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Executive Summary

As 2023 progresses, macroeconomic headwinds and geopolitical tensions are mounting,
leading investors to adopt a cautious stance. The global market’s stagflationary conditions,
characterised by high inflation and low growth, are significantly shaping investment behaviour
and policy decisions. Governments and central banks remain vigilant, raising interest rates
to manage inflation while balancing the risks of recession and ensuring financial system
stability. In the wake of several bank runs in the U.S. in 2023, investors are maintaining a
state of heightened alertness, actively seeking out secure avenues to safeguard their wealth.

The Singapore government’s intervention in the real estate industry carries significant
implications for both investors and homeowners. Multiple waves of cooling measures have
been introduced in late 2022 and 2023, alongside an increase in Government Land Sales
(GLS) over the past few quarters. The government’s objective is to maintain price stability
in the real estate market and prevent it from spiralling upwards under inflationary pressures
and foreign buying interest. Housing affordability has emerged as a key concern, prompting
policymakers to consider changes that may alleviate public anxiety on the matter. These
policy shifts are likely to have far-reaching consequences for the industry as a whole.

Residential properties in Singapore continue to climb higher this quarter as the stagfiationary
environment continues to drive up the prices of assets like real estate. Overall, while volume
is lower than the earlier stages of the pandemic real estate boom, the transaction value of
residential properties are on the rise for almost every residential segment. On the other
hand, recessionary risks and macroeconomic headwinds have repressed the transaction
value in commercial real estate. However, well-capitalised investors may be able to find
opportunities to position themselves for the next bull market.

The first quarter of 2023 has seen real estate prices continue to rise due to the impact of the
stagflationary environment. As investors seek a hedge against inflation, many are turning to
real estate as a viable option. While the recent introduction of tighter cooling measures and
increased supply in the medium-term may lead to a tapering and stabilisation of prices in
the coming years, inflationary pressures are likely to persist in the short-term, particularly in
markets with medium-low transaction volumes.
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Foreword

Melvin Lim
CEQ, Co-founder
of PropertyLimBrothers (PLB)

As we look to the future of the real estate market in 2023, it is clear that investors and
homeowners alike must stay vigilant and adapt to the changing market conditions. Despite
the uncertainty and challenges, there are still opportunities to be found, and we remain
cautiously optimistic about the direction of the market. With prices continuing to climb due to
ongoing inflationary pressures and increased demand from both local and foreign investors.
This has made it more difficult for local homeowners to decide what to do with their property
in Singapore.

At PropertyLimBrothers, we are committed to helping our clients navigate the real estate
market with integrity and professionalism. We understand that the real estate market can
be daunting and unpredictable, but with our extensive experience, data-driven insights,
and creative marketing strategies, we are confident in our ability to add value to our clients’
property journeys.

“When it comes to property, risk is at its highest point
when the property you invested in does not appreciate”

As always, our mission is to provide the best-in-class service and education to our fans,
followers, and clients. With the current macroeconomic headwinds and geopolitical tensions,
we understand the importance of staying informed and up-to-date with the latest developments
in the finance and real estate sectors.

This report will provide you with valuable insights into the state of Singapore’s real estate
market in Q1 2023. From government interventions to the impact of stagflation, our team of
experts has analysed the data and provided actionable recommendations for investors and
homeowners alike. Our hope is that this report will serve as a valuable resource for our clients,
helping them make informed decisions about their real estate investments and providing
them with the knowledge they need to thrive confidently in 2023 and beyond.

Thank you for choosing PropertyLimBrothers as your trusted real estate partner. We look
forward to continuing to serve you and guiding you through the ever-evolving landscape of
the Singapore real estate market.



Methodology

The information presented in this report is primarily sourced from URA data, but we
also incorporate data from other sources such as Squarefoot, Edgeprop, S&P Global,
TradingEconomics, and Statista to complement it. In addition, we use data from reputable
banks and consulting firms’ corporate reports as well as economic data from various
government websites in Singapore, the United States, and other countries, including data
from Central Banks worldwide.

Our report focuses on significant global macroeconomic trends and examines how they could
impact Singapore’s real estate market, taking into account changes in monetary policy and
growth projections. We carefully consider both demand and supply factors in Singapore’s
property market and use a combination of macro and micro conditions to provide an in-
depth analysis. Based on our assessment, we offer our perspective on the likely performance
of the real estate market in the upcoming quarters.

The micro analysis primarily focuses on examining price and volume movements within the
real estate market. To identify any disparities in the performance of various market segments,
we utilise a non-parametric subsampling method. We obtain performance data from
URA and then create sub-samples for analysis, which are divided based on factors such
as property type, size, location, and other characteristics. The approach we use is mainly
descriptive in nature, but we also incorporate some qualitative analysis and comments on
consumer sentiment and behaviour.

This Q1 report builds on the previous reports, which highlighted how the persistent
macroeconomic challenges, including high inflation and interest rates accompanied by low
growth, would continue to have an impact on Singapore’s real estate market in 2023.



PLB Insights Q1 Report 2023

Upcoming Webinars!

14 JUN 2023, WEDNESDAY, 8PM-9.30PM VIA ZOOM

RISING STARS OR HIDDEN GEMS?
THE ULTIMATE FACE-OFF BETWEEN

RCR AND CCR
NEW LAUNCHES

IN 2023

PLE WEBINARS [ 1|

£ MAXIMIZING YOUR -
&> PROPERTY INVESTMENT

12JUL 2023 | WEONESDAY | 8PM-9.30PM | VIA ZOOM
Analyzing HDB Appreciation
And The Right Time To Upgrade To A Condo

Check out our latest NOTG Videos

% HOW TO RENT OUT 1,200
CO-LIVING ROOMS!

PERSPECTIVES ON |
AND VARYING

TED PROJECTS
AL RATES!

9 ABSD HIKE %o STAY?

L2 INSIGHTS

PL2 WEBINARS

CON DO VY,

THE ULTIMATE GUIDE AUNARINGAIIREE
PROPERTY DES

A

e |

T . _ \
PROPERTY "
SEIN.ER'S
PLAYBOOK

STRATEGIES FOR
MAXIMIZING YOUR PROFIT

PLZ WEBINARS 27 JUL 2023 | THURSDAY | 8PM-9.30PM | VIA ZOOM

EOLING MEAS

sieconpLeSREKD OV



https://www.propertylimbrothers.com/rising-stars-or-hidden-gems/
https://www.propertylimbrothers.com/webinars/
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Stagflationary Environment
driving Investment Behaviour

Stagflation is one of the tougher economic
problems to solve from a policy perspective.
A combination of high levels of inflation
along with low levels of economic growth
have taken a long time to remedy in the
past. To control prices (and wages) from
spiralling upwards, central banks have relied
on increasing interest rates as the primary

tool used to control inflation. The world has
started to see waves of retrenchment in some
firms and more sustainable levels of wage
in the technology sector. However, inflation
measures remain persistently high, albeit
increasing at a slower rate than previous
quarters.

United States Core PCE Price Index
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The US Fed has started the disinflationary
process to some degree. This process of
bringing the price of goods and services down
to a more sustainable level will take time. The
Core Personal Consumption Expenditures
(PCE) is the Fed’s preferred measure of
inflation and is still on a steady increase.
The latest reading on 28 April shows a 4.6%
year-on-year increase. As planned, the Fed
recently made another interest rate hike
on 3 May 2023 of 25 basis points, the Fed
Funds Rate has reached the target range of
5.00% — 5.25%.
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Source: FRED, PLB Insights

The Fed has also signalled a pause in interest
rate hikes should the disinflationary process
continue until inflation levels hit their target of
2%. More interest rate hikes are still possible
if inflation comes in above expectations.
This process might take over a year barring
any major shifts in the macro environment.
Subsequently, interest rates may gradually
be lowered as shown in the Fed Interest Rate
Dot Plot below.
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Fed Interest Rate Dot Plot
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Singapore’s GDP growth estimates for
2023 has been recently downgraded. The
seasonally adjusted quarter-on-quarter GDP
for 2023 Q1 shows a contraction of -0.7%,
which puts Singapore in the risk of a technical
recession if 2023 Q2 prints a negative growth
number. This translates to slower-than-
expected growth, while inflation remains high.

On the other hand, the MAS policy statement
from mid-April expects 2023 as a whole to
maintain a high CPI — All ltems inflation
of around 5.5% to 6.5%. The combination
of low economic growth and high inflation
poses a problem to investors looking for
decent returns in a challenging market.

Singapore's GDP & CPI
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https://www.businesstimes.com.sg/singapore/economists-downgrade-singapores-2023-growth-forecast-warn-technical-recession
https://www.businesstimes.com.sg/singapore/economists-downgrade-singapores-2023-growth-forecast-warn-technical-recession
https://www.mti.gov.sg/Newsroom/Press-Releases/2023/04/Singapore-GDP-Grew-by-0_1-Per-Cent-in-the-First-Quarter-of-2023#:~:text=Quarter%20of%202023-,Singapore%27s%20GDP%20Grew%20by%200.1%20Per%20Cent%20in%20the%20First,recorded%20in%20the%20previous%20quarter.
https://www.mas.gov.sg/news/monetary-policy-statements/2023/mas-monetary-policy-statement-14apr23#:~:text=For%202023%20as%20a%20whole,COEs%20and%20firm%20accommodation%20costs.
https://www.mas.gov.sg/news/monetary-policy-statements/2023/mas-monetary-policy-statement-14apr23#:~:text=For%202023%20as%20a%20whole,COEs%20and%20firm%20accommodation%20costs.
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The stagflationary environment has stunted
returns from various asset classes. Equities

index show stunted returns, along with the
aggregate bonds index (AGG). The inflationary

environment also weakens holders of cash.
Singapore’s real estate market, however,
was able to hedge against this stagflationary
environment comparatively well with lesser
downside volatility so far.

and Bonds face challenges from high
interest rates and low growth environments.
While commodities such as Gold, and
other physical assets like Real Estate (under
specific conditions) may perform better. Both
Value and Growth stocks in the S&P 500

Aggregate Bonds (AGG)
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The recently released URA Q4 data brings
to light the continuing trend of rising prices
and rentals in the private property market,
indicating a larger trend of inflation. The Price
Index for private residential properties
has shown a significant increase of 3.3%,
which is higher than the previous increase of
0.4% in 2022Q4. Similarly, the Rental Index

for private residential properties has
increased by 7.2%, which is only slightly
lower than the previous quarter’s increase
of 7.4%. These figures indicate that the real
estate market continues to be impacted by
inflationary pressures, making it important for
investors and homeowners to keep a close
watch on market trends.

Private Residential Properties

Private residential market at a glance

Key indicators Change 4Q2022 ‘ 1Q2023
Price Index +3.3% 188.6 | 194.8
Rental Index +7.2% 148.1 168.8

Take-up* +82.0% 690 1,256

Pipeline supply* -2.6% 46,041 44,846

| Vacancy rate* +0.5% point 9.5% 6.0%

While the take-up rate (-68.4%) was
depressed in the previous quarter, 2023
showed renewed interest with a 82.0%
increase in take-up rate. The strong
rebound in take-up rate was accompanied
by a decrease in pipeline supply (-2.6%)

PL2 INSIGHTS

*Figures exclude Executive Condominiums

and increased vacancy rates (0.5%). These
are signs demand-pull inflation is very much
present in Singapore’s real estate market, and
more cooling measures could come into play
if it rises to an unsustainable level.
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Singapore Property Indices
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The stagflationary environment is bound to
put further upward pressure on real estate
prices in Singapore. As investors look to
Singaporean real estate as a hedge against
the current macroeconomic headwinds.
Increased local and foreign interest in
Singaporean real estate might also lead to

PL2 INSIGHTS

Source: FRED. PLE Insights

additional government intervention in the
industry. As with the recent ABSD changes
and cooling measures regarding the medium-
term interest rates, market participants should
expect future changes should prices continue
fo move up.
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Government Intervention
in Real Estate

In this 2023 Q1 report, we discuss government intervention in two broad ways. First, the
government can directly intervene by increasing or decreasing supply of land, which will
be developed in a few years. This is a direct way of influencing the supply of residential or
commercial units albeit with a development time lag. Second, the government can intervene
by infroducing cooling measures that can affect demand and supply side mechanisms in the
real estate market. The effects are more immediately-felt as it affects the decisions of market
participants.

In the previous section, we have covered how a stagflationary environment might drive
investors and attract capital to the real estate market in Singapore. Due to this demand-pull
effect on the limited number of residential and commercial units in Singapore, prices may
have been pushed up by both local and international demand. In order to maintain price
stability and sustainable growth, such bullish action in the real estate market could attract
government intervention in the form of added supply and cooling measures.

Recent parliamentary debates on the issue of housing affordability might also spark a wave
of policy changes, focused around increasing the supply of Build to Order (BTO) HDB flats
and potentially extending the Prime Location Housing (PLH) model to a tiered system where
flats in the future could have varying MOP periods and subsidy clawbacks. This could have
drastic effects on wealth accumulation for future buyers of BTO and maybe even resale HDB
flats. Such policies will further differentiate public from private properties and segment the
market further.
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https://www.straitstimes.com/singapore/politics/be-careful-what-you-wish-for-lively-debate-on-keeping-public-housing-affordable-and-accessible
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Despite the recent cooling measures
implemented in September 2022, February
2023, and April 2023, residential property
prices continue to rise further. Landed
properties have risen sharply while private
non-landed and resale HDB prices had
modest gains.
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Market conditions seem to retain its bullish
outlook despite consecutive cooling measures
aimed at disinflating property prices. With
public sentiment being very sensitive fo the
topic of housing affordability, future cooling
measures may be geared towards ABSD,
SSD, and potentially more stringent LTV limits
for owners of multiple properties.


https://www.propertylimbrothers.com/singapore-government-releases-new-cooling-measures-30-september-2022-for-prudent-borrowing-and-moderating-demand-will-this-really-make-the-property-market-more-sustainable-2/
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Non-Landed Residential Transactions by Nationality
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The April 2023 cooling measure caught the
public’s afttention because of the steep ABSD
hike for foreign buyers, bringing the ABSD
for this demographic from 30% to 60%.
This doubling of ABSD might be related fo
the recent increase in non-landed residential
purchases by foreign nationalities which took
up 25% of all transactions in 2023 Q1.

Q22022 Q32022 Q42022 Q12023

Source: URA, PLB Insights
Data Retrieved: 1 May 2023

It will take time for the market to reflect the
impact of the new ABSD regulations. Curbing
foreign buying pressure might reduce the
inflationary pressure on specific segments
of the property market such as the luxury or
freehold property segments.

Total Transacted Value in Land Sales Market from 2015 to 2022
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Source: Edgeprop. PLB Insights
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https://www.propertylimbrothers.com/fresh-round-of-property-cooling-measures-27-april-2023-singapore-doubles-absd-rate-to-60-for-foreign-buyers/
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Another form of government intervention
that was also mentioned in parliamentary
discussions was to increase the supply of
BTOflats. Thereisapossibility thatthe private
property market might also get a boost in
supply if price is growing at unsustainable
levels. The GLS history reveals a large spike

in fransacted value in land sales in 2022.
While this partially reflects the higher land
prices, it also means more supply being
added to the market. Should this trend
continue, we expect residential units under
GLS in 2023 to increase further in this and
the coming quarters.

Residential Units Under GLS (Confirmed and Reserve List)
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Market participants need to remember that
government intervention in the real estate
space in Singapore is focused around price
stability and sustainable price growth. Future
interventions are likely to operate along this
line. That being said, the government has
likely learned its lesson from the previous
oversupply situation from 2014.

PL2 INSIGHTS

Coupled with the introduction of cooling
measures back then, real estate prices
were repressed for approximately 4 years.
While such a scenario is unlikely to repeat
itself, we should be reminded that the
supply situation takes many years to pan
out due to development cycles. As the
pandemic-affected projects are mostly
going to complete in the 2023/24 period,
the market may experience slight relief from
the fast-pace of price increases.
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Finding Market Direction
after Macro Shifts

The first quarter of 2023 has been marked by an increase in uncertainties and unexpected
events, causing concerns among investors. The stability of the financial system has been
questioned due to multiple bank failures in the US, and geopolitical tensions around the
world have intensified, leading many fo believe that we have entered a more volatile period.
The global economy is experiencing major shifts in monetary policy, with governments
increasingly prioritising their domestic markets, making it difficult to determine a clear
direction amid the turbulence. Despite these challenges, it is important for investors to stay
vigilant and informed, and to seek expert guidance to navigate through these complex and
rapidly evolving market conditions.

In particular, market direction in Singapore’s real estate market is far from clear. On one
hand, stagfiation favours price increase in real estate. Among other asset classes, real estate
acts as a good hedge against the current macroeconomic headwinds. Especially so in
Singapore, where scarcity and high demand create a stable growth environment without
the downward volatility compared to other real estate markets in the world. However, added
cooling measures and increasing supply in the real estate market could possibly dampen the
prospects of price appreciating beyond a sustainable level.

Together, these two factors make it difficult to determine the short-term direction of the real
estate market at the aggregate level. To gain more insight into how the market responds to
these macroeconomic conditions, we break down how each market segment has reacted
over the first quarter of 2023 in the micro segment. The macro factors discussed have
varying impacts on different segments of the residential and commercial real estate market.
Aggregate changes might be less meaningful to market participants who have very clear
interest in specific segments of the market.

To make informed decisions in the current real estate market, it is crucial for investors and
homeowners to be vigilant and monitor not just the aggregate market indices, but also
the specific segment they are interested in. The impacts of macro shifts discussed earlier
might vary across different segments of the residential and commercial real estate market,
and therefore, one cannot make assumptions based solely on aggregate changes. This is
particularly important for those considering specific property types such as landed properties
or first private property purchases. By keeping a close eye on the micro segment, investors
and homeowners can make informed decisions that are tailored to their specific needs and
interests.

At present, the market direction points to continued short-term increase in price and
potentially higher transaction volume in the coming quarters as Singapore bounces back
from the revenge travelling period of end 2022Q4 to 2023Q]1. The effects of government
intervention will take time to play out in the market. We expect the real estate industry to
have continued bullish momentum, particularly in segments benefiting from disparity gaps in
the market. In the medium term, recession risks, rapid interest rate cuts, and added cooling
measures might potentially disrupt the current trend.

PL2 INSIGHTS


https://www.channelnewsasia.com/singapore/pm-lee-hsien-loong-may-day-message-labour-day-2023-3451716
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Macro Watchlist for
Market Participants

In order for market participants to stay ahead of the curve when it comes to making
informed decisions, it is important to have a clear understanding and watchlist of potential
macroeconomic shifts in the market that could change the current price trends in the real
estate market of Singapore.

In this section, we highlight important changes and shifts that might occur in the coming
quarters or years. While impossible to predict, we provide a watchlist of important factors to
keep in mind. We cover these macro factors regularly in our editorial pieces on our website
as well as our NOTG channel on YouTube. You may follow these sources for the latest content
on these issues.

The first on the macro watchlist is inflation. In particular, we refer to US Core PCE Inflation and
Singapore CPI — All ltems. These two measures of inflation will provide a leading indicator
to policy decisions on interest rates which subsequently affects mortgage rates and buying
demand for property. The current target for inflation is 2% for most economies. Reaching
this target rate or getting close to the target rate might be a signal for a dovish Fed pivot and
interest rate cuts.

The second on the macro watchlist is investor sentiment. This is an important measure of
the appetite for spending — be it goods and services, properties, or investments, the market
sentiment is in some way a short-term indicator of demand. Specific measures include the
S&P 500 index and the VIX volatility index. Both of which could tell a clear picture of how
spooked markets are. While the pandemic period launched Singaporean real estate into a
bullish frend, we observe that past recessions (dot.com bubble and global financial crisis)
and rapid interest rate cuts were associated with bearish real estate sentiment in Singapore.

The third on the macro watchlist is the Singapore government’s intervention. Particularly the
GLS trend and cooling measures that target mass market buyers. A combination of high GLS
and mass market cooling measures resulted in 4 years of repressed property prices from
2014 to 2018. While there was only this major historical example, it is a way for regulators
to initiate a “hard reset” to property prices should there be the need to do so. However, this
could have far reaching impacts on housing inventory levels and the business of developers.

This macro watchlist is not exhaustive. There are many other important macro factors that
contribute to the price trend in Singapore’'s real estate market. However, these three factors
will be important in the short to medium term. As the current market is in a cautious state
due to uncertainties at the macro level. Market participants and investors who are looking
to make a decision soon in the property market should be well aware of how these factors
might affect their plans, and should have strategies that minimise the risk of suffering losses
from potential macro shifts in the near future.

PL2 INSIGHTS


https://www.propertylimbrothers.com/read-all/
https://www.youtube.com/channel/UCuQlOCXrHI_O4YpqWDxLyMg
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PLB Property
Summit 2023

Looking to kick start your Step by Step
Property Investment Journey?

Acquire the essential framework and step-by-step approach
to confidently invest in your first or second property.

Expand your understanding of the dynamic property
landscape in Singapore through in-depth insights shared
by industry experts and seasoned practitioners.

Discover how to make informed decisions and elevate your
real estate investment journey fo new heights.

If this sounds like you...

1. Searching for a comprehensive 2-day workshop fo
calibrate and curate the property investment approach
suitable for your life stage and current financial standing

2. Currently facing the dilemma of finding the best approach
for your first property investment, with the goal of
maximising refurns within 3-5 years

3. Feeling stuck with your current property’s performance
and are uncertain about the ideal approach to recalibrate
your portfolio for optimal capital appreciation

4. A seasoned investor who owns multiple properties but
grappling with the complexities of the current ABSD
situations

[¢)]

. Desiring for high-performing and diversified portfolio that
leverages real estate investments, while also incorporating
solid value-investing principles in equities and other
forms of investments...

M

»

Join us at the PLB Property Summit 2023, happening
on August 19th and 20th 2023, and gain valuable
knowledge, practical tips, and actionable strategies
to elevate your investing game.

Tickets at $299. Early bird perks available exclusively
for Landed Convention attendees.

PL2 INSIGHTS

During the PLB Property Summit 2023,
you’ll have the opportunity to:

e=== Gain a comprehensive

a understanding of various
investment vehicles:

Our expert speakers will equip you with the knowledge

needed fo compare different investment options and

make informed decisions that align with your unique
goals, strategy, and horizon.

L

'o‘ Learn from
& industry experts:

Leaders in each field and will provide you with the
latest frends and strategies that you need to know to
navigate the property market in Singapore.

P)= Master the Art
’hé@ of Real Estate:

Learn how to position your property in the market
for a quick and profitable sale, discover what buyers
are looking for, and gain the knowledge needed to
make informed decisions when evaluating potential
properties.

.-. Engage in one-on-one
2 2 interactions:

Get your specific questions answered during live Q&A
sessions and engage in one-on-one conversations
with experts.

'K Network with
like-minded individuals:

Connect with other real estate enthusiasts and
network with investors from different backgrounds.

ww Practical Tips and
Actionable Strategies:

Walk away with practical tips and actionable strategies
that will help you make informed decisions and take
your real estate investment journey fo the next level.

(=%
2
(=]

JOIN US NOW.
EARLY BIRD PERKS AVAILABLE.
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Upcoming Webinars!

14 JUN 2023, WEDNESDAY, 8PM-9.30PM VIA ZOOM

RISING STARS OR HIDDEN GEMS?
THE ULTIMATE FACE-OFF BETWEEN

RCR AND CCR
NEW LAUNCHES

IN 2023

PLE WEBINARS [ 1|

£ MAXIMIZING YOUR -
&> PROPERTY INVESTMENT

12JUL 2023 | WEONESDAY | 8PM-9.30PM | VIA ZOOM
Analyzing HDB Appreciation
And The Right Time To Upgrade To A Condo

Check out our latest NOTG Videos

% HOW TO RENT OUT 1,200
CO-LIVING ROOMS!

PERSPECTIVES ON |
AND VARYING

TED PROJECTS
AL RATES!

9 ABSD HIKE %o STAY?

L2 INSIGHTS

PL2 WEBINARS

CON DO VY,

THE ULTIMATE GUIDE AUNARINGAIIREE
PROPERTY DES

A

e |

T . _ \
PROPERTY "
SEIN.ER'S
PLAYBOOK

STRATEGIES FOR
MAXIMIZING YOUR PROFIT

PLZ WEBINARS 27 JUL 2023 | THURSDAY | 8PM-9.30PM | VIA ZOOM

EOLING MEAS

sieconpLeSREKD OV



https://www.propertylimbrothers.com/rising-stars-or-hidden-gems/
https://www.propertylimbrothers.com/webinars/
https://www.youtube.com/watch?v=t0lfsYMSKlg&list=PLHF-DuLZh52dn5oKT7krMrPKOrvo5v4u6&index=10
https://www.youtube.com/watch?v=4BAaeaYdEVg&list=PLHF-DuLZh52dn5oKT7krMrPKOrvo5v4u6&index=9
https://www.propertylimbrothers.com/the-ultimate-guide-to-making-the-best-property-decision-2023/
https://www.propertylimbrothers.com/webinars/
https://www.youtube.com/watch?v=g9gHEaVYjVM
https://www.youtube.com/watch?v=udcwZorNf2Q
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Quarterly Growth in Residential

Real Estate Segments

To complement our macro analysis and
outlook for the market in the coming
quarters, we take a fine-grained approach
in examining each market segment in
residential and commercial real estate. The
money flow analysis looks at the quarter-to-
quarter movement of capital via fransaction
value across the different segments of the
market. We further break down the property
types by lease and district for a detailed fine-
grained analysis of how the real estate market
is performing.

In this section, we examine residential
real estate segments. This refers to resale
HDBs, ECs, Condominiums, Apartments,
and Landed properties including terraces,
semi-detached, and detached homes. The
percentage values refer to the quarter-on-
quarter change in average PSF, the colour
gradient of the boxes are based on this
change in price. The size of the boxes refer
to the relative transaction value to other
segments, this tells us how large each market
segment is and how much capital is moving
into or out of each segment.

2023 Q1 Total Value and Price Performance of
Private Residential Properties by District and Lease Type
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Do note that the comparison values for the
percentage change in PSF are based on
within-subgroup. For example, Leasehold
Condominium in District @ will be compared
to the previous quarter’s average PSF in
Leasehold Condominium in District 9 and
not the average of the entire Condominium
group. If there are no transactions for that

PL2 INSIGHTS

ow DN D6
D20

D2 D13 D26
bt Tecrace House  Terrace
SF: 1600 VoL 28 House

D on D20
D Tarraca
Terrace House [

oo o

g g
.

i
i
8

e
Exacutive Condeminkim
oi: 212

PSF: 1341 Wel: B2
- O PaF; 1234

ot ™4 0B

subgroup in 2022 Q4, the percentage
change in PSF will be blank but there will still
be a reported volume and PSF values of the
current quarter. If there are no transactions in
2023 Q1 then there will be no subgroup box
present and no values will be reported at all.
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Resale HDB & Executive
Condominium

For the Resale HDB subgroup, we see
prices rising steadily, with the exception of
Choa Chu Kang, Sembawang, Woodlands,
Pasir Ris, and Jurong West in the OCR
areas. Kallang-Whampoa, Geylang, Central
Area, Marine Parade, Bukit Timah are areas

nearer to the city area that experienced
a slight decline in prices. Even though
these subgroups did not grow in price, the
decline is moderate and can be considered
as a short-term correction in prices. The
declines ranged from -0.2% to -2.4%.

2023 Q1 Total Value and Price Performance of HDB Transactions by District

% changa in Avg. PSF from G4 2022 to 01 2023

Year of Sales oo [N T o0
PUNGGOL YISHUN BUKIT BATOK  [=l1Tl=Xel 1]
Vol; 551 Vol: 517 Vol; 298 KANG
PSF (): 583 PSF ($): 505 Vol: 312
+0.9% +1.5% PSF (5): 469
-0.5%
WOODLANDS
pelznn JURONG WEST
PSF (8): 485 Vol: 380 -
-0.8% PSF ($): 472 PASIRRIS BUKIT
-0.2% Vel: 167 PANJANG
- PSF ($): 492 Vol; 192
2% PSF [5): 504
2023
TAMPINES HOUGANG e AT
Vol: 468 Vol: 340 PSF (§): 535 eority
PSF (): 535 PSF (§): 526 +0.0% 5Ly
+0.7% +1.6% ;
GEYLANG JURONG *Mmm L]
. Vol: 183 EAST  VoLis
QuEENSTOWN PSF(§:569 Vi1 o’
PSF (5): 745 e aso
SENGKANG BEDOK S3a% o S
Vel: 436 Vol: 362 e ]
o a0 TOA PAYOH BISHAN
e i Vol: 183 Vel: 92 pnsie | BUKIEIMAR
m: &27 gﬂ‘& 655 Pt a2 ?&Q &%

Mote:

1. Total vabue (size of bow) is calculeted from as the sum of all quantums fransacted in the respactive guartar.

2. PSF price change {colour of kol is calculated as the % change in average PSF from 2022 Q4 to 2023 QL.

3. Districts with no transactions in both quarters are excluded.

4. Districts with & fransaction in 2023 O but no transaction in 2022 G4 will not be accompaniad by a % change value.

PROPERTY
LIMEROTHERS

@ insights

by ProperhyUimBnshes

However, 16 out of 26 planning areas
(approximately 61%) experienced price

Do note that remaining lease of the
transacted flats may be a key reason for the

growth. With quarterly growth ranging from
0.4% to 9.8%, the upside has much larger
variance than the downside for the resale
HDB segment. Government intervention
aimed at affordable public housing may
target to reduce this upward volatility in
prices through the potential increase in
supply. The top growth area is Bukit Batok,
with a quarterly growth rate of 9.8% and
a total of 298 transactions. The planning
area with the most severe price correction
is Kallang-Whampoa, with a quarterly
growth rate of -2.4% and a total of 205
transactions.

PL2 INSIGHTS

price decline in certain planning areas.

The planning areas with the highest
transacted value is Punggol, followed by
Woodlands, Tampines, and then Sengkang.
These heartlands appear to have the
most active resale HDB market, signalling
potentially better liquidity and demand
for resale HDB assets in these planning
areas. HDB Upgraders might most likely
be coming from these planning areas with
high transaction value as well.
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2023 Q1 Total Value and Price Performance of
Executive Condominium Transactions by District

Year of Sales Awooos: [ T 100.0%
D18 D27 D23 D25
Vol: 212 Vol: M Vol: 35 Vol: 256
PSF: 1,3411 PSF:1,240.7 PSF: 1107.8 PSF: 1,067.2
-0.1% +1.2% +10.4% +5.2%
2023
D24 D22
Vol: 17 Wal: 22
D19 PSF: 1,429.5 PSF: 1.141.3
Vol; 82 +7.2% +5.8%
PSF: 1,233.5
+0.8%
D28 D20
Wol: 11 Vol: 5
PSF: 1,270 PSF: 1,328.2
+3.5% +6.5%
Mote:
1. Tetal velua {size of bow] is calculated from as the sum of all guantums fransacted in the respectiva quarter.
2. PSF price change (colour of bow) is calculated as the % change in average PSF from 2022 04 1o 2023 Q1.
H H &, Districts with no transactions in both quarters are excluded
. !’Qilllg“t]‘tﬁ 4. Districts with a fransactian in 2023 Q1 but no fransaction in 2022 04 will not be accompanied by & 5% change value. @ Irm?;;fg{xsns

In the Executive Condominium (EC)
subgroup, the quarterly growth numbers
predominantly point to a high upside. The
quarterly growth ranges from -0.1% to
10.4%. The range is mostly on the positive
side. While District 18 (Tampines, Pasir Ris)
is the largest part of the EC subgroup by
transaction volume, it also has the lowest
growth number.

PL2 INSIGHTS

% change in Avg. PSF from Q4 2022 to @1 2023

This might be due to competition with
other condominiums and resale HDB
options in the same district. On the other
hand, District 23 (Hillview, Dairy Farm, Bukit
Panjang, Choa Chu Kang), 24 (Lim Chu
Kang, Tengah), and 20 (Bishan, Ang Mo
Kio) have better quarterly growth at 10.4%,
1.2%, and 6.5% respectively. Even though
these districts have a smaller transaction
value, those units that are fransacted
profited handsomely.
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Leasehold Condominium & Apartment

In the private non-landed property
segment, we look at leasehold and freehold
categories separately. We also differentiate
between condominiums and apartments in
this analysis to identify if there is any tangible
difference. Leasehold condominiums had

a larger range for quarterly growth, from
-10.9% (District 21) to 56.7% (District 23).
Leasehold apartments had quarterly
growth that ranged from -5.5% (District 15)
to 35% (District 16).

2023 Q1 Total Value and Price Performance of 99 Leasehold
Condominium Transactions by District

The transaction volume is much higher
for leasehold condominiums than for
leasehold apartments. The variance in
performance between districts also point
to the importance of choice when it comes
to investment performance in private real

PL2 INSIGHTS

% change in Avg. PSF from Q4 2022 fo Q12023

Year of Sales oo.os: I - 100.0%
D3 D16 D20 D9 D15
Val: 10 Val: 103 Vol: 68 Vol: 47 Vol: 44
PSF: 2,130 PSF: 1,345 PSF: 1,749 PSF: 2,547 PSF: 1,700
+2.0% 7% +3.6% +10.9% +6.8%
D18
Vol: 156
2023 PSF: 1.249 D10 D14 D21 (]
+0.8% Vol; 38 Vol: 47 Vol: 30 Vol: 39
PSF: 1,812 PSF: 1,611 PSF: 1,584  PSF: 1,284
+0.7% +1.7% +0.9% +3.3%
Vol: 82
P3F: 2,028 D5 D13 D8 D12
+6.2% Vol: 57 Val: 50 Vol:17  Vel:18 Vel 25
D19 PSF: 1410 PSF: 1808 PRE 726, 0 i R aee
Vol: 131 -1.0% +2.7% itk :
PSF: 1,368
+0.7%
D22 D27 3:1 il %?14 3\;516
Vol: 51 Vol: 49 sl lEeins
PS;;;,EQA PSF: 1182 ol +0.9% -11%
=i -0.4% 1 7
Bheom
MNofe:
1. Total value [size of bow) i calculated from as the sum of all quantums fransactad in the respective quarter.
2. PSF price change {ealour of box) is calculated as the % change in average PSF from 2022 G4 1o 2023 Q1.
i 1 &, Distri ith ions in bath quarter. wcluded.
. !Eﬂ.g@;& 4. Dli:‘rrif:‘ri ?\.iih ::r::::i:l;‘:r;n ZCQZ': DC]!L‘I:” m:vs :r’:n:azililm in 2022 Q4 will not be accompenied by a % change value. @ EPE:?’;_?PRTWH”ERS

estate segments. We do not cover the
specifics of project-level analysis and which
projects contribute to the quarterly growth
in this report. For more specific information
that you need for your property journey,
you may contact us here.
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2023 Q1 Total Value and Price Performance of 99 Leasehold
Apartment Transactions by District

Year of Sales

D7

Vol: &1
PSF: 2,737
+4.4%

D19

Vol: T
PSF: 1,508
-0.7%

2023

Wol: 71
PSF: 2,762
+1.7%

D10

Vol: 41
PSF: 2,801
+3.6%

Mote:

1 Total value (size of box) is calculated from as the sum of all g

% change in Avg. PSF from G4 2022 te G1 2023
Sooo% T DS 100.0%

D2 D5

Val: 60 Val: 42
PSF: 2,214 PSF: 1,775
-4.3% +2.9%

D20 D27

Vol: 19 Vel: 20
PSF: 1,574 PSF: 1,501
+0.0% +2.2%

2. PSF price change {calour of bmq is calculated as the % change in average PSF Ernm 2022 Qdto 2023 01

&, Districts with no transactions in bath quarters are excluded.

While some districts experienced a decline
in average PSF, it might not be an indicator
that the districts are undesirable. Rather
it may be a temporary correction in price
after a steep upward trend, or that a
different composition of projects were
transacted in the quarter compared to
the previous quarter (especially with low
transaction volume). On some occasions,
districts which have their price corrected

2 INSIGHTS

4. Districts with a fransaction in 2023 Q1 but no fransaction in 2022 Q4 will not be accompanied by a 5% change valus.

due to price disparity with other districts
may provide good entry opportunities with
deeper analysis. District 2 (Anson, Tanjong
Pagar), 15 (Katong, Joo Chiat, Amber
Road), 20 (Bishan, Ang Mo Kio), 26 (Upper
Thomson, Springleaf), may interest buyers
but further analysis is required to see if
the fundamentals of the specific projects
are sufficient to support further price
appreciation.

PROPERTY
RO ERS
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Freehold Condominium & Apartment

Freehold options for Condominiums
and Apartments exhibit a different price
behaviour. Freehold apartments now have
a larger range in quarterly growth, from
-11.3% to 73.1%. This is much larger than
the leasehold condominium performance

range. Freehold condominiums have a
range of -16.7% to 23.9%. This information
suggests that freehold options in the
condominium and apartment segment
seem to face more downward volatility
compared to their leasehold counterparts.

2023 Q1 Total Value and Price Performance of 999/ Freehold
Condominium Transactions by District

While the freehold status frees owners from
the concern of lease decay and its effect
on price, it would seem that homeowners
need to ensure that they still make sure
that the property they purchase have
strong fundamentals that support further

PL2 INSIGHTS

% change in Avg. PSF from Q4 2022 to Q1 2023

Year of Sales -woox D 100.0%
D10 D9 o D19 o
Vol: 206 Vol: 61 Vol: 55 Vol: 60 [ PSE:1.859
PSF: 2,734 PSF: 2,603 PSF: 2,297 PSF: 1,988 +9-|%'
+3.1% -3.4% +11.0% +3.2% .
Db
Vol: 2
D28
Vol 2
PSF: 1.0
-9.5%
D26
Vol: &
2023 PSF: 1,453
-4.4%
D21 D5 Dsl . D16 . D1
D15 Vol: 48 Vol: 25 ol Vol: 1 Vol: 1
Vol: 49 PSF: 1,699 PSF: 1,527 Foriloos For 1325 || -EREEAEn
PSF: 2,082 +2.7% +6.4% i =S +23.9%
+11.6%
D12 D20 D4
Vol: 10 Vol:5 vol:8 D18
e e Do B |
e a1 +25% w7 ||| PSF:1.231
*22.0%
D23 D27
Vol: 26 D17 Dwa_b e Vol: 1
PSF: 1,438 Vo 26 - ===l PSF: 945
+3.7% ™ D26 = 7%
Mote:
1. Total value {size of bow) is calcuwlated from as the sum of all guantums fransected in the respective quarter.
2, PSF price change {colour of box) i calculated as the % change in average PSF from 2022 04 ta 2023 Q1.
1 1 &, Districts with no transactions in both quarters are excluded.
§ insights it el o G L RO @rrnog;;g;;m
by PropertyLiv@inothers il gl

appreciation in price. The freehold status
is not a sufficient or necessary indicator
of strong investment performance. The
premium buyers pay for freehold properties
might also not be realised until a much later
stage in the properties’ lives.
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2023 Q1 Total Value and Price Performance of 999/ Freehold
Apartment Transactions by District

Year of Sales

Mote:
1. Total value {size of bow) is calculsted from as the sum of all in the

b1z
Vol: 54

PSF: 1,587
-0.4%

2, PSF price change {eolour of bow) is calculated as the %5 change in average PSF from 2022 04 10 2023 Q1.

&, Districts with no transactions in both quarters are excluded.

For freehold condominiums, Districts 1, 4,
14 seem to have the best performance in
quarterly growth despite their relatively
smaller transaction value. For freehold
apartments, District 5, 16, 17 have put out
stronger quarterly growth. District 5 in
particular has decent transaction value to
make it stand out and is worthy of further
consideration for homeowners and investors
who currently own a freehold apartment in
this district.

PL2 INSIGHTS

% change in Avg. PSF from Q4 2022 fo Q1 2023
00,05 YT D 100.0%

fve quarter.

4. Digtricts with a fransection in 2023 Q1 but no transaction in 2022 Q4 will not be accompanied by & % change valws,

Therearequiteafewdistrictsthatfacedaprice
correction of greater than 5% compared fo
the previous quarter. In particular, districts 3,
13, 27, 28 might have discount opportunities
for freehold condominiums. Likewise for
freehold apartments, districts 3, 4, 8, 13 may
present specific opportunities for buyers at
the current market prices.

PROPERTY
LIMEROTHERS
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Leasehold & Freehold Strata Landed

The strata landed category consists of
Terrace, Semi-Detached, and Detached
homes that have a strata title and are found
in either a condominium or apartment
complex. We highlight this niche subgroup
of residential properties in this report as
they might present key opportunities in

the coming quarters. While the size of this
segment is considerably smaller than the
other types of properties we are covering
in this report, it is natural o expect prices
to range more and exhibit greater volatility
due to the smaller sample size of transacted
properties in each quarter.

2023 Q1 Total Value and Price Performance of 99 Leasehold
Strata Landed Transactions by District

Year of Sales

Mote:

1. Total valua |size of bow) is calculated from as the sum of all in the rasp

& Districts with no transachions in bath quarters are excluded.

For the leasehold option, the quarterly
growth ranges from -48.6% to 47.0%.
Most districts exhibit positive growth. The
top performing district for leasehold strata
landed is District 19 with a 47% growth
but only 1 transaction and with the least
transaction value. Other units in the same
district might be tempted to exit after such

PL2 INSIGHTS

2. PSF price change {calour of box) ks calculated as the % change in average PSF from 2022 04 to 2023 Q1. E

4. Districts with a fransaction in 2023 Q1 but no fransaction in 2022 Q4 will not be accompanied by a 5% change valus.

9% change in Avg. PSF from G4 2022 to Q1 2023
Joo0c M DS 100.0%

D14

Vol: 2
PSF: B77.0

%

D10 D25
Vol:1 Vol:1
PSF: 10650  PSF: 858.0

vl quartar.

tremendous growth. District 11 also posts
strong quarterly growth at 20.1% with the
largest tfransaction value in this subgroup of
leasehold strata landed. On the other hand,
District 5 posts a major decline of -48.6%
might be due to lease decay concerns.
This district is worthy of deeper analysis for
interested buyers.

PROPERTY
LIMEZROTHERS
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2023 Q1 Total Value and Price Performance of 999/ Freehold
Strata Landed Transactions by District

Year of Sales

2023

Note:
1. Total value [size of bow) is calculated from as tha sum of all iin the

% change in Avg. PSF from Q4 2022 o Q12023
-ocow M . 100.0%

vl quarter.

2. P5F price change {colour of box) is calculased as the %5 change in average PSF from 2025 0d 10 2023 Q1.

3. Districts with no fransachions in bath quarters are excluded.

Interestingly, the freehold options for
strata landed had more negative growth
districts. The quarterly growth for this
subgroup ranges from -30.6% to 377.2%.
Most districts had a negative quarter.
This presents a unique opportunity for
interested buyers as the entfire segment
might be facing a price correction due to
price disparity gaps between the landed

PL2 INSIGHTS

4. Districts with a fransaction in 2023 Q1 but no fransaction in 2022 G4 will not be accompanied by a % change value.

and luxury condo & apartment segments.
District 11 posted an anomalous growth
rate of 377.2% which may be due fo a very
different project being transacted in the
previous quarter. The transaction volume
is only 1 for this anomalous case. Districts
5, 10, 14, 19, 28 may provide great entry
opportunities for investors and buyers
interested in this segment.

PROPERTY
LMEROTHERS
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Leasehold Landed

The landed property segment is one that
is being watched by market participants.
Typically, this segment has eye-catching
headlines and high profile owners that make
great stories in the press. It also attracts
aspiring landed home owners to stay on their
toes for good opportunities for them to finally
own a landed home. In this section of the
report we will cover leasehold and freehold

landed homes separately. We will cover
Terrace, Semi-Detached, and Detached
homes separately in the leasehold and
freehold categories as well. Do note that there
may be more price volatility in each subgroup
as the price of landed properties also heavily
involves the condition of the building and not
just the location.

2023 Q1 Total Value and Price Performance of 99 Leasehold
Pure Landed Terrace Transactions by District

Year of Sales

% change in Avg. PSF from Q4 2022 fo Q12023
dooow NN N 100.0%

Mote:
1. Total value size of box] is calculated from as the sum of all in the

&, Districts with no transachions in bath quarters are excl

l lnsighfmsu

Leasehold Terraces has a quarterly growth
range of -20.5% to 19.6%. District 28 had
the highest transaction value along with the
highest quarterly growth of 19.6%. On the
other hand, District 19 had the second highest

2 INSIGHTS

4. Districts with a fransaction in 2023 Q1 butmlnamacmnnmQOﬂQdmllrmbeaumpmladbya'%Mewlue_

ive quarter.
2. PSF price change {eoalour af box) is calculated as the % change in average PSF from 2022 04 1o 2023 al

PROPERTY
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transaction value with the second lowest
growth of -19.2%. Terraces have a much
higher transaction volume when compared to
semi-detached and detached homes in both
the leasehold and freehold categories.
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2023 Q1 Total Value and Price Performance of 99 Leasehold
Pure Landed Semi-Detached Transactions by District

Year of Sales

2023

Mote:

% change in Avg. PSF from Q4 2022 o Q1 2023
Joo.ok NN D 1000%

D20
Vel: 1
PSF: 1,075

1. Total value {size of bo) is calculsted from as the sum of all guantums fransacted in the respective quarter.

2, PSF price change {colour of box) is calculated as the % change in average PSF from 2022 G4 1o 2023 Q1.

. Ins'qh TS 3, Districts with no fransactions in bath quarters are excluded.

by ProperyLir@nibers

The leasehold semi-detached subgroup
has a quarterly performance range of -75%
to 70.6%. District 10 is the top performing
district in this category with the largest
transaction value and highest growth as
well. Leasehold landed home owners in this
district may be tempted to exit with such
strong growth numbers. However, if the
growth is driven by sales of newly developed

PL2 INSIGHTS

4. Districts with a transaction in 2023 O but no transaction in 2022 Q4 will not be accompanied by a % change valuwe,

landed properties, the existing pool of
leasehold landed properties may not benefit
as much. The sharp decline in District 23
and 16 are due to lease decay concerns. An
important caveat in this part of the report is
that transaction volume is much lower for the
landed segments. As a result, the reliability
of our inference and generalisability of the
analysis may be limited.

PROPERTY
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2023 Q1 Total Value and Price Performance of 99 Leasehold
Pure Landed Detached Transactions by District

Year of Sales

Mofe:

% change in Avg. PSF from Q4 2022 to Q1 2023
socov I DDBEEEEEEN 100.0%

1. Total value {size of bow is calculsted from as the sum of all qu in the five qu

2, PSF price change {colour of box) is calculated as the %5 change in average PSF from 2022 04 10 2023 Q1.
"n i h-rs 3. Districts with no transactions in bath quarters are excluded. PROPERTY
I S g 4. Districts with a transaction in 2023 Q1 but no fransaction in 2022 G4 will nat b= accompanied by a % change valus. LIMZROTHERS
By Fasl Exlate Wi batrgeiy

For leasehold detached homes, district
4 posted the highest growth with 5
transactions and the highest transaction
value. It also posted a quarterly gain of

PL2 INSIGHTS

10.5%. Again the same caveats apply to
this subgroup due to the lower volume of
transactions as the nature of the landed
segment.
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Freehold Landed

Compared to the leasehold landed
category, freehold landed homes account
for approximately 76% of all landed homes.
As a result, the growth numbers for this

segment of freehold landed properties
will be more reliable for inference and
generalisation purposes.

2023 Q1 Total Value and Price Performance of 999/ Freehold
Pure Landed Terrace Transactions by District

Year of Sales

D19 D20

Vol: 24 Vol: 13

PSF: 2,027 PSF: 2,080

+ 1.1% -3.4%
D16
Vol: 13
PSF: 1,778

2023 e

D15

Vol: 21

PSF: 2,199

-0.8%
D10
Vol: 6
PSF: 2,098
-22.3%

Mote:

% change in Avg. PSF from G4 2022 to Q1 2023

wo.0s I D o005
D28 D13 D26
Vol: 8 Val: 9 Vol: 7
PSF: 2,025 PSF: 1956 PSF: 1,696
+18.1% -B.5% +3.8%
om D23
Vol: 4 Vol: 4
PSF: 3.246 PSF: 1,994
+12.7% +15.2%
D14
Vol: &
PSF: 1,965 D2
+6.3% Wol: 1 D12
PSF: 2612 Val:1
-21.2% PSF: 1,926
D21 -5.3%
Vol: 4 —m
PSF: 2,343
L Vol 1
-0.2% et PSF: 1,612
PSF: 1,797 -50%

1% Tc Bl valua {size of bow is calculated from as the sum of all guantums transscted in the respective quarter.

2

=15 with no transactions in both quarters are excluded,

Even among freehold landed properties,
quarterly growth can vary tremendously.
The quarterly growth for freehold terraces
ranges from -22.3% to 92.6%. District
@ has the highest growth but posts only
1 transaction for the quarter. Districts 19,
28, 11, 23, seem to post much more stable
growth with more transaction volume.

2 INSIGHTS

-5.
A, Di smcrs with a transaction in 2023 41 but no fransaction in 2022 G4 will not be accompanied by a % change value.

rice change (colour of bow is calculated as the % change in average PSF from 2022 04 to 2023 Q1.

However, some districts faced a moderately
high correction. In particular, districts @ and
10 are worthy of aftention and may provide
potentially good entry prices for aspiring
landed home owners.

@ PROPERTY
LIMZROTHERS
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2023 Q1 Total Value and Price Performance of 999/ Freehold
Pure Landed Semi-Detached Transactions by District

Year of Sales

Mote:
1. Total value {size of bow is calculsted from as the sum of all 1in the

% change in Avg. PSF from Q4 2022 to @1 2023
100.0% I 100.0%

2. PSF price change Mmrafboedkcdeulslodasvbe%change i average PSF from 2022 04 nzrmm

&, Districis with no transactions in bath quarters are excluded.

Freehold semi-detached homes faced mixed
outcomes when it comes to growth. The
quarterly growth for 2023 QT ranges from
-33.1% to 52.4%. The mixed performance
may be due to both the conditions of homes
sold as well as the prevailing price trend for

2 INSIGHTS

4. Digtricts with a transaction in 2023 Q1 but no fransacticn in 2022 Q4 will not be accompanied by & % change value.

each location. Districts 10, 28, 21 seem to
have more reliable growth in this quarter
compared to the rest in the subgroup. On
the other hand, District 15 and 19 appear to
be discounted at current market prices in
2023 Q1.
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2023 Q1 Total Value and Price Performance of 999/ Freehold
Pure Landed Semi-Detached Transactions by District

Year of Sales

Mote: :
1. Total value {size of bow) is caloulsted from as the sum of all i the

&, Districis with no transactions in bath quarters are excluded.

Finally, for freehold detached homes, we
observe a quarterly growth range of -15.2%
to 184.0%. As the most prestigious and
coveted subgroup of residential properties,
we see that the performance of these
luxurious properties are considerably better
comparedtootherlandedproperties.Districts
15, 10, and 21 are high transaction value
districts that post stable gains this quarter
across a decent number of transactions.

PL2 INSIGHTS

4. Districts with a fransaction in 2023 01 but no fransacticn in 2022 04 will not be accompanied by a % change valus.

% change in Avg. PSF from Q4 2022 to @1 2023
100.0% I 100.0%

fve quarter,
2, PSF price change {colour of bow) is calculated as the % change in average PSF from 2022 04 1o 2023 Q1.

On the other hand, District 11 is facing a
slight correction with the second highest
transaction value but a negative quarterly
growth of -8.9%. Do note that this negative
number is still within the expected range for
differences based on the condition of the
homes sold.
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Quarterly Growth in Commercial

Real Estate Segments

In this report, we cover the commercial real
estate segments as there may be renewed
investment interest among foreign investors
due to the recent ABSD hikes on residential

properties. As a result, it is important fo see
how the different commercial real estate
segments perform over the previous quarter.

2023 Q1 Total Value and Price Performance of Commercial
Shop House Transactions by District

Year of Sales

% change in Avg. PSF from Q4 2022 to Q1 2023
wooox ST O 00.0%

2023
MNote:
1. Total value [size of bow] is calculated from as the sum of all it
2. PSF price change {coleur of box) is calculated as the % change in average PSF ll'bm 2022 04 ta 2023 Q]
& Districts with no transactions in bath quarters are excluded.
4. Districts with a fransaction in 2023 Q1 but no fransaction in 2022 Q4 will not be accompanied by a % change value.
Typically, Shop Houses are the best

performing segment among commercial
real estate from a historical perspective. In
2023 Ql, we see that the quarterly growth
ranges from -36.4% to 54.3% with half of
the districts posting negative growth. The
key fundamental reason for historically
strong performance in the Shop House

2 INSIGHTS

segment is the limited supply, especially
for conservation Shop Houses. We see
District 8 post strong quarterly gains 40.2%
with the highest transaction value for the
subgroup this quarter. Districts 1, 2, 7, 15, 19
are undergoing a correction from the bullish
momentum over the past 2 years from the
pandemic boom.
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2023 Q1 Total Value and Price Performance of Commercial Office Transactions by District

% change in Avg. PSF from Q4 2022 to Q1 2023

Year of Sales -oc.0% I . 00.0%
D1 D14 D7 D25
Vol 9 Val: 9 Val: 9 Wal: 4
PSF: 2,953 PSF: 21M PSF: 1,726 PSF: 2,034
+5.1% +2.9% +0.6% +1.8%
DN
Vol: 2
2023 PSF: 1.442
D2
Vol: 6 ej 2
PSF: 2,171 i
-B.0%, PSF: 1,552
+5.3%
D12
Vol: 2 1
PSF: 1,610
Mode;
1. Total value {size of bow is calculsted from as the sum of all guantums fransacted in the respective quarter.
2, PSF price change (colour of bow) i calculated as the % change in average PSF from 2022 04 1o 2023 Q1.
i 1 &, Districts with no transactions in bath quarters are excluded
. IQSIghTS 4. Digtricts with a fransection in 2023 Q1 but no fransaction in 2022 Q4 will not be accempanied by & % change value. @ EFMOQPI?EC?HERS
oy PropertyLirirathers et

On the contrary, office and retail commercial
space have suffered through the pandemic.
While rentals and prices have started to
recover with the global economic recovery,
current macroeconomic conditions and
recessionary risk continue to create hurdles
for further upside. The recent ABSD hike,
however, might attract foreigners to invest
in the commercial real estate space rather
than the residential option.

PL2 INSIGHTS

Office commercial real estate had a quarterly
growth range from -28.0% to 9.6%.
District 7 was the top performing district by
quarterly growth with moderate transaction
value. District 1 posted decent quarterly
growth of 6.1% with the highest transaction
value. Districts 2, 6, 8, 9, 18 are currently
experiencing a steep correction which may
be worth some further investigation.
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2023 Q1 Total Value and Price Performance of Commercial Office Transactions by District

Year of Sales

Mote: :
1. Total value {size of bow) is caloulsted from as the sum of all

in the

ctive quarter.
2, PSF price change {colour of bow) is calculated as the % change in average PSF from 2022 04 1o 2023 Q1.
&, Districis with no transactions in bath quarters are excluded.
4. Districts with a transaction in 2023 01 but no fransaction in 2022 G4 will not be accompanied by & % changs valus.

Retail commercial real estate had a quarterly
growth range from -47.9% to 58.0%. This
is a wide range for commercial real estate
but is also reflective of the differences in
foot traffic and business among different
districts. Districts 6, 14, 21, 22 posted very
strong growth this quarter.

PL2 INSIGHTS

% change in Avg. PSF from Q4 2022 10 Q12023
-ocow EEEEEENNET N 00.0%

On the other hand, districts 5 and 12 faced a
severe correction in price. Do note that the
differences in quarterly growth performance
might also be influenced by the remaining
lease of the properties being transacted in
2023 Ql. Especially so if the transaction
volume is very low for the quarter.
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Relative Supply Trends &
Money Flow Analysis

In this section, we examine the relative
supply trend for the private residential
segment as well as the money flow between
different property segments. By looking
at the trend for transaction value, we are
able to analyse the flow of capital across
time and between property segments. We
use this to infer how market sentiment and

interest changes for different segments
of Singapore’s real estate market. The
inferences made from the pipeline supply
assumes a development time of 4 years, we
use it to roughly approximate how prices
might respond to changes in the supply of
new units in the private real estate segment.

Supply in Pipeline of Executive Condominium Units
2018 - 2023 Q1

@ Under Construction ® Planned Development

6,000

.
.-»0

Note:

3.931 2,518 2014 | 2,014 | 1,656 2,627 | 3,022 3192 3,192
¢ & & & & & ¢ & S &
€ of
P o

Supply in pipeline refers to new development and redevelopment projects with
planning approvals {i.e. Provisional Permission, Written Permission).

PL2

Looking at the past 5 years of pipeline
supply for ECs, we notice an upward trend
in the number of ECs under construction.
This points to an increasing number of
units to be supplied to the market in the
coming years. Note that these units would

INSIGHTS

&

3192 | 3,605 | 3476 | 3473 | 3473 | 4090 | 4089 | 417 | 4717 | 5346 | 5346 | 5038

& & & & q'd\ ¢ & & 430“
v 9/ &
'19 q'o ,1'0

Source: URA, PLE Insights

have most likely been sold as new launches,
and would need to pass the MOP before
being sold on the resale market. With this
time lag in addition to the higher new sale
prices, the EC market may still have demand
outstripping supply for the short-term.
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Supply in Pipeline of Private Residential Units 2018 - 2023 Q1

@ Under Construction ® Planned Development

60,000
50,000
40,000
30,000
20,000 ..

10,000

0 24,886 | 26,815 | 28,517 | 27.723 | 34,606 | 36,218 | 36,985 | 38,958 | 39,511 | 42,012 | 43,776 | 42,976 | 41,851 | 41,983 | 43,049 | 41.862 | 41,652 | 39,624 | 38,750 | 35,614 | 34,809
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.-LO :]9 n'o q? q'O ,]'0
Note:

Supply in pipeline refers to new development and redevelopment projects with
planning approvals (i.e. Provisional Permission, Written Permission).

Source: URA, PLB Insights

This does not point to an oversupply risk at
the moment. However, the increase in under
construction developments from 2018 to

The pipeline supply for the private residential
segment shows a gradual increase from
2018 to 2021, subsequently declining

mildly o 2023 for under construction units.
Planned developments remain high from
2022 to present. Overall, there seems to
be a stable quarterly distribution of under
construction and planned developments in
the range of 40,000 to 50,000.

2021 may start to be completed as TOP
projects in the coming quarters. Depending
on the percentage of owners that decide to
sell their home on the resale market, private
properties may or may not have an influx of
property listings in the coming months.

Quarterly Transaction Value ($) of Residential
Market Segments (1) 1995 - 2023 Q1

@ HDB @ EC
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Source: REALIS, PLB Insights
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Note:

Transacted Value is calculated as the sum of all quantums fransacted in the quarter.
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Together, the EC and resale HDB segments
achieved almost $4.5 Billion in transaction
value in 2023 QIl. This declined from the
previous quarter, which achieved around
$5.75 Billion in transaction value in 2022 Q4.

This is a moderately sharp decrease, mainly
from the fall of EC transacted value. HDB
transacted value actually increased over the
past quarter at a modest pace.

Quarterly Transaction Value ($) of Residential Market
Segments (2) 1995 - 2023 Q1

® Apartment ® Condominium @ Strata Landed
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Note:

Transacted Value is calculated as the sum of all quantums fransacted in the quarter.

The quarterly tfransaction value for the
private non-landed segment was positive.
Transaction value of this segment rose
beyond $8 billion in 2023 Ql, it posted
an increase of more than $1 billion in
transaction value. All components increased
in transaction value, showing a recovery
from the 2022 Q4 volume slump which
may be attributed to revenge travelling and
global reopening trends for tourists.

PL2 INSIGHTS

Source: REALIS, PLE Insights

This is not to say that transaction value
will only increase from here. There are
stil macroeconomic  headwinds and
recessionary risks that might slow down
the movement of capital in the private non-
landed real estate segment.
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Quarterly Transaction Value ($) of Residential Market
Segments (3) 1995 - 2023 Q1

® Terrace ® Semi-Detached @ Detached
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Note:
Transacted Value is calculated as the sum of all quantums fransacted in the quarter.

The landed property segment experienced
a slightly better quarter compared to 2022
Q4. Transaction value in 2023 Q1 is just
shy of achieving $2 billion in transaction
value. Most subgroups posted a similar

PL2 INSIGHTS

&

Source: REALIS, PLE Insights

transaction value, with the only exception
being detached homes posting a higher
transaction value in 2023 QI, contributing to
most of the gains compared to the quarter
before.
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Quarterly Transaction Value ($) of Commercial Market
Segments 1995 - 2023 Q1

@ Office ® Retail ® Shop House
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Note:
Transacted Value is calculated as the sum of all quantums fransacted in the quarter.

The transacted value for commercial real
estate has fallen tremendously from the
recent peak in 2021 Q4. Since then, the
transaction value has fallen from over $3
billion to slightly less than $0.5 billion on
a quarterly basis. Current recessionary

PL2 INSIGHTS
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Source: REALIS, PLB Insights

concerns may contfinue to repress prices
in commercial real estate, but may be an
opportunity for well-capitalised investors
to find good opportunities to position
themselves for the next bullish move in
commercial real estate.
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In Focus — Opportunity Spaces
for 2023Q1 and Beyond

This year poses a great challenge for investors and market participants looking to grow
wealth in a stagflationary environment. While real estate is recognised as a good hedge in
the current macroeconomic environment, there is still significant variation in performance
based on property type and location. We expect these variations to become more pronounced
as the global economy experiences more turbulence in the coming quarters. For investors,
homeowners, and market participants looking to make a move in the real estate market, these
are some of the opportunity spaces in the residential real estate segment. Note that this is not a
buy or sell recommendation. It is merely an identification of an opportunity space that requires
deeper analysis into specific projects and investor needs.

Opportunity Spaces for Sellers: resale HDB in Bukit Batok and Bukit Merah. EC in Districts 23,
24, and 20. Leasehold condo in District 23, Leasehold apartment in Districts 16, 8. Freehold
condo in Districts 1, 4, 14, Freehold apartment in Districts 5, 16, 17. Leasehold strata landed in
Districts 11, 19. Freehold strata landed in District 15. Leasehold terrace in District 28. Leasehold
semi-detached in District 10. Leasehold detached in District 5. Freehold terrace in Districts 19,
28, 11, 23. Freehold semi-detached in Districts 10, 28, 21. Freehold detached in Districts 15, 10,
and 21.

Opportunity Spaces for Buyers: Leasehold condo & apartments in District 2, 15, 20, 26. Districts
3,13, 27, 28 for freehold condominiums. Freehold apartments in Districts 3, 4, 8, 13. Leasehold
strata landed in District 5. Freehold strata landed in Districts 5, 10, 14, 19, 28. Leasehold terrace
in District 19. Freehold terrace in Districts @ and 10. Freehold semi-detached in Districts 15 and
19. Freehold detached in District 11.

PL2 INSIGHTS
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Caveats &
Disclaimers

The analysis and conclusions presented in our report are based on the data provided by
the sources we have used. Therefore, the accuracy and reliability of our report depend on
the integrity of the data provided by these sources.

The information contained in this report should not be construed as financial or real estate
advice. It is recommended that you conduct your own thorough research and analysis
before making any financial commitments or property decisions. It is essential o consult
with qualified professionals to ensure that you have a comprehensive understanding of
your financial situation and that your decisions are aligned with your best interests.

If you are interested in connecting with our team of real estate experts, please don’t
hesitate fo reach out to us. We would be delighted to engage with you on a deeper level
and explore how the insights presented in this report could be relevant to your specific
property journey.

PL2 INSIGHTS
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About
PropertyLimBrothers

PropertyLimBrothers is a Real Estate Media Technology Company
revolutionising the Real Estate scene in Singapore. We use creative
content to market and sell properties to their fullest potential. Using the
PLB Signature Team Model, this is where each property is creatively
marketed to its fullest potential.
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About InsightsbyPLB

InsightsbyPLB is our editorial and research arm where we do deep
analyses of market trends, property news and all things Real Estate.
Our Insights page covers deep dives from New Launch analyses to
investments FAQs, answering relevant and insightful questions that best
position our readers in this ever volatile market.
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