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OVERVIEW 
Economy and business 

After the early months of 2016 saw the Kyat 
weaken against the US Dollar at an alarming 
rate, the last few months saw the currency 
stabilise somewhat.  That said, recent weeks 

have seen this process reversing once more, 
as the Kyat is currently sitting very close to its 
early-2016 low of 1300 kyat to the US Dollar.   

In March, The Asian Development Bank 
released its latest figures and forecasts for 
Myanmar.  Whilst the Myanmar economy 
grew by 8.5% in the 2014-2015 financial year, 
the ADB revealed that this had dropped to 

7.2% in the 2015-2016 year thanks to severe 
flooding in July and August 2015, and slower 
economic growth in China.  However the ADB 
is confident that growth will pick up to 8.4% 

in the current economic year, and 8.3% next 
year.  It also estimated that after a high of 
11% in 2015, the inflation rate dropped to a 
forecast 9.5% this year, with the ADB 
predicting that this will decrease again to 
approximately 8.5% in 2017.  However 
Myanmar continues to suffer from a worrying 
trade deficit. 

The business community received a surprise 
boost with the recent announcement that the 
US was to remove the majority of the 
remaining sanctions against Myanmar.  This 
news was followed swiftly by the US 

terminating its sanctions programme against 
Myanmar On Friday, 7 October 2016. The 
termination has proven to be more 
encompassing than originally thought, with 
American investors now being allowed to deal 

with individuals and entities that were 
originally on the SDN list, such as military 
conglomerates MEHL and MEC, Tan Shwe, 
Stephen Law, Tay Za and others. Even 

individuals recently added to the SDN list for 
their alleged ties to North Korea have been 
removed. There are no more restrictions on 
business with the military and, furthermore, 
gem stones from Myanmar may be imported 
into the US and American banks may act as 

correspondent banks for their Myanmar 
counterparts. A few Myanmar nationals, such 
as Wei Hsueh Kang and the United Wa State 
Army, are left on the SDN list under anti-drug 
measures but this is a hugely positive piece of 
news for the Myanmar economy and it is likely 

to encourage more American businesses to 
invest and open operations in Myanmar. 

Politics 

2016 has been a time of rapid change in many 
respects, but also one of frustrating 
uncertainty.  After the groundbreaking 
elections of November 2015, the new National 

League for Democracy (NLD)-led Government 
took the reins of power at the start of April, 
and much of the narrative has been 
concerned with its first moves to remold the 

country in a new, fairer, image.  To that end, 
we have seen a few urgent decisions by the 
Government, some of which directly (and in 
some cases negatively) impact the Real Estate 
sector, keen to make a difference as soon as 
possible.  Similarly, the months leading up to 
the installation of the NLD Government saw 
the outgoing USDP-led Government attempt 
to achieve as much as possible before the end 

of their term, approving of a number of laws 
and permits.  However the long-term direction 
of the new Government has yet to become 
clear, and many decisions are still pending, 
while the NLD becomes accustomed to the 
processes of ruling and decides on its 
priorities and plans for the next five years.   

Meanwhile, there have been new approaches 
to bringing peace to Myanmar, with a new 
Panglong Peace Conference to bring all the 
different ethnic and military players to the 
table, and a new committee set up to address 
the ongoing problems in Rakhine State.  

Despite such measures, however, fighting 
continues, and has broken out in a number of 
new locations in recent weeks.   

Legal and planning issues 

As reported in our ‘2015 in Review’ report, the 
USDP Government voted to approve a 
Condominium Law in the first few weeks of 

2016.  More than six months on, this bill still 



 
 

has not been signed into law by the President, 
and no supplementary rules have been 
created to clarify exactly how the law will be 
applied.  The Government has announced 
that it hopes to pass the law by the end of 
2016. 

In the spirit of transparency championed by 
the new NLD Government, it was announced 
in May that the Yangon Regional Government 
and Yangon City Development Committee 

(YCDC) had paused all Yangon high-rise real 
estate projects in order to examine whether 
or not they had the necessary planning 
permissions and construction permits.  The 
first 12 review results announced imposed 
quite severe alterations, sometimes to 
properties already largely completed.  Thanks 
to a successful lobbying campaign by 
developers, the Government rescinded the 
rulings on the 12 projects, but at the time of 

writing, many projects remain on hold, 
awaiting permission to recommence 
construction. 

Anticipation is also mounting for a new 
Yangon Zoning Plan, due to be published 
soon.  This plan was drawn up with input from 
urban planners, the Ministry of Construction, 
Yangon Heritage Trust (YHT), the Ministry of 

Science and Technology, and Japan 
International Cooperation Agency (JICA) and 
will principally control land uses in different 
parts of the city, and limit building heights in 

certain areas.  The high-rise review is being 
carried out in accordance with this draft plan, 
and although experts have called for such a 
document for some time, the authorities’ 
decision to apply it retrospectively to half-
completed projects gives worrying signals to 
investors and developers. 

A new Myanmar Investment Law, which seeks 
to combine the existing Foreign Investment 
Law and the Myanmar Citizens’ Investment 
Law, has recently been passed by the lower 
and upper houses, and received the 
President’s signature (officially passing into 
law) on 18th October. 

OFFICE 
MARKET 

Q3 2016 has seen a continuation of the trends 

which began in early 2016, namely the steady 
fall in rental prices, and an increase in tenant 
incentives such as rent-free periods.  This can 
largely be attributed to a continuing 

imbalance in demand and supply levels. 

Demand and Supply 

Office supply has seen a significant increase 
in recent months, most notably with the two 
office towers of the HAGL Myanmar Centre 
project. This supply is set to increase soon, 
with the opening of Sule Square, Naing Group 
Tower, and Junction City, All in Downtown 
Yangon.  Together they will add almost 
1,500,000 sq ft to the approximately 
2,700,000 sq ft of existing stock. 

 

This is in contrast to high vacancy rates at a 
number of properties, reflecting the lack of 
demand. Average occupancy rates across the 
city currently sit at around only 60%, with 

some buildings experiencing 100% vacancy, 
even after a year on the market.   
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Rents 

Rents have continued to slide over the last 
nine months.  From an average of around $7 
per sq ft per month at the start of the year, 
average rental levels at the Grade A and B 
schemes have dropped to around $4.5 per sq 

ft, with larger deals, and lower quality 
schemes even dropping below $3 per sq ft per 
month.  Even at this level, however, they still 
sit higher than prime Bangkok rental rates. 

Outlook 

We feel it is very unlikely that rents will return 
to an upwards trend in the next few years.  

For the foreseeable future, a continued fall is 
more likely.  That said, with the US lifting of 
certain sanctions, Myanmar is likely to see an 
influx of American businesses over the coming 

years, which will increase demand.  As a 
result, we may soon see rents plateauing 
rather than continuing to drop.   

RETAIL 
MARKET 

Retail continues to be one of the success 
stories of the Myanmar real estate market.  A 
limited amount of stock, combined with a 
growing number of foreign brands interested 

in entering the market, has led to high 
occupancy rates and buoyant rental levels.   

Demand and Supply 

Supply is currently severely outweighed by 
demand, as demonstrated by extremely high 
occupancy rates in all the prime schemes.  
Junction City, not yet completed, is already 
reporting 100% pre-letting levels in its mall, 
and the HAGL Myanmar Plaza has seen 
similarly high occupancy rates.  As a result, its 
developer is set to add further retail as part of 

the Myanmar Centre Phase 2 in 2017/18. 

Tier two retail locations, such as Junction City 
and Junction Maw Tin, are also reporting 

100% occupancy levels, and even older 

projects such as Dagon Centre at still at over 
90% occupancy. 

Rents 

Rents in existing prime and tier two retail 
locations are currently sitting at about $2.9 
per sq ft per month.  However, the top 
developments in town, such as Myanmar 
Plaza have achieved rents as high as $5 per 
sq ft per month, with even higher rents for 

certain key F&B units.  The upcoming Junction 
City development, which is reporting 100% 
pre-lettings, has also agreeing deals at 
approximately $4 per sq ft per month.  This 
puts retail on the brink of rising above office 
rental levels. 

Outlook 

Retail is likely to continue to perform well over 
the next few years.  Supply will increase, but 
it is predicted that this will go hand-in-hand 
with an increase in foreign brands entering 

the market, and a growing consumer class.   

LUXURY 
CONDOMINIUM 
MARKET 

The condominium market has shown no sign 
of recovery over the last few months.  Hopes 
that post-election stability would reinvigorate 

the market have proven unfounded, and the 
Government’s high rise review has given 
potential buyers even more reason to 
hesitate. With the Condominium Law not yet 
enshrined in law, and mortgages still not 
available, the market has stagnated.   

Demand and Supply 

Demand and supply levels have changed very 
little in recent months.  Buyers continue to be 
in short supply, whilst very few new high end 
schemes have progressed.  This is partly to 
do with the high rise review halting 

construction, but it also reflects the fact that 



 
 

the vast majority of schemes are being 
funded by pre-sales, and with limited sales 
taking place most schemes have not yet 
raised enough capital to complete (or even 
begin) construction. 

The next year is set to see a few schemes hit 

the market, including Golden City, Diamond 
Inya Condo and the HAGL Lake Suites (part 
of the Myanmar Centre Phase two).  It 
remains to be seen whether the successful 

completion of these projects will give 
potential buyers more confidence in the 
sector, and cause sales to increase. 

Sale prices 

Despite the lack of sales, prices at the prime 
condominium projects have stayed stubbornly 
high. Some projects are still quoting prices of 

up to $500 per sq ft. although the average 
price sits at approximately $284 per sq ft.   

Outlook 

It is hard to see the situation changing in the 
short to medium term.  Without the 
introduction of a fully-formed Condominium 
Law, or measures such as residential 
mortgages, the number of people able to buy 
condominium units remains very small.  The 
difficulty of developers in obtaining bank 
loans with which to finance their construction 
means that most properties will continue to 
be funded on a pre-sales basis.  With both of 
these factors unreformed, the current 
stalemate will continue.   

SERVICED 
APARTMENT 
MARKET 

Serviced apartments continue to flourish.  
Occupancy levels remain high, and rents 
seem to be avoiding the drop recently seen in 
the ordinary apartment and villa rental 
market.   

Demand and Supply 

Demand levels remain high for serviced 
apartments, demonstrated by high occupancy 
levels at all the major schemes.   

This high occupancy level may drop a little 
over the coming months, however, as new 
schemes open up.  Pyay Garden Residence 
has recently commenced operation, whilst the 
Daewoo Amara is nearing completion. The 
HAGL Myanmar Centre Phase two, scheduled 
for completion in 2017-18, is set to include a 
serviced apartment element, as is Junction 
City Phase two in 2019.  

Rental levels 

For now, rents in serviced apartments remain 
high. Small, one-bedroom apartments in the 
new Sakura Residence extension are renting 
for at least $3,600 per month, and Shangri La 
Residences continue to charge over $10,000 
per month for their largest units. 

However a number of new semi-serviced and 
condo schemes have recently opened, 
providing facilities such as a swimming pool, 

concierge and gym, for a much lower rent.  
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The lack of such buildings is one of the 
reasons that serviced apartments have been 
in such high demand until now.  The increase 
in good-quality apartment blocks (more in the 
style of Bangkok or Singapore developments) 
may therefore have a negative impact on 
demand and drive occupancy and rental levels 

down. 

Outlook 

For now, serviced apartments seem likely to 
continue to flourish.  A great deal of stock is 
set for completion in the next few months, 
however, most notably at the Daewoo Amara 
project, which will bring more than 300 
apartments onto the market. It will be 
interesting to see whether rents and 
occupancy rates remain at their current levels 
once supply has increased.   

CONCLUSION 
The Yangon real estate market is currently a 
very mixed bag.  Whilst the Condominium 
market remains in deadlock, and office rents 
suffer as a result of oversupply, there are still 
real opportunities to be found in other 
sectors.   

Legal changes and Government policy are 
likely to be the most crucial factors in 
determining what happens next in the Yangon 
market, and whether struggling sectors will 
ever recover.  Investors will pay close 
attention to see what impact the 
Condominium Law, Investment Law and new 
zoning plan will have, as and when they take 
effect.   

In the meantime, the lifting of US sanctions 
and the opening of new prime schemes such 
as Sule Square and Junction City will make the 
final months of 2016 and the beginning of 
2017 an extremely interesting period for 
Yangon. 

ABOUT SLADE 
PROPERTY 
SERVICES 

Slade Property Services (Myanmar) Ltd (SPS) 
is a 100% foreign owned company that was 
incorporated in March 2014 by Hugo Slade, a 

British expatriate who has ten years’ 
experience of the Asian real estate market, 
and who has been operating in Yangon, 
Myanmar since April 2013.  

Slade Property Services is registered and 
regulated by the Royal Institution of 
Chartered Surveyors (RICS), guaranteeing 
our clients that we will act professionally, 

ethically and accurately while always keeping 
the client’s best interests in mind.  We are the 
only Real Estate company in Myanmar with 
three employees who are fully qualified 
Members of the RICS. 

Every day, SPS transacts and provides advice 
upon real estate assets. Through our active 
participation in local markets, we benefit from 
data on current rents, prices and market 
information. This insight is essential 
particularly where there is limited 
transparency in the market, such as 
Myanmar. By engaging our services, you are 

accessing the experience of our agency and 
research teams. 



 
 

For more information, 
please contact: 

Hugo Slade, BSc (Hons) MRICS 

Managing Director 

Phone: +95 (0) 1 381609 
Mobile: +95 (0) 9 421058866 
Email: hugo.slade@sps-myanmar.com 

Verity Ramsden, BA (Hons) MSc MRICS 

Associate Director - Advisory Services 

Phone: +95 (0) 1 381609 
Mobile: +95 (0) 9 260020299 
Email: verity.ramsden@sps-myanmar.com 

 
Theint Theint Thwin (Yati)  

Research Manager 

Phone: +95 (0) 1 381609 
Mobile: +95 (0) 9 5026722 
Email: theint.thwin@sps-myanmar.com 

Address: Unit #1-05A | MWEA Tower | 
288/290 Shwedagon Pagoda Road | Dagon 
Township | Yangon | Myanmar 

Website: www.sps-myanmar.com 
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