
-0.4% 7.2%
-3.4% -7.9%

 Supply Pipeline Q2 2023 NLA: 29.1 million sq ft
(2023-2027)

First-Storey Multiple-User Factory Rents:  S$2.00 psf
INDUSTRIAL

Slowing real estate momentum amid headwinds

 Supply Pipeline Q2 2023 NLA: 1.4 million sq ft 
(2023-2026)

Orchard/Scotts Road First-Storey Rents: S$39.80 1.5% 6.6%

-6.0% -9.1%

Q2 2023 AT A GLANCE 

Total Sales: S$2.8 billion

 Top 5 Private Deals: S$789 million

CBD Grade A Rents: S$9.80 psf

Supply Pipeline Q2 2023 NLA: 3.9 million sq ft
(2023-2026)

-34.0%

0.0%

-68.0%

2.5%

-66.0%

0.0%

-72.0%

-16.0%

1.5% 7.3%
-2.7% -26.5%

INVESTMENT

OFFICE

RETAIL

RESIDENTIAL

Investment
Q2 2023 saw investment activity with REIT acquisitions, 
shophouse and Good Class Bungalow (GCB) transactions. 
The investors are showing continued interest in lower-
quantum sites. However, investment sales for 2023 is still 
expected to moderate amid cautious investor sentiments.

Office
Rental growth moderated in Q2 2023 despite the increase in 
occupancy. Firms will continue to remain cost-cautious but 
may commit to taking up larger spaces due to the limited 
supply pipeline of office spaces over the next few years.

Industrial
On the back of a slower economic outlook and as more 
completions come onstream this year, rental growth is 
anticipated to moderate in 2023. Expect sustained demand 

for growth sectors such as advanced manufacturing and 
cold-chain logistics.

Retail
Despite a subdued retail climate, the sector is continually 
experiencing a period of revitalisation with the entrance of 
new-to-market retailers and luxury brands incorporating 
F&B components and pop-up stores.

Residential
Cooling measures and elevated borrowing costs are 
expected to temper homebuying demand. Property 
prices could trade sideways in the second half of this year. 
Nevertheless, the overall fundamentals of the property 
market are likely to remain intact, underpinned by sustained 
organic demand and a relatively tight labour market.

KEY HIGHLIGHTS

Price Index: 194.0

Volume of Rental Transactions: 6,465 units/month

YoyQoq

SINGAPORE Q2 2023
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Growth picked up slightly to 0.7% yoy in Q2 2023 from 
0.4% in Q1 2023. The MTI projects growth of 0.5% to 2.5% 
for 2023. Given the slowdown in growth this year from last 
year’s 3.6%, firms are likely to remain cautious towards 
investments and expansions.

Amid global economic headwinds, export growth has been 
falling in negative territory. EnterpriseSG has downgraded 
the NODX growth forecast for 2023 to “-10% to -8%”, which 
will further cool sentiment in the manufacturing sector.

Retrenchments have risen for the third consecutive 
quarter in Q1 2023 to its highest level in over two years. 
The rising spate of job layoffs will continue to curtail the 
strength of retail spending.

Net worth of households has continued to rise, while 
household debt has declined. Households are not over 
leveraged and widespread distressed property sales  
are unlikely.

ECONOMY Key indicators
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 �

Investment sales decreased in Q2 2023 by 34% to S$2.8 
billion from S$4.2 billion in Q1 2023. Activity in the quarter 
was supported by REIT acquisitions, the IGLS tender award 
of the Plot 7 Tampines North Drive site, shophouse and 
GCB sales. Transacted deals are still leaning towards lower 
quantum deals below S$100 million as investors remain 
cautious given the uncertain economic climate. REIT 
acquisitions in the quarter included Capitaland Ascendas 
REIT’s acquisition of Seagate’s The Shugart as well as 
Lendlease REIT’s acquisition of an effective 7.709% stake 
of Parkway Parade. The collective sales market saw a 
decrease in transactions, with Kew Lodge being the only 
successful sale in Q2 2023, as compared to Q1 2023 with 
five sites transacted. 

 �

The public investment sales market recorded around S$72 
million with the award of the Parry Avenue site for the 
development of private assisted living. Overall, bidding 
activity moderated due to recent cooling measures.

 �

The collective sales market saw the relaunch of a site at 
Hoe Chiang Road and Lim Teck Kim Road in Q2 2023 at 
an unchanged reserve price. Other projects with lower 
quantum reserve prices, like Casa Feliz, were launched for 
sale in Q2 2023. In early July, projects like Lakeside Towers, 
Kingsley Mansion and Katong Shopping Centre relaunched 
at unchanged reserve prices.

Outlook
 �

Overall, given the uncertain economic climate, investors 
are likely to lean towards lower quantum deals as well 
as niche assets in real estate sectors that will reflect 
the evolving market and business needs or trends. The 
residential sector will continue to be supported by the 
upcoming GLS tender closings in July and September. The 
tender for the site at Marina Gardens Lane also closed at 
the end of Q2 2023 with the top bid price of S$1.03 billion 
and is currently pending award. We expect investment 
sales to moderate to S$18 billion to S$20 billion this year 
from S$28 billion last year.

INVESTMENT Slowdown in investment sales but sustained 
interest in smaller sites and niche assets

57%

15%

18%

1%

9%

Actual Q3 2022
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Office
Industrial
Retail
Shop House
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Figure 1: Investment Sales Sectoral Contribution (%)

Figure 2: Investment Sales (S$ billion)

Table 1: Top 5 Private Investment Sales (S$ million)

Source: EDMUND TIE Research

Source: EDMUND TIE Research

Purchase price
Development $ 

million $ psf Purchaser Seller

Industrial

The Shugart 218 495
CapitaLand 

Ascendas REIT 
(CLAR)

Seagate Singapore

Residential
Portfolio of 
three GCBs at 
Nassim Road

207 4,500
Fangiono family 

behind  
First Resources

Cuscaden Peak

Office
Liberty 
House 92 3,193 Chinese investor 

Zhang Nie
Liberty Insurance 

Singapore
Solitaire on 
Cecil (Level 
17, 18 and 20)

163 4,300 Undisclosed  
local company

TE Capital Partners 
and LaSalle Investment 

Management
Mixed-Use

7.709% stake 
in Parkway 
Parade

106 -
Lendlease Global 
Commercial REIT 

(LREIT) 
Lendlease Asia 

Investments

Source: EDMUND TIE Research
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 �

EDMUND TIE Research statistics show overall net 
absorption islandwide decreased from 691,000 sq ft in 
Q1 2023 to 136,000 sq ft in Q2 2023. Office rents largely 
remained flat, except for Marina Centre Grade A rents 
which saw a 0.5% growth from Q1 2023.

 �

In Q2 2023, occupancy rates for Premium office spaces 
in Marina Bay decreased by 0.5 percentage points, 
while Premium office spaces in Raffles Place recorded a 
0.7 percentage points increase. The overall occupancy 
rate in the CBD remained at 94.3 percentage points, 
non-CBD and decentralised areas saw a decrease of 0.2 
percentage points and an increase by 0.2 percentage 
points respectively in Q2 2023.

 �

Leasing activity in Q2 2023 included Publicis Groupe’s 
lease of approximately 55,000 sq ft at Guoco Midtown, 
the largest office relocation deal in the CBD in the quarter. 
Additionally, Morgan Stanley reportedly secured 100,000 
sq ft of office space at Central Boulevard Towers and will 
relocate from Capital Square. 

 �

According to Handshakes, a data analysis firm, in 2023, 
182 family offices opened between 1 January and 24 
April, following 690 and 672 openings in 2022 and 2021, 
respectively. The rise in family offices in Singapore has 
supported strata office sales, and the market will continue 
to see a healthy take-up of strata office spaces given robust 
demand and limited supply.

Outlook
 �

Firms remain cautious about taking larger office spaces 
due to the hybrid work trend and cost management. 
However, given the limited incoming supply of office 
developments, larger multinational firms will maintain 
interest in leasing larger space.

 �

Despite the high occupancy and relatively tight supply, our 
2023 growth forecast for Premium and Grade A office rents in 
the CBD is revised from 1-3% to 0.3-0.5%, given the subdued 
business climate and overall cautious market sentiment.

OFFICE Rental growth for prime office spaces moderated 
amid economic uncertainty
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Figure 3: CBD Premium and Grade A Office Net Absorption

Figure 4: Office Supply Pipeline

Source: EDMUND TIE Research

Source: EDMUND TIE Research

Source: EDMUND TIE Research

Selected Major  
Upcoming Developments

NLA
‘000 sq ft Total

2023
Central Boulevard Towers 1,260

1,364
2,510

Surbana Jurong Campus 104

2024
Labrador Tower 646

1,146Keppel Towers redevelopment 500

Table 2: Average Office Rents and Occupancy Rates 

Q1 2023 Q2 2023 Qoq
Q2 2023 

Occupancy 
Rate

Marina Bay (Premium) S$12.90 
psf

S$12.90 
psf 0.0% 96.2%

Raffles Place (Grade A) S$10.55 
psf

S$10.55 
psf 0.0% 95.4%

Shenton Way/Robinson Road/
Tanjong Pagar (Grade A)

S$9.00 
psf

S$9.00 
psf 0.0% 95.2%
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 �

The islandwide occupancy rate dipped by 0.6% pts qoq 
to 89.8% in Q1 2023*. Notably, all industrial segments 
experienced a decline in occupancy rate, as a new supply 
of industrial properties exceeded demand in the quarter.

 �

The manufacturing PMI inched up by 0.2 points to 49.7 
in June 2023, but remained contractionary for the fourth 
consecutive month. The subdued manufacturing climate 
is likely to persist in the second half of 2023 as global 
growth softens. Nonetheless, the continuous growth of 
e-commerce, coupled with the need of companies to build 
supply chain resilience, would help sustain demand for 
warehouse spaces. 

 �

Rental growth for multiple-user factories, warehouses 
and business park spaces softened in Q2 2023, amid a 
slowdown in the manufacturing sector as factory output 
shrank. In May 2023, the Index of Industrial Production, 
an indicator for manufacturing output, declined by 10.8% 
yoy, with contractions registered across all sectors except 
for transport engineering and biomedical manufacturing. 
The rental growth rate for the hi-tech segment remained 
unchanged from the previous quarter at 1.8% qoq.

 �

On the back of elevated interest rates and macroeconomic 
headwinds, industrialists are likely to be more cautious 
about their expansion plans. Nonetheless, growth sectors, 
such as advanced manufacturing and cold-chain logistics, 
will continue to support demand for industrial spaces. 

Outlook

 �

Rental growth for industrial and logistics spaces is 
expected to moderate for 2023, as the ramp up in supply 
is expected to outstrip demand this year. Nevertheless, 
with the increase in ABSD rates for residential properties 
in April, some investors looking to diversify their portfolio 
may consider investing in asset classes not affected by 
ABSD such as industrial properties.

INDUSTRIAL Rental growth to soften  
amid a ramp up in completions
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Figure 6: Industrial Supply Pipeline

Source: JTC, EDMUND TIE Research
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Table 3: Industrial Rents 

Source: JTC, EDMUND TIE Research

Q1 2023 Q2 2023 Qoq

First-storey muliple-user factory S$1.97 psf S$2.00 psf 1.5%
Hi-tech industrial space S$3.27 psf S$3.33 psf 1.8%
Warehouse/Logistics S$1.76 psf S$1.79 psf 2.0%
Business park (Central Region) S$5.36 psf S$5.36 psf 0.0%

* According to JTC’s Q1 2023 stats. 
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RETAIL Slowing retail sales and tourism growth

 �

The retail stock grew in Q2 2023 with the completion 
of The Woodleigh Mall (206,000 sq ft) and Boulevard 
88 (32,000 sq ft) as well as the reopening of Shaw Plaza 
(68,000 sq ft).

 �

Retail sales in May recorded a 1.8% yoy growth, 
experiencing a decline from the 4.7% yoy growth in Q1 
2023. The declining growth is attributed to the economic 
slowdown, on-going inflationary pressures and an increase 
in the number of Singaporeans travelling overseas.

 �

Despite China reopening and international flights gradually 
resuming, visitor arrivals have plateaued in recent months 
and declined slightly to 1.11 million in May 2023. The slight 
dip may be attributed to resistance from budget-conscious 
travellers facing higher airfares to Singapore, pricier hotel 
rooms and a strong Singapore Dollar.

 �

Prime first-storey rental rates increased by 1.5% and 1.0% 
to S$39.80 psf and S$33.40 psf, respectively at Orchard/
Scotts Road and fringe/suburban areas, while First-storey 
rents in Other City Areas recorded a 0.5% increase in 
rents to S$19.20 psf. Upper-storey rents across all areas 
recorded increases between 0.0% and 0.5%.

 �

The retail industry is continually revitalised by recent new-
to-market retailers like the highly anticipated doughnut 
chain, Mister Donut, and Chinese Coffee Chain, Luckin 
Coffee. Other new-to-market F&B retailers include Korea’s 
Compose Coffee, US Jamba Juice and Australia’s Chaffic 
bubble tea.

 �

In addition, high-end fashion retailers are incorporating 
F&B retail components, creating café concept stores to 
offer immersive retail experiences. Coach launched their 
first Coach Café at Neil Road this April, while Ralph Lauren 
is set to open Ralph’s Coffee at Marina Bay Sands this July. 
Marimekko has plans to open its first store with a café 
concept in ION Orchard this September.

 �

The trend of pop-up stores also remains significant among 
retailers such as the HermèsFit gym on Orchard Road and 
Victoria’s Secret café at Mandarin Gallery.
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Figure 7: Retail Supply Pipeline

Source: EDMUND TIE Research

Source: URA, EDMUND TIE Research

Source: URA, EDMUND TIE Research

Table 4: Retail Rents
Region Floor Q1 2023 Q2 2023 Qoq

Orchard/Scotts Road 
(OSR)

First storey 39.20 39.80 1.5%
Upper storey 15.00 15.10 0.5%

Other City Areas
First storey 19.10 19.20 0.5%
Upper storey 8.60 8.60 0.0%

Fringe/Suburban Areas
First storey 33.10 33.40 1.0%
Upper storey 17.90 18.00 0.5%

Selected Major  
Upcoming Developments

NLA
‘000 sq ft Total

2023
Guoco Midtown 50

236
524

One Holland Village shops 117
West Scape @ Bukit Batok 69

2024 Pasir Ris Mall 288 288

Outlook
 �

Orchard (prime first storey) could lead rental growth, with 
a forecast of between 4% and 5% in 2023, underpinned by 
the gradual tourism recovery and a limited supply pipeline. 
Retail rents in Other City Areas are expected to increase 
by 1% to 2% in 2023, supported by the workforce return. 
Fringe/Suburban Areas retail rents could post growth of 
2% to 3% for the year.
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RESIDENTIAL Launches to drive demand for new private homes

 �

In Q2 2023, based on URA’s flash estimate, the overall 
Property Price Index (PPI) dipped by 0.4% qoq, a reversal 
from the 3.3% growth in the previous quarter, and was the 
first decline in about three years since Q1 2020. 

 �

Total sales transaction volumes climbed by 28% qoq in Q2 
2023. The increase was led by a 75% jump in transaction 
volumes in the primary market driven by four major new 
project launches. Sales volume in the secondary market 
rose by 8% qoq in Q2 2023. 

 �

Given the punitive hike in ABSD for foreign buyers, the 
homebuying share of foreign demand slipped from 3.7% in 
May to 2.7% in June. Comparatively, the homebuying share 
of foreign demand in Q1 2023 was 6.9%. The relatively 
lower ABSD rates for SPR and PR will continue to sustain 
demand for private home purchases.

 �

Average monthly private home rental transactions in Q2 
2023 fell by 3.4% qoq to 6,465 units. Rental pressures are 
expected to ease in the second half of this year as more 
completions are coming onstream.

Outlook
 �

The price trajectory is now fluid as the persistent 
construction costs are likely to put a floor on price, while 
the tighter financing environment would weigh on housing 
affordability. Property prices could trade sideways in the 
second half of this year. Overall price growth is expected 
to moderate and rise at a more sustainable level of 3-5% 
in 2023, following 2022’s 8.6% growth. 

 �

Against the backdrop of the cooling measures and 
macroeconomic headwinds, secondary sales volume could 
moderate to 8,000-10,000 units this year, down from 
2022’s 14,791 units. 

 �

As developers pick up the pace of launches in the second half 
of 2023, coupled with a relatively tight labour market and 
sustained organic demand, new home sales are poised to 
reach 7,000-8,000 units for 2023, up from 2022’s 7,099 units. 0
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Figure 10: Residential Sales and Launch Volume

Source: URA, EDMUND TIE Research

14.7

10.5

8.2 8.2
9.3

1.7

0

2

4

6

8

10

12

14

16

Q2-Q4
2023

2024 2025 2026 2027 >2027

    Sold     Unsold'000 units

Figure 8: Residential Supply Pipeline

Source: URA, EDMUND TIE Research

80

100

120

140

160

180

200

220

240

Q
1 

20
10

Q
1 

20
11

Q
1 

20
12

Q
1 

20
13

Q
1 

20
14

Q
1 

20
15

Q
1 

20
16

Q
1 

20
17

Q
1 

20
18

Q
1 

20
19

Q
1 

20
20

Q
1 

20
21

Q
1 

20
22

Q
1 

20
23

Residential Price Index
Landed
Non-landed

Q1 2009 = 100

Figure 9: Property Price Index

Source: URA, EDMUND TIE Research



For more information, please contact us at research.sg@etcsea.com.

Editor: Authors:
Lam Chern Woon
Senior Director
Research & Consulting 
+65 6393 2340 
chernwoon.lam@etcsea.com

Saleha Yusoff
Executive Director
Regional Head of  
Research & Consulting 
+603 2161 7228 ext 302 
saleha.yusoff@etcsea.com

Joey Ong
Assistant Manager  
Research & Consulting 
+65 6393 2341
joey.ong@etcsea.com

Lynnette Yeo
Senior Research Analyst  
Research & Consulting 
+65 6393 2372
lynnette.yeo@etcsea.com

Isabelle Wang
Research Analyst  
Research & Consulting 
+65 6393 2382
isabelle.wang@etcsea.com

CONTACTS

PROFESSIONAL SERVICES

AGENCY SERVICES

Valuation Advisory

Poh Kwee Eng
Executive Director 
Regional Head of  
Valuation Advisory 
+65 6393 2312
kweeeng.poh@etcsea.com

Nicholas Cheng
Executive Director 
+65 6393 2317
nicholas.cheng@etcsea.com

Property Tax Advisory & 
Statutory Valuation

Ng Poh Chue
Executive Director 
+65 6393 2515
pohchue.ng@etcsea.com

Property Management

Kwok Sai Kuai
Executive Director 
Regional Head of  
Property Management 
+65 6417 9229  
saikuai.kwok@etcsea.com

Paul Wong
Senior Director 
+65 6417 9225
paul.wong@etcsea.com

Hospitality

Kwok Sai Kuai
Executive Director 
+65 6417 9229  
saikuai.kwok@etcsea.com

Tay Hock Soon
Senior Director 
+65 6887 0088 
tayhs@treetops.com.sg

Research & Consulting

Lam Chern Woon
Senior Director
+65 6393 2340 
chernwoon.lam@etcsea.com

Business Space & Retail

Chua Wei Lin
Executive Director 
Regional Head of  
Business Space 
+65 6393 2326
weilin.chua@etcsea.com

China Desk

Desmond Sim 
Chief Executive Officer
+65 6393 2366 
desmond.sim@etcsea.com

Investment Advisory

Poh Kwee Eng
Executive Director 
+65 6393 2312
kweeeng.poh@etcsea.com

Thailand

Punnee Sritanyalucksana
Chief Operating Officer
EDMUND TIE Thailand 
+66 2257 0499 ext 101 
punnee.s@etcthailand.co.th

REGIONAL OFFICES

Malaysia

Eddy Wong 
Managing Director 
+603 2024 6380
eddy.wong@ntl.my

Desmond Sim 
Chief Executive Officer
+65 6393 2366 
desmond.sim@etcsea.com

Swee Shou Fern
Executive Director
+65 6393 2523 
shoufern.swee@etcsea.com

Scan the QR code with WeChat app to visit our WeChat account.

Edmund Tie & Company (SEA) Pte Ltd
5 Shenton Way #13-05 UIC Building Singapore 068808.

T. +65 6293 3228 | F. +65 6298 9328 | mail.sg@etcsea.com | Please visit www.etcsea.com and follow us on

Asset & Portfolio 
Management

Jaqueline Choo
Asset Manager
+65 6393 2503 
jaqueline.choo@etcsea.com

Disclaimer: The information contained in this document and all accompanying presentations (the “Materials”) are approximates only, is subject to change 
without prior notice, and is provided solely for general information purposes only. While all reasonable skill and care has been taken in the production of the 
Materials, EDMUND TIE (the “Company”) make no representations or warranties, express or implied, regarding the completeness, accuracy, correctness, 
reliability, suitability, or availability of the Materials, and the Company is under no obligation to subsequently correct it. You should not rely on the Materials 
as a basis for making any legal, business, or any other decisions. Where you rely on the Materials, you do so at your own risk and shall hold the Company,  
its employees, subsidiaries, related corporations, associates, and affiliates harmless to you to and any third parties to the fullest extent permitted by law for any losses, 
damages, or harm arising directly or indirectly from your reliance on the Materials, including any liability arising out of or in connection with any fault or negligence. Any 
disclosure, use, copying, dissemination, or circulation of the Materials is strictly prohibited, unless you have obtained prior consent from the Company, and have credited the 
Company for the Materials. © EDMUND TIE 2023

Auction & Sales

Chua Wei Lin
Executive Director 
+65 6393 2326
weilin.chua@etcsea.com

Joy Tan
Executive Director
+65 6393 2505
joy.tan@etcsea.com

Residential

Joe Leow 
Senior Director 
+65 6393 2363
joe.leow@etcsea.com

mailto:research.sg%40etcsea.com?subject=
mailto:chernwoon.lam%40etcsea.com?subject=
mailto:saleha.yusoff%40etcsea.com?subject=
mailto:joey.ong%40etcsea.com?subject=
mailto:lynnette.yeo%40etcsea.com?subject=
mailto:kweeeng.poh%40etcsea.com?subject=
mailto:nicholas.cheng%40etcsea.com?subject=
mailto:pohchue.ng%40etcsea.com?subject=
mailto:saikuai.kwok%40etcsea.com?subject=
mailto:paul.wong%40etcsea.com?subject=
mailto:saikuai.kwok%40etcsea.com%20?subject=
mailto:chernwoon.lam%40etcsea.com?subject=
mailto:weilin.chua%40etcsea.com?subject=
mailto:kweeeng.poh%40etcsea.com?subject=
mailto:punnee.s%40etcthailand.co.th?subject=
mailto:eddy.wong%40ntl.my?subject=
mailto:desmond.sim%40etcsea.com?subject=
mailto:shoufern.swee%40etcsea.com?subject=
http://www.etcsea.com
https://www.facebook.com/edmundtieco/
https://www.linkedin.com/company/edmund-tie-company/
https://weibo.com/7727940411?refer_flag=1001030103_
https://www.zhihu.com/org/dai-yu-xiang-chan-ye-zi-xun-gong-si/posts
mailto:jaqueline.choo%40etcsea.com?subject=
mailto:weilin.chua%40etcsea.com%20?subject=
mailto:joy.tan%40etcsea.com?subject=
mailto:joe.leow%40etcsea.com?subject=

