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Summary/
Recommendations
Singapore investment sales grew
19% YOY and 11% QOQ to
SGD12.2 billion in Q2 2018. This
brings H1 to SGD23.2 billion, up
44% YOY, driven by residential
land acquisitions by developers.
> Record prices were achieved
in both public and private land
tenders during Q2. Given the
new residential cooling
measures effective 6 July, we
expect the collective sales
market to slow significantly.
> However, we think Singapore
will remain one of the most
attractive investment
destinations in Asia.

> Office property should be the
most attractive sector for
investors in H2, supported by
an upcycle in the office leasing
market and greater availability
of investment choices.

Q2 2018

2018F

2018-2022F

QOQ Change/
Quarter-End

YOY Change/
Year-End

Annual Average Growth/
5-Year Average

> After the cooling measures effective 6 July, we
expect collective sales to slow in H2. Part of
+10.6 %
the slack may be picked up by commercial and
Total
industrial deals. After the bumper H1, we
Investment expect 2018 investment sales to match 2017’s SGD12.19bn
Sales
record of SGD40 billion.
> Commercial (office, retail) investment sales
more than trebled QOQ due to a few major
deals. H1 is still down 69% YOY and made up
8% of the pie. We expect a robust H2 as more
Commercial
major deals are concluded.

> Residential investment sales fell 10% QOQ as
collective sales volume declined 33% from Q1.
H1 is still up 121% YOY and made up 75% of
Residential the total investment sales. Volumes should
drop in H2 with the cooling measures.

+5 %
SGD40.0bn

SGD46.4bn

+217 %

-25 %

+5 %

SGD1.39bn

SGD8.86bn

SGD13.7bn

-9.8 %

+15 %

+5 %

SGD8.22bn

> Industrial investment sales jumped two-fold
+189%
QOQ on more institutional interest. H1 is up
80% YOY and made up 5% of the total
investment sales. We expect strong interest as SGD0.80bn
Industrial
the market bottoms out.
Note: 1 sq m = 10.7639 sq ft; USD1 = SGD1.365 (end of quarter). Investment sales transactions include a) all private
property sales at transaction prices of SGD5 million and above; and b) all successfully awarded state land tenders.
Source: Colliers International Singapore Research

SGD25.0bn

SGD25.2bn

-25 %

+5 %

SGD3.10bn

SGD4.80bn
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Q2 still largely driven by residential
sales
Based on Colliers International's data as of 16 July 2018, total property
investment sales in Singapore grew 18.6% YOY to SGD12.2 (USD8.9) billion in
Q2 2018, driven by higher residential collective sales and industrial sales.
On a sequential basis, this is a 10.6% rise QOQ, as investment sales in
commercial and mixed-use properties jumped three-fold albeit from a very
low base in Q1, anchored by the government land sale site at Holland Village,
and Twenty Anson. In Q2 2018, the residential investment sales market
remained strong with acquisition interest from local and foreign developers
for both state land tenders and private investment sales. Residential
collective sales continued to dominate investment sales in Q2 but slowed
from the record Q1 2018.
For the rest of the year and into 2019, we expect the fresh cooling measures
on residential property purchases to channel greater investment demand
towards the commercial sector and shophouses. Rising demand from REITs
and other qualified institutional investors should continue to drive demand
for prime industrial assets.

Mixed Use
1,473, 12%

Industrial
797, 7%
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Shophouse
784, 3%

Others
16, 0%

H1 2018:
SGD23,222mn

Nonetheless, the successful Trump-Kim (or United States – North Korea)
Summit held in Singapore in June underscored the stability and security
advantages of Singapore. We expect this to also lend optimism to investors
on the recovering property market. Singapore investment sales grew 19%
YOY and 11% QOQ to SGD12.2 (USD8.9) billion in Q2 2018. This brings H1 to
SGD23.2 (USD17.0) billion, up 44% YOY. The five largest deals in Q2 2018
comprised four residential collective sales and one prime office transaction.

Snapshot of total investment sales
Total investment sales (SGD million)

50,000
30,000

Commercial
1,823, 8% Mixed Use
1,874, 8%

Shophouse
306, 3%
Q2 2018:
SGD12,194mn

Residential
8,216, 67%

Industrial
1,074, 5%

Singapore's GDP (advanced estimates from MTI) grew 3.8% YOY in Q2,
slower than the 4.3% in Q1, driven primarily by manufacturing. Oxford
Economics forecasts GDP growth of 3.0% for 2018, down slightly from 3.1%.
The modest downward revision reflects weaker export momentum in H2
2018 and 2019 as Chinese import demand cools and global electronics
demand slows. Escalations in the US-China trade friction is also a key
downside risk to the economic outlook for this year and the next.

40,000

Total Investment Sales by Sector: Q2 2018 and H1 2018
Commercial
1,386, 11%

Safe haven

Hospitality
283, 1%
Others
57, 0%

Residential
17,328, 75%

Source: Colliers International Singapore Research
Notes: 1) Information as at 16 July 2018
2) Investment sales transactions include a) all private property sales at transaction prices of SGD5 million and above;
and b) all successfully awarded state land tenders.
3) Commercial includes office, retail and mixed- office and retail components in a development. Mixed use refers to
properties with two or more types of different uses. Others include properties such as medical centres, HDB shops,
petrol stations, etc.
4) Exchange rate as at end of quarter, standing at USD1: SGD1.365.
5) The percentage may not add up due to rounding.
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The Five Largest Transactions in Q2 2018
Name of Property
Tulip Garden
Twenty Anson
Dunearn Gardens
Chancery Court
Park House

Sector
Residential
Commercial
Residential
Residential
Residential

Transacted Price (SGD million)
906.9
516.0
468.0
401.8
375.5

Source: Colliers International Singapore Research, URA, The Business Times

Price psf (SGD)
1,790
2,503 on NLA
1,914
1,610
2,910
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Commercial

Snapshot of total investment sales

Spring back to life

(SGD million)

After a quiet first quarter, the commercial sector sprang back to life. In Q2
2018, total commercial investment sales rose 216.8% QOQ to SGD1.4
(USD1.0) billion, driven mainly by a few major whole-building transactions:
> In the largest office transaction year-to-date, US-based global
institutional property investment manager – AEW bought Twenty Anson
from CapitaLand Commercial Trust for SGD516 (USD378) million in late
June 2018. This reflects a price of SGD2,503 (USD1,834) per sq ft of net
lettable area (NLA), translating to a net property yield of 2.7% based on
12-month net property income preceding March 31, 2018. Twenty
Anson is reported to have a remaining lease tenure of 88.5 years.
> Singapore mainboard-listed MYP sold freehold MYP Plaza at 135 Cecil
Street for SGD247 (USD181) million, or SGD3,000 (USD2,198) per sq ft on
NLA.

> Sembawang Shopping Centre was sold by CapitaLand Mall Trust to Lian
Beng – Apricot Sembawang for SGD248 (USD182) million. Brokered by
Colliers International, this transaction value was the largest value
achieved for a stand-alone 999-year leasehold tenure retail mall in
Singapore in recent years. The price of SGD1,727 (USD1,265) per sq ft on
NLA reflects a net property income yield of 4.2%.
> Interest in the strata office market was also on the uptrend. Investment
sales of strata-titled commercial units rose 269.2% QOQ and 300% YOY
to SGD236.7 (USD 173) million. Two strata office sales in Springleaf
Tower recorded a total of SGD79.2 (USD58.0) million while the entire
20th floor of Samsung Hub was transacted at SGD46.6 (USD34.1) million.
On a YOY basis, however, the commercial investment sales volume was
59.3% lower as Q2 2017 saw the highest commercial sales in the year 2017,
boosted by the likes of Jurong Point (SGD2.2 billion) and a 50% stake in One
George Street (SGD592 million).
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Major Commercial Transaction in Q2 2018
Property

Price (SGD million)

Price psf (SGD)

Purchaser

Private Investment Sales
Twenty Anson

516.00

2,503 on NLA

AEW

Sembawang Shopping Centre

248.00

1,727 on NLA

Lian Beng – Apricot
Sembawang

MYP Plaza

247.00

3,000 on NLA

Lucio Tan

63.24

1,265 on NLA

SPH REIT

The Rail Mall

Source: Colliers International Singapore Research, URA
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Private sector: H1 2018 collective sales surpassed full
year 2017

Residential
Residential investment sales remained strong
The residential sector grew 60.7% YOY to SGD8.2 (USD6.0) billion in Q2
2018, driven mainly by strong private investment sales. However, this is
9.8% below a very strong Q1 2018 as collective sales declined 33.2% QOQ to
SGD3.9 (USD2.8) billion in Q2 2018. Based on Colliers International’s
research, H1 2018 set the record for the highest residential investment sales
on a half-yearly basis at SGD17.3 (USD12.7) billion.

Residential Investment Sales Value by Type
(SGD million)
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Total Residential Investment Sales by Type

Landed housing
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Strata
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5%

Q2 2018:
SGD8,216mn

GCB
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Source: Colliers International Singapore Research
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Public Land Sales
20%
Devt site
3%
Collective Sale
47%

In Q2, the private residential segment grew 92.7% YOY to SGD6.5 (USD4.8)
billion, mainly driven by collective sales, which accounted for more than 59%
of private residential segment and more than 47% of total residential
investment sales.
A total of 16 residential collective sales with a combined value of SGD3.9
(USD2.9) billion were transacted in Q2 2018, bringing the H1 2018 tally to 33
deals worth SGD9.7 (USD7.1) billion. Based on Colliers International’s
research, this is 19% above total residential collective sales in the whole year
of 2017 and also set a record on a half-yearly basis.
In April 2018, Yanlord Land Group and MCL Land jointly acquired a prime
freehold collective sale site at Tulip Garden for SGD906.9 (USD664) million,
reflecting SGD1,790 (USD1,311) per sf per plot ratio (psf ppr). Brokered by
Colliers International, this is the largest collective sale transaction in Q2 2018
and the second largest year-to-date, after the SGD980 (USD718) million
Pacific Mansion deal in March 2018.
In view of the latest cooling measures which would raise taxes for investors
and developers in the residential sector, we foresee a slowdown for the
residential enbloc market in the near term.
Q2 2018 also saw some notable enbloc (non-collective sale) residential
deals, totaling SGD414 (USD303) million and comprising two transactions.
Royal Oak Residence was sold enbloc to Far East Consortium International
for SGD196 (USD144) million in a deal brokered by Colliers International
while a residential site on Nassim Road was purchased by Shun Tak Holdings
for SGD218 (USD160) million.

Fewer GCBs sold, record price on psf basis
The Good Class Bungalow (GCB) segment saw volumes down 32.4% QOQ
and 51.4% YOY to SGD169.1 (USD124) million transacted in Q2 2018. A total
of eight GCBs were transacted in Q2 2018, compared to nine in Q1 2018 and
17 in Q2 2017. Five out of the eight GCB plots transacted in Q2 2018 were of
smaller size (less than 1,400 sq m). In comparison, only three out of nine
GCBs transacted in Q1 2018 were of smaller size.
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Nonetheless, a bungalow in Jervois Hill was sold for SGD41.2 (USD30.2)
million, translating to SGD2,730 (USD2,000) psf on land. This was a record
price in terms of psf on land for a transaction in a GCB Area, surpassing the
previous high in Q4 2017 for a GCB in Cluny Hill.

Industrial

This brings the H1 2018 tally to 17 deals in GCB Areas worth SGD419.2
(USD307) million. For the whole of last year, the figure was 42 transactions
amounting to SGD888.5 (USD651) million.

The total industrial investment sales value in Q2 2018 jumped 188.8% QOQ
and 295.1% YOY to SGD797.4 (USD584) million, largely due to strong private
investment sales which accounted for 95.7% total industrial sales volume.
We see strong interest from REITs and qualifying institutional investors for
investible industrial assets.

Public land sales: Record price for GLS residential site
In Q2 2018, the public residential investment sales segment fell 2.6% YOY
but grew 34.8% QOQ to SGD1.7 (USD1.2) billion. Three GLS sites were
awarded in Q2 2018 compared to four in Q1 2018 and four in Q2 2017.
The largest value was recorded at the Silat Avenue site which received a lone
bid of SGD1,035 (USD758) million or SGD1,138 (USD834) psf ppr from a
consortium comprising UOL, UIC and Kheng Leong.

Improved demand for industrial properties in Q2

One collective sale was recorded during Q2 2018 when SLB Development
and Oxley Holdings acquired Pei Fu Industrial Building for SGD76.3 (USD55.9)
million. This is the first industrial collective sale since Citimac Complex was
sold in Q3 2017 for SGD430.1 (USD315) million.

Industrial Investment Sales Value by Type
(SGD million)

Bid Spread of Residential GLS Sites Awarded in Q2 2018
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3,000

No. of
bidders

Top bid % premium
over 2nd highest bid

Top bid % premium
above lowest bid

10

1.9%

78.4%

Cuscaden Road

9

8.1%

26.1%

Silat Avenue

1

N/A

N/A

Land Parcel
Mattar Road

1600%
1400%

2,500
1200%
2,000

1000%
800%

Source: Colliers International Singapore Research, URA

1,500

Meanwhile, nine bids were submitted for the prime residential site along
Cuscaden Road within the Orchard Road district. A consortium comprising SC
Global Developments, New World Development Company and Far East
Corsortium trumped other bidders for the Cuscaden Road site at SGD410
(USD300) million. The psf ppr price of SGD2,377 (USD1,741) was a new
record for a GLS residential site.
The tender exercise for the site at Mattar Road, in particular, drew strong
interest from developers and attracted ten very competitive bids with a
narrow winning margin of 1.9%. FSKH Development topped the tender for
this site at SGD223 (USD163) million or SGD1,109 (USD812) psf ppr.
5
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Lukewarm though improving demand for IGLS sites

Major Industrial Transactions in Q2 2018
Property

Price (SGD million)

Price psf (SGD) Purchaser

Private Investment Sales
Kingsland Data Centre
(99% stake)
Admirax

295.1

2,988 on NLA Keppel DC REIT

106.0

226 on NLA BlackRock

Ceva Logistics Center

95.8

210 on GFA ESR-REIT

Pei Fu Industrial Building
(collective sale)

76.3

489 on GFA Oxley Kyanite Pte Ltd

RBM Centre

68.0

265 on GFA

Mapletree Industrial
Trust

29.85

60.0 on GFA

Soilbuild Group
Holdings Ltd

Tuas South Link 3 (Plot 23)

2.79

29.5 on GFA

Bonco Enterprise Pte
Ltd

Tuas South Link 3 (Plot 18)

2.04

31.5 on GFA LNT Coating Pte Ltd

Source: Colliers International Singapore Research, JTC
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Three industrial sites with 20–30 years land tenure and targeting end-users
were awarded, with the largest site at Tuas Bay Close handed to Soilbuild
Group Holdings for SGD29.9 (USD21.9) million. Bonco Enterprise won the
sole bid of SGD2.79 (USD2.0) million for the site at Tuas South Link 3 (Plot
23) while the site at Tuas South Link 3 (Plot 18) was awarded to LNT Coating
in another sole bid for SGD2.0 (USD1.5) million. The tender for the site at
Tuas South Link 1 (Plot 13) closed in June 2018 with two bids submitted and
site award pending.

Rising institutional interest for industrial assets

Industrial Government Land Sales

Tuas Bay Close

In Q2 2018, transactions in the Industrial Government Land Sales (IGLS)
recorded a total of SGD34.7 (USD25.4) million, up 187.5% YOY and 13 times
QOQ on very low bases.

The total private industrial investment sales value soared 178.9% QOQ and
301.9% YOY to SGD762.7 (USD559) million in Q2 2018. The largest
transaction in the quarter was Keppel DC REIT’s acquisition of 99% interest
in Kingsland Data Center in Jurong at the value of SGD295.1 (USD216)
million. Meanwhile, BlackRock purchased Admirax, a hi-spec light industrial
building in Woodlands, for SGD106 (USD77.7) million; and Ceva Logistics
Center was acquired by ESR-REIT as the first modern ramp-up logistics
facility in its portfolio at the price of SGD95.8 (USD70.2) million.

REITs have remained active in reconstituting their portfolio, divesting their
non-core assets and recycling proceeds into potentially higher growth ones.
As industrial rents and prices are expected to bottom out and stabilize, we
notice a growing institutional interest to acquire more industrial spaces,
especially in niche sectors such as data centres, hi-spec facilities and modern
ramp-up logistics buildings. As such, we foresee a pick-up in interest from
institutional investors for this class of asset in the remaining of 2018.
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Mixed use

Shophouses

Increasingly popular

Alternative asset class

In Q2 2018, mixed-use investment sales rose 267.9% QOQ and 30.2% YOY to
SGD1.5 (USD1.1) billion, comprising mainly the public land sale of a
commercial and residential site at Holland Road, which is located in the
Holland Village precinct. A total of 15 bids from 10 consortiums competed in
the dual envelop (Concept-and-Price) tender with a Far East Organization-led
consortium eventually awarded the site based on its highest bidding price of
SGD1.2 billion (USD879 million) or SGD1,888 (USD1,383) psf ppr. According
to the Urban Redevelopment Authority (URA), the winning bid is compelling
in its design concept and planning of the public realm and should create a
consistent and distinctive streetscape for the surrounding area.

Based on Colliers International's research, shophouse transactions with
value of SGD5 million and above grew 13.4% YOY to SGD305.7 (USD224)
million. This is, however, still 36.1% below the record level of SGD478.6
(USD351) million witnessed in Q1 2018. Total shophouse transactions in H1
2018 came to SGD784.3 (USD574) million, surpassing even full-year
shophouse investment sales from 2014–2017, reflecting strong demand for
such properties.

Private investment sales for mixed-use site in Q2 2018 consisted of a single
transaction. Chinatown Plaza was sold for SGD260 million (USD190 million)
in a collective sale to Royal Golden Eagle, reflecting a land rate of SGD1,915
(USD1,403) psf ppr. The freehold site is zoned for commercial and residential
use. Outline planning permission for serviced apartment with commercial
use has been granted by the URA.

We are seeing increased transaction activity, especially for shophouses in
the CBD and Chinatown, from local and foreign high net worth individuals as
well as property funds and investment companies. With the fresh cooling
measures implemented on 6 July on residential property purchases, we
believe shophouses could be an alternative investment choice. With a
positive outlook for the commercial and hospitality property sectors,
shophouses, which are hybrids of both sectors and are scarce in supply,
could continue to appeal to boutique investors.

Major Shophouse Transactions in Q2 2018
Property

Price (SGD million)

Price psf (SGD) Purchaser

Private Investment Sales
89 Neil Rd

39.0

3,705

N/A

13 & 15 Teo Hong Road

22.0

2,000

ANB Investment

52 Boat Quay

21.4

3,389

Alan Chong

9 Hongkong Street

18.8

N/A

N/A

Source: Colliers International Singapore Research, URA REALIS (as of 16 July 2018)
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About Colliers International Group Inc.

Colliers International Group Inc. (NASDAQ: CIGI) (TSX: CIGI) is a top tier global real estate services and investment management company operating in 69 countries with a workforce of more than 12,000
professionals. Colliers is the fastest-growing publicly listed global real estate services and investment management company, with 2017 corporate revenues of $2.3 billion ($2.7 billion including
affiliates). With an enterprising culture and significant employee ownership and control, Colliers professionals provide a full range of services to real estate occupiers, owners and investors worldwide,
and through its investment management services platform, has more than $20 billion of assets under management from the world’s most respected institutional real estate investors.
Colliers professionals think differently, share great ideas and offer thoughtful and innovative advice to accelerate the success of its clients. Colliers has been ranked among the top 100 global outsourcing
firms by the International Association of Outsourcing Professionals for 13 consecutive years, more than any other real estate services firm. Colliers is ranked the number one property manager in the
world by Commercial Property Executive for two years in a row.
Colliers is led by an experienced leadership team with significant equity ownership and a proven record of delivering more than 20% annualized returns for shareholders, over more than 20 years.
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