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Summary & Recommendations
Double-digit growth in e-commerce sales
should continue to drive demand for
Singapore’s logistics real estate. However,
challenges have emerged. Shifts in tenant
needs, and macroeconomic trends and
technology evolution should reshape
warehouse demand and space design.
We forecast logistics rents to remain weak
on the deterioration in global trade and
the potential economic slowdown in the
near term. Singapore also has one of the
highest warehouse spaces per capita in
Asia, and the vacancy rate remains
elevated. The saving grace, however,
would be continued e-commerce growth
and a more benign supply pipeline over
2019-2023.
We recommend occupiers review their
requirements and explore options. In this
report, based on four criteria, we assess
and recommend the top logistics micromarket locations – Changi, Tuas and Boon
Lay & Jurong West.
Landlords should continuously improve
efficiencies of existing assets and adopt
innovative systems such as automation as
a service. Investors should focus on highgrowth areas such as cold rooms or long
master leases, or consider partnering with
strategic logistics operators.

14.7%

11.3%

Compound annual growth rate
(CAGR) of Singapore’s e-commerce
revenue over 2019-2023, from
SGD5.0 billion to SGD8.6 billion,
according to Statista Portal

Island-wide warehouse vacancy
as of Q2 2019. According to JTC,
total warehouse stock in
Singapore is 117 million sq feet,
with more than 80% located in
the East and West Regions

20 sq feet

36%

Warehouse space per capita in
Singapore, according to data
from Colliers International,
Singapore Department of
Statistics and JTC

Percentage of total warehouse
stock in Singapore currently
owned by major REITs, with the
rest largely belonging to
institutional investors and endusers

JTC rental indices for all-industrial property and warehouses
All-industrial property rental index
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Warehouse rental index

Warehouse rental index
Peak in Q4 2013: 105.4
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Source: Colliers International, JTC. Note: USD1 to SGD1.35 at the end of Q2 2019. 1 sq m = 10.7639 sq ft. Investment sales include only transactions
with prices of SGD5 million and above.
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WAREHOUSE MARKET OVERVIEW
Economic slowdown expected

Singapore has one
of the highest
warehouse space
per capita among
Asian economies at
more than 20 sq
feet.

According to the Ministry of Trade and Industry, Singapore’s GDP grew by
only 0.1% YOY in Q2 2019, slower than the 1.1% in Q1, and the lowest in a
decade. The economic decline was led by the manufacturing sector, which
shrank for the second straight quarter, -3.1% YOY, due mainly to lower
electronics, transport engineering and precision engineering output. As of 23
September 2019, Oxford Economics has further downgraded Singapore’s
GDP growth forecast for the year from 0.7% to 0.5%, as they expect weak
exports and trade-related services to push Singapore’s economy into a
technical recession in Q3, amidst persistent US-China trade war
uncertainties.

Warehouse space per capita around the world

Island-wide
warehouse space
has also seen
double-digit
vacancy for the past
3 years, which
remained elevated
at 11.3% as of Q2
2019.
Average warehouse
rents have declined
by 19.4% since the
peak in Q4 2013.

JTC rental index shows that island-wide warehouse rent has declined 19.4%
from its peak in Q4 2013, and started to stabilize over the past 12 months.

One of highest warehouse space per capita in Asia
The rental decline is possibly due to the influx of new supply averaging 6.3
million sq feet (588,800 sq metres, equivalent to 7.6% of total warehouse
stock) per year during the 2014-2018 period, bringing total warehouse stock
to 117 million sq feet (10.8 million sq metres) as of Q2 2019. Against a small
population of 5.7 million, Singapore has one of the highest per capita
warehouse spaces in Asia at 20 sq feet, but lower than its developed peers –
U.S. and Japan.
Island-wide warehouse spaces have seen double-digit vacancy for the past
three years. Singapore’s warehouse vacancy rate remained elevated at
11.3% as of Q2 2019.
We do not think there is a sustained oversupply of warehouse stock as
Singapore’s status as a logistics hub should benefit from both domestic and
regional growth in e-commerce.
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Source: Colliers International. Population data for Singapore refer to 2019 data from the Singapore Department
of Statistics, while the rest is 2018 data from Oxford Economics, both retrieved on 30 September 2019.
Warehouse data for Singapore was obtained from JTC as of Q2 2019, while Australia was obtained from Real
Capital Analytics on 23 September 2019. Japan warehouse data include both modern and older logistics
facilities, obtained from Sumitomo Mitsui Trust Research Institute (SMTRI) as of end 2018
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Double-digit growth in e-commerce sales to drive logistics demand
Singapore is generally regarded as a thriving market for e-commerce, with Singaporean consumers
among the highest online spenders in Asia1. According to Statista Portal, Singapore’s e-commerce
revenue is expected to amount to SGD5.0 (USD3.7) billion by the end of 2019, and could grow at a
compound annual growth rate (CAGR) of 14.7% over 2019-2023. As such, Singapore has been the
location of choice for e-commerce players to establish their footprint when entering the region. In July
2017, Amazon officially launched its Prime Now service in Singapore, together with the opening of its
100,000-sq-foot (9,300-sq-metre) fulfillment centre at Mapletree Logistics Hub in Jurong East.

Singapore e-commerce market volume
growth 2019-2023

SGD

8.64 bil

SGD5 bil

2019F

2023F

In general, we believe that the e-commerce
penetration rate in Singapore still has room for
growth. Data from the Singapore Department of
Statistics show that online sales only accounted for
5.6% of total retail sales volume in July 2019.
However, we also note that Singapore’s small
market size, as well as greater efficiencies in
inventory forecasting and stock management could
potentially moderate the needs for drastic
warehouse expansion.

Source: Colliers International, Statista Portal

In Singapore, Lazada, Qoo10 and Shopee are the top e-commerce platforms by both number of active
users and monthly visits, according to product comparison website iPrice. Shopee and Lazada also top
the list in other Southeast Asian markets like Malaysia, Philippines, Thailand and Vietnam.

Singapore as a global logistics hub
Singapore is widely regarded as a top class logistics hub with the world’s busiest transshipment port,
the world’s 2nd busiest port in terms of total cargo tonnage handled, and the world’s 12 th busiest airport
by cargo traffic as of 20182. According to the World Bank’s 2018 Logistics Performance Index3,
Singapore is ranked 7th globally and 2nd in Asia. We believe that regional trade and growth in ecommerce should continue to benefit Singapore, given its logistics hub status. Supported by the
government’s push for Singapore to become Asia’s hub for consumer-centric innovations, we notice
many e-commerce players have been intensifying their activity in Singapore recently.
1 https://www.aseantoday.com/2019/08/singapores-e-commerce-sector-benefits-from-global-developments/.
2 Port

of Singapore Authority, Maritime and Port Authority of Singapore, Airports Council International. Retrieved on 2 October 2019.
scoring based on customs, infrastructure, international shipments, logistics quality
and competence, tracking and tracing; timeliness.

Mobile e-commerce apps with the most
monthly active users in Singapore
1.

Lazada

2.

Qoo10 Singapore

3.

Shopee

4.

Taobao

5.

ezbuy

6.

Zalora

7.

AliExpress

8.

Amazon

9.

Amazon Prime Now

10. ASOS

Most visited e-commerce platforms in
Singapore with number of monthly visits
1.

Qoo10 (7.9 mil)

2.

Lazada (7.4 mil)

3.

Shopee (2.5 mil)

4.

Strawberrynet (2.1 mil)

5.

Ezbuy (1.3 mil)

6.

Zalora (1.3 mil)

7.

eBay (1.2 mil)

8.

Reebonz (511,300)

9.

FortyTwo (375,000)

10. HipVan (266,500)

3 https://lpi.worldbank.org/international/global,
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Source: Colliers International, EDB, iPrice. Data as of Q1 2019
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CURRENT WAREHOUSE OCCUPIERS
3PL and logistics companies emerged as top
warehouse occupier sector
Based on Colliers’ research on the occupiers of selected multiple-user
warehouses, the occupier sectors are:

The occupier
sectors are 3PL and
logistics companies
(accounting for
44% of occupied
warehouse space),
manufacturing
companies (30%),
distributors (10%),
food, chemicals,
pharmaceuticals
(6%), oil, marine
and energy (5%)
and IT and
technology (5%).

> 3PL & Logistics. Consisting of freight forwarders, transport agents, supply
chain and logistics support companies. Delivery service, storage service
and e-commerce are also included but their shares are relatively small.
> Manufacturing. Including manufacturers of automobile, furniture,
semiconductors, electrical, and other types of industrial products.
> Distributors & Service Providers. Consists of traders, publishers,
distributors, exporters and importers. Also including service providers
such as design, advertising, and real estate companies and ancillary uses.
> Food, Chemicals & Pharmaceuticals. Due to the strict regulations for
food, medical and pharmaceuticals products, warehouses catering to this
group are typically located in designated zones such as JTC Food Zones.
> Oil, Marine & Energy. Such as offshore oil rigs and marine equipment.
> IT & Technology. Including internet service and telecommunication
service providers, computer and software engineering companies.

RECOMMENDATIONS FOR
OCCUPIERS
> Widen options to facilities in decentralized locations to
enjoy rental savings. Our top three recommended micro-markets
for warehouse are: Changi, Tuas and Boon Lay/ Jurong West.
More details can be seen on pages 6 and 7.
> Review existing leases and recalibrate their space requirements.
Customised and build-to-suit (BTS) warehouse facilities can also
cater to specific requirements of occupiers while offering greater
rental certainty.
> Adopt smart solutions, technological innovations and optimization
in supply chain operations to improve productivity and reduce
costs.
To develop our location ranking, we considered major logistics micromarkets across Singapore based on four criteria: (i) presence of an
existing logistics cluster and supporting infrastructure, (ii) availability
of quality warehouse stock with consideration of both existing and
future supply, as well as the vacancy rate, (iii) accessibility to air or
sea ports, and (iv) rent versus the island-wide average.

Occupier sectors as a proportion of warehouse units in selected multiple-user warehouses

3PL & Logistics

Manufacturing

Distributors &
Food, Chemicals &
Service Providers Pharmaceuticals

Oil, Marine
& Energy

IT & Technology

10%

5%

5%

44%
30%
Source: Colliers International, HomeBiz
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MAJOR LOGISTICS MICRO-MARKETS IN SINGAPORE
We assign each major logistics micro-market a score of ,  or  on each of:
Concentration of
logistics sector

We rank major
logistics micromarkets across
Singapore based on
four criteria,
namely, (i)
presence of an
existing logistics
cluster and
supporting
infrastructure, (ii)
availability of
quality warehouse
stock with
consideration of
both existing and
future supply, as
well as the vacancy
rate, (iii)
accessibility to
airport or sea
ports, and (iv) rent
versus island-wide
average.

Availability of current and
future warehouse stock

Accessibility to airport
and sea ports

Woodlands &
Sembawang
Boon Lay &
Jurong West
14.7 msf | 8.6%
SGD1.60 psf pm

1.1 msf | 6.6%
SGD1.40 psf pm

Tampines &
Paya Lebar




 

11.5 msf | 15.2%
SGD1.60 psf pm

   

   

Changi
3.7 msf | 2.7%

   

SGD1.40 psf pm

Kallang &
Geylang
6.3 msf | 6.9%

   

SGD1.80 psf pm

Jurong East &
Clementi

Tuas
12.8 msf | 10.5%  
SGD1.00 psf pm

 

30.0 msf | 15.1%

Warehouse stock
   

SGD1.40 psf pm

Note: Figures refer to total warehouse stock and vacancy rate as of Q2 2019, and gross achievable rent in 2019 in each warehouse location.
‘msf’ stands for million sq feet, ‘psf pm’ stands for per sq foot per month. Source: Colliers International, JTC
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Rent premium compared to
the island-wide average

No warehouse stock
Up to 4 million sq ft
4 to 10 million sq ft
10 to 22 million sq ft
Above 22 million sq ft
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Top three logistics micro-markets
#1 Changi

#3 Boon Lay & Jurong West

Mature industrial area with free trade zones
(FTZs) at Airport Logistics Park along Alps Avenue,
and Changi Airport Cargo Terminal Complex.
Other major logistics clusters are located at
Changi North and Changi South, with Loyang
manufacturing area nearby on the Pasir Ris side.

Situated in the middle of a mature industrial and
manufacturing area from Tuas and Pioneer to
Jurong East in the West Region. Within close
proximity to the future Tuas mega port, Jurong
Island, and existing PSA Singapore Terminals. FTZs
and bonded warehouses can be found near the
Jurong Port side.

Due to the proximity to Changi Airport, this
location is widely regarded as the top location for
light industries, logistics and 3PL operators
requiring air transportation. Available stock is
quite limited and warehouse unit sizes are
typically smaller than those in the West Region.
Due to strong demand, this micro-market has the
highest occupancy rate among major logistics
locations in Singapore.

#2 Tuas
Major industrial area, containing the Tuas Link to
Malaysia and the future Tuas mega port, slated
for opening in phases from 2021, with two berths
for ships. According to Singapore’s Maritime and
Port Authority, when the new mega port is fully
operational in the 2040s, it would become the
world’s largest container terminal located in a
single location.
Tuas has an abundance of available stock amid
double-digit vacancy, possibly due to its less
accessible location which is far from the city
centre and Changi Airport in the East Region. This
location offers new warehouse stock, typically
with large unit sizes, big ramps and high ceilings.

Source: Colliers International, CapitaLand, The Business Times, Changi Airports International. Images retrieved on 30 August 2019
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Similar to the Tuas micro-market, warehouses in
this location also have abundance of available
space, especially in Boon Lay where vacancy
reaches 10.5%. Modern logistics developments are
located in the Bulim area, supported by the
upcoming Jurong Innovation District and future
Jurong Region MRT Line. However, the overall
warehouse stock in Boon Lay is relatively older
than that in Tuas or Jurong West.
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INVESTMENT MARKET

Buyer composition by investment volume in warehouse investment sales

Yields fell marginally, stable prices

100%

Industrial and warehouse assets have seen
increased investment demand since 2003 with
the rise of REITs. Prices and volumes reached
their peak during the 2011-2012 period, in
tandem with rents, before flattening out.
According to Colliers, net yields of warehouse
transactions have come down since 2013 as
logistics rents declined. For warehouses with
land tenures of 30 years and less, we estimate
average price to be around SGD264 (USD195)
per sq foot with a net yield of around 6.0%.

Strong demand from REITs and
institutional investors
Generally, prices and yields depend mostly on
land tenure and location. In July 2018, in a saleand-leaseback (SLB) transaction, Mapletree
Logistics Trust acquired five ramp-up warehouses
in the West Region for SGD778 (USD575) million,
reflecting an average price per sq foot of SGD259
(USD191) and a net property income yield of
6.2%. Other recent SLB warehouse transactions
include Invesco’s acquisition of a facility on
Jurong Island in February 2019 and the purchase
of 48 Pandan Road by ESR-REIT in June 2019.

REITs

Institutional investors

50%
0%
2006

2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

2019 YTD

Aggregate prices of warehouse transactions
All warehouses

Median Price
(SGD per sq foot)

Based on Coliers’ research on warehouse
investment sales from 2006 to date, qualified
REITs and institutional investors have been the
most active group with REITs being highly
acquisitive from 2006 to 2012 as they built up
their portfolios. We estimate that REITs currently
own about 36% of total warehouse stock.

Industrialists

Warehouses with land tenure of 30 years and below

1,000

500

0

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

Average yield of warehouse transactions
Average yield
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2018

Major warehouse transactions
Address
48 Pandan Road
121 Banyan Drive
CWT’s portfolio of 5
ramp-up warehouses
Ceva Logistics Center

Land Tenure
24 years from 2019
30+29 years from 2011
n.a.
30 years from 2011

Price (SGD
million)
225.0
227.5

Date
17-Jun-19
13-Feb-19

730.0

05-Jul-18

95.8

24-Apr-18

Land Area
GFA Price on GFA
(sq ft)
(sq ft)
(SGD psf)
437,436 1,093,415
206
464,376 707,877
321
259
1,507,902 3,212,045
on average
271,894 455,396
210

Source: Colliers International, Real Capital Analytics, JTC, URA REALIS. Note: All deals mentioned in this report have been approved for public release
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Capital values and yields could remain stable
We expect warehouse supply to ease, with annual expansion
averaging 1.5% of warehouse total stock over 2019-2023 versus 7.6% for the
previous four years over 2014-2018. With new supply tapering off, we
expect vacancy to stabilise at 10.8% in 2020. However, given the economic
slowdown ahead, we forecast logistics rent to remain soft, declining
marginally by 1.5% and 1.0% YOY in 2020 and 2021 respectively, before
recovering after 2022 as the overall industrial sector bottoms out. Given the
relatively flat rental trend in the next five years, we expect overall capital
values and yields to remain largely stable.

Warehouse net demand, net supply and vacancy rate
Net new supply

Net new demand

Million sq ft
15

Vacancy rate
Forecasts

12%

10-year historical
average net new supply

10

14%

10%
8%

5

6%
0
Source: Colliers International, JTC

Warehouse gross rents
Ramp-up

SGD per sq ft per month

> Focus on high-growth areas or long master leases to lock in long-term
stable revenue and mitigate risks.
> Consider partnering with strategic operators, end-users and/or 3PL
providers for market expertise and risk diversification.
> Be mindful of the rules and constraints regarding industrial
properties, including URA usage regulations and JTC assignment
policies, in terms of usage, occupancy period, subletting policy, and
other restrictions.

Urban Redevelopment Authority (URA) Usage Regulations

60%

40%

of GFA for Predominant Use

for Ancillary &
Secondary Uses

4%
2010 2011 2012 2013 2014 2015 2016 2017 2018 2019F 2020F 2021F 2022F 2023F

Conventional/Cargo Lift Access

JTC Assignment Policy – Assignment Prohibition Period
for Third Party Facility Providers (TPFPs)
TPFP lessees in new third-party buildand-lease contracts

1.8
Forecasts

1.6

TPFP who have purchased JTC
facilities from the secondary market

1.4
All TPFP lessees

1.2
1
2012 2013

2014

Source: Colliers International
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RECOMMENDATIONS FOR
INVESTORS

2015

2016

2017

2018

2019F 2020F 2021F 2022F 2023F

During investment period and 5 years thereafter
Leases ≤ 30 years:
5 years from legal completion of assignment

Leases ≥ 30 years:
10 years from legal completion of assignment
Leases with ≤ 5 years remaining

Source: Colliers International, URA, JTC. Note: According to JTC, TPFPs are private investors or companies that
provide industrialists with infrastructure solutions and off-balance sheet financing.
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WAREHOUSES OF THE FUTURE
Transformation in modern logistics real estate
Modern logistics facilities are built with large ramps that allow even 40foot containers access to all floors. Other key specifications include higher
power capacities, high floor loading capacities, modern ventilation and
cooling systems, higher ceilings and better loading bay facilities.
Warehouses of the future would include innovative and eco-smart systems
to enhance the level of sustainability such as solar panels, LED lighting,
cool-roof systems, thermal glass, and other green materials. In preparation
for Industry 4.0, industrialists are increasingly adopting smart features
such as automation, artificial intelligence, RFID scanning, and the Internet
of Things to improve productivity, space efficiency and reduce costs.
Prominent examples include Toll City and Supply Chain City, both in the
West Region.

Colliers' bold vision of warehouses of the future
Our bold prediction of how warehouses of the future will look:
> On-demand warehousing: This trend enables companies
which have built their warehouse to handle peak season
demands and to make a return on unused space during
quieter time of the year.
> Co-working space in the logistics sector: A new concept
designed especially for e-commerce start-ups with open-plan
desks, tailored warehousing space, loading bays, photography
studios and showrooms.

> Automation as a service: A fast growing business model that
provides facilities with the ability to scale up and down
rapidly as demand dictates and allows customers to expand
or experiment with automation.

Toll City at 60 Pioneer Road, opened in July 2018

RECOMMENDATIONS FOR
LANDLORDS
Landlords and developers should upgrade their
warehouses to align with Industry 4.0 initiatives
We recommend landlords and developers to consider:

> Asset enhancement and upgrading to continuously improve
efficiencies of existing assets and adopt eco-smart systems.
Redevelopment could be a viable option for obsolete warehouses.
> Flexible lease terms. Given the economic uncertainty, lease terms and
rentals can be revisited to provide a higher level of tenant service.
> Converting to other uses such as cold rooms or other niche segments
as supply in these areas remain limited.
Source: Toll Group. Retrieved on 5 September 2019
10

Primary Authors:

For further information, please contact:

Tricia Song
Director and Head | Research | Singapore
+65 6531 8536
tricia.song@colliers.com

Rick Thomas
Executive Director and Head | Occupier Services | Singapore
+65 6531 8592
rick.thomas@colliers.com

Nathan Nguyen
Assistant Manager | Research | Singapore
+65 6531 8692
nathan.nguyen@colliers.com

Dominic Peters
Senior Director and Head | Industrial Services | Singapore
+65 6531 8642
dominic.peters@colliers.com

Govinda Singh
Executive Director | Valuation & Advisory Services | Singapore
+65 6531 8566
govinda.singh@colliers.com
Tang Wei Leng
Managing Director | Singapore
+65 6531 8688
weileng.tang@colliers.com

About Colliers International Group Inc.
Colliers International (NASDAQ, TSX: CIGI) is a leading global real estate services and investment management company. With operations in 68 countries, our 14,000 enterprising people work collaboratively to provide
expert advice and services to maximize the value of property for real estate occupiers, owners and investors. For more than 20 years, our experienced leadership team, owning approximately 40% of our equity, have
delivered industry-leading investment returns for shareholders. In 2018, corporate revenues were $2.8 billion ($3.3 billion including affiliates), with more than $26 billion of assets under management.
For the latest news from Colliers, visit our website or follow us on
Copyright © 2019 Colliers International
The information contained herein has been obtained from sources deemed reliable. While every reasonable effort has been made to ensure its accuracy, we cannot guarantee it. No responsibility is assumed for any
inaccuracies. Readers are encouraged to consult their professional advisors prior to acting on any of the material contained in this report.

