mgmt to Accelerate a New Property Develop Model (4/4)

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.
Source: PBoC, NFRA,, Citi Research
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Figure 13. China Property Sector — Valuations (28 Aug 2026 close) Citi Rating: 1 – Buy; 2 – Neutral; 3 – Sell; H – High Risk

© 2026 Citigroup Inc. No redistribution without Citigroup’s written permission.
Source: DataCentral, Citi Research estimates

28-Aug-26 Mkt Cap Citi Est. NAV Target
Stock RIC Price (USDm) Rating NAV Disc Price FY26E FY27E FY28E FY26E FY27E FY28E FY26E FY27E FY28E
China Property Names (H-share)
C&D int'l 1908.HK 15.46 4,568 1 24.72 -37% 18.80 8.1 7.9 7.6 0.6 0.6 0.6 6.4% 6.5% 6.8%
CIFI 0884.HK 0.04 92 3H 0.31 -87% 0.03 N/A N/A N/A 0.0 0.0 0.0         -           -           -   
COGO 0081.HK 2.84 1,290 1 8.10 -65% 3.10 9.9 9.5 8.7 0.3 0.2 0.2 3.4% 3.6% 3.9%
COLI 0688.HK 13.82 19,297 1 35.67 -61% 18.30 10.1 10.2 9.9 0.3 0.3 0.3 3.4% 3.4% 3.5%
Country Garden 2007.HK 0.20 1,173 3H 0.82 -76% 0.16 N/A N/A N/A -0.3 -0.2 -0.2         -           -           -   
CR Land 1109.HK 33.18 30,185 1 71.70 -54% 43.00 8.9 8.7 8.4 0.7 0.6 0.6 4.1% 4.2% 4.4%
Greentow n 3900.HK 7.60 2,461 1 18.35 -59% 10.80 12.7 6.3 5.7 0.5 0.4 0.4 3.7% 5.4% 5.9%
Jinmao Group 0817.HK 1.57 2,706 1 4.61 -66% 2.30 13.2 12.6 11.8 0.3 0.3 0.3 2.0% 2.0% 2.0%
Longfor 0960.HK 6.79 6,148 1 22.25 -69% 11.10 NM 8.7 7.8 0.3 0.2 0.2         -           -           -   
Midea Real Estate 3990.HK 2.35 430 1 3.51 -33% 4.30 4.5 4.3 4.2 0.6 0.5 0.5 14.9% 14.9% 15.4%
Poly Prop 0119.HK 1.48 721 1 10.14 -85% 2.80 12.0 3.4 2.9 0.1 0.1 0.1 3.3% 11.6% 13.9%
Seazen 1030.HK 1.46 1,348 1 10.68 -86% 3.20 10.3 7.5 5.3 0.2 0.2 0.2         -           -           -   
Shenzhen Inv 0604.HK 0.70 795 1 3.00 -77% 0.90 10.5 9.2 12.0 0.2 0.2 0.2 3.8% 4.3% 4.8%
Sunac 1918.HK 0.68 1,719 2H 4.00 -83% 0.60 N/A N/A N/A 0.2 0.2 0.2         -           -           -   
Vanke 2202.HK 2.49 5,274 3 18.02 -86% 2.20 N/A N/A N/A 0.3 0.3 0.4         -           -           -   
Yuexiu 0123.HK 3.78 1,939 1 16.68 -77% 5.00 16.4 13.0 9.5 0.2 0.2 0.2 2.7% 3.5% 4.7%
Average for H-share 80,144.50 -59% 9.0 8.4 8.0 0.5 0.5 0.5 3.6% 3.8% 4.0%
China Property Names (A-share)
CMSK 001979.SZ 7.16 9,607 1 18.29 -61% 11.00 27.5 28.1 28.5 0.7 0.6 0.6 1.4% 1.4% 1.4%
Gemdale 600383.SS 2.31 1,552 3H 8.68 -73% 1.74 N/A N/A 36.7 0.2 0.3 0.2         -           -           -   
Hangzhou Binjiang 002244.SZ 9.01 4,172 1 NA NA 11.00 14.7 15.0 14.8 0.9 0.8 0.8 0.7% 0.7% 0.7%
Poly Dev & Hldgs 600048.SS 5.19 9,245 1 13.06 -60% 7.00 86.7 16.3 8.9 0.3 0.3 0.3 0.5% 2.5% 4.6%
Vanke 000002.SZ 3.16 5,274 3 10.00 -68% 3.00 N/A N/A N/A 0.4 0.5 0.6         -           -           -   
Average for A-share 29,849 -54% 48.9 21.0 11.1 0.5 0.5 0.5 0.7% 1.3% 2.0%
Overall Avg. for China Property Names 109,994 -57% 17.4 10.7 8.3 0.5 0.5 0.5 2.7% 3.1% 3.4%
Brokerage platform
Beike BEKE.N 17.73 20,319 1 NA NA 26.60 16.0 14.5 13.9 1.9 1.8 1.8 2.8% 3.1% 3.2%
Beike 2423.HK 47.48 20,811 1 NA NA 75.40 16.4 14.8 14.3 2.0 1.9 1.8 2.7% 3.0% 3.2%
Property Management
CR Mixc 1209.HK 40.42 11,770 1 NA NA 52.13 18.0 16.3 14.8 14.4 13.5 12.6 5.5% 6.1% 6.8%

P/E P/B Yield


