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Looking for Silver Linings

Singapore’s economy grew by 0.4% yoy in Q1 2023, slowing from previous quarter’s 2.1% growth. Singapore is expected to grow by

1.4% y-o-y in 2023, down from 3.6% in 2022 as external demand remains weak amidst a prolonged restrictive financing environment.

However, there are signs that the interest rates hiking cycle is close to an end. The 3-month compounded Singapore Overnight Rate

Average (SORA) reached 3.65% at end June and grew only 2 bps for the month.

Also, Singapore would be a beneficiary from the reopening of China and strong growth prospects in ASEAN even as growth in the United

States and Europe remains lackluster. Global capital is on a flight to safety, and Singapore remains an attractive destination for wealth

preservation and diversification.

Investment Volumes Remain Tempered

Amid a challenging investment climate, total investment volumes in Q2 2023 fell for the second consecutive quarter by 11.0% qoq to

$3.2 billion (b). The bulk of transactions was driven by the residential ($1.3b) sector, followed by industrial ($0.8b) and commercial

($0.6b) sectors. A total of $6.7b worth of deals was recorded in 1H 2023, a nearly 70.0% hoh decline compared to 1H 2022 ($22.2b).

The latest round of cooling measures, which took effect from April 27, saw an increase of the Additional Buyer’s Stamp Duty (ABSD)

rates for most homes buyers. Notably, the ABSD for purchase of any residential property by foreigners have doubled to 60%. While

investment sales volumes have slowed across most sectors, the industrial and shophouse sectors continued to attract higher levels of

interest from investors and recorded quarterly increases in transaction volumes.

The award of tender for the Lentor Gardens Government Land Sales (GLS) site to GuocoLand and Intrepid Investments for $486.8

million (m) was the largest deal in the quarter. The industrial market witnessed two notable deals, namely, the portfolio sale of five

properties by ESR-Logos REIT for $313.5m and CapitaLand Ascendas REIT’s acquisition of The Shugart for $218.2m. A flurry of

transactions were recorded at Solitaire on Cecil, an upcoming strata office development in the CBD, which is fully sold less than three

months after its launch. Each floor was sold in excess of $50 million, or above $4,000 psf. Buyers were mainly private wealth with high-

net-worth individuals and family offices, who are able and willing to finance deals with cash or little debt.
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Transaction volume set to pick up in H2 2023

As interest rates approach their peak, investment volumes could start to pick up in H2 2023 though this year’s overall

tally will likely end lower as compared to 2022’s $32.1b figure. The private residential sector is likely to lead volumes in

2023, as developers have continued to show site acquisition interest amidst still-low levels of unsold inventory and

resilient underlying buyer demand. Recent tender closings of Marina Gardens Lane and Tampines Avenue 11, both of

which are large sites, drew four and three bids respectively. The upcoming tender closing of several GLS sites at

Champions Way, Jalan Tembusu and Lentor Central in H2 2023 will likely garner moderate number of bids from

developers. However, the enbloc market remains challenging due to a gap in buyer-seller expectations. Developers face

heightened development risks and are more price sensitive. New floor area definitions, which have taken effect as of

June 2023, would temper developer bids as developers look to maintain their profit margins. On the other hand, sellers

face higher replacement costs as home prices have gone up significantly since 2020.

Recent cooling measures which have largely targeted the private residential market are expected to funnel developers’

acquisition interest towards the mid-tier and mass market segments where demand is largely dominated by local

demand and prices are more affordable. Given that cooling measures are expected to remain in place for an extended

period, the non-residential sectors such as commercial, industrial and hospitality would attract higher levels of interest

from foreign investors.

Even though interest rates have shown signs of stabilization, it is expected to remain elevated. Given tight financing

conditions, investment opportunities of palatable quantum (< $200 million) will continue to be in favour. We anticipate

healthy investor interest for small commercial buildings or CBD strata offices, CBD conservation shophouses, small

freehold industrial sites and hotels.

Leveraging Singapore’s status as a neutral safe haven, cross-border investments should continue to flow into Singapore

amidst a multi-power world order. This dynamic could continue to lead to record-breaking transactions in certain markets

despite a poor investment climate.

Outlook
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• Investment volumes could pick up in H2 2023, though the expectation gap between buyer and seller remain challenging

• Given that cooling measures are expected to remain in place for an extended period, the non-residential sectors such as commercial, industrial and hospitality would attract higher levels of 

interest from foreign investors. 

• Leveraging Singapore’s status as a neutral safe haven in a multi-power world order, cross-border investments should continue to flow into Singapore. 
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Significant transactions over $10 million

SIGNIFICANT SALES 

INVESTMENT ACTIVITY

PROPERTY TYPE PUBLIC VOLUME (SGD MILLIONS) PRIVATE VOLUME (SGD MILLIONS) TOTAL VOLUME (SGD MILLIONS) Q-O-Q CHANGE (%)

Residential 558.8 750.6 1,309.4 -14%

Commercial 0.0 641.4 641.4 -50%

Industrial 113.9 724.3 838.2 73%

Hospitality 0.0 0.0 0.0 0%

Mixed/Others 0.0 365.5 365.5 64%

TOTAL 672.7 2,481.7 3,154.4 -11.0%

PROPERTY NAME TYPE BUYER SELLER
PURCHASE PRICE 

(S$ Million)
SUBMARKET

Portfolio of 5 properties (4 & 6 Clementi Loop, Pan Asia 

Logistics, Jurong Districentre, 6 Chin Bee Avenue & 

ODC Districentre)

Industrial Intertrust (Singapore) Limited ESR-Logos Reit 313.5 Various

The Shugart
Industrial CapitaLand Ascendas Reit Seagate Singapore 218.2 Queenstown

Solitaire on Cecil (17-18FL and 20FL) Office Undisclosed TE Capital Partners and LaSalle Investment Management 162.8 Downtown Core

Solitaire on Cecil (10FL and 14FL) Office Thye Hua Kwan Group of Charities entities TE Capital Partners and LaSalle Investment Management 103.2 Downtown Core

Liberty House Office Union Property Holding Liberty Insurance 92.2 Outram
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