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FLEXIBLE WORKSPACE MARCHES ON
Summary &
Recommendations

NLA occupied by Flexible Workspace (sq ft)

Accounting for the bulk of the net
office absorption in 2017-2018,
flexible workspace tripled since
2015 to become one of the top six
occupier sectors, accounting for 5%
of CBD Grade A space.
We forecast the sector to grow 24%
and 15% by net lettable area
occupied in 2019 and 2020
respectively on continued pace of
adoption, partially limited by the
tighter availability of space.
We recommend occupiers to
consider a Flex and CoreTM strategy
in view of rising business
uncertainties and difficulty in
headcount predictability. We advise
landlords/developers to review
their portfolios and provide for an
optimal allocation to flexible
workspace either through
collaboration with partners or as a
new product. Flexible Workspace
operators can also improve their
product differentiation.
Note: Flex and Core refers to the combination of flexible workspace (flex) and conventional office space (core).

COLLIERS FLASH

OFFICE | RESEARCH | SINGAPORE | 17 SEPTEMBER 2019

Outlook of Flexible Workspace

Market share of top flexible workspace operators by NLA

The last three years has seen a stellar growth of 36% CAGR in flexible
workspace NLA. Nonetheless, we believe the sector will continue to advance
and expand, given the still low penetration rate. We forecast flexible
workspace to grow 24% in 2019 driven by new demand from multinational
corporations, not just new startups. We expect NLA growth to slow to 15%
in 2020, attributed to a higher base and tight vacancy. Going forward, we
expect market dynamics to continue to evolve:

Flexible Workspace
Operator
WeWork
IWG
JustGroup
The Work Project
The Executive Centre
Servcorp
The Great Room

Competitive landscape. The industry is likely to remain competitive with the
entrance of conventional landlords and global players, given a relatively
transparent and fragmented market with little product differentiation. Based
on Colliers’ Flexible Workspace Outlook Report, APAC 2019, due to stiffer
competition, average desk cost declined 12% from a year ago to USD573
(SGD774) per month. Desk rates could also decline further, with a lower
space allocation per desk to maintain margins, as in the case of London, the
most mature flexible market globally*. That said, this is likely to be mitigated
by an increased proportion of firms adopting Flex and CoreTM strategy. Over
time, increased competition should bring about enhanced product
differentiation. We believe operators have to stay nimble and customerfocused, increasing customisation of space and service to target end-users
who are taking significant space (not just those taking the whole floor), and
integrating the different customized designs.
Decentralisation. Operators could continue to expand into Fringe areas or
retail/hotel space given tight vacancy in the CBD. Already, London is seeing
new centres opening outside the city centre as the industry matures.
Continued consolidation. We expect industry consolidation to continue by
way of: 1) continued collaboration between landlords and flexible workspace
operators; and 2) mergers and acquisitions among smaller operators for
synergies, or international operators looking at leveraging local market
knowledge as a way of entering the market.
Finally, we see one crucial factor impacting the sector: while the established
coworking operators currently offer improved services, experience and
workplace solutions through their expertise, should conventional landlords
launch their own coworking products and enter the market in a meaningful
way instead of offering long term leases to established operators, the
dynamics and outlook of the sector could change significantly.
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*According to The Instant Group.

Estimated Portfolio Size
(sq ft)
850,000
640,000
498,000
192,000
141,000
102,000
91,000
Top 7 operators

Market Share
(%)
22.0%
16.6%
12.8%
4.9%
3.7%
2.6%
2.3%
65.0%

Source: Colliers International
*Includes known future supply

Growth of flexible workspace in Singapore by NLA
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Recent significant flexible workspace leasing transactions
Flexible Workspace
Operator
WeWork
WeWork
Lendlease
WeWork
Regus (Spaces)
JustCo
JustCo
WeWork

Source: Colliers International

Location
8 Cross Street
Funan
Paya Lebar Quarter Tower 3
MYP Centre
Paya Lebar Quarter Tower 1
China Square Central
Manulife Centre
21 Collyer Quay

Estimated NLA
(sq ft)
Launch period
60,000
Q2 2019
70,000
Q2 2019
72,000
Q2 2019
95,000
Q2 2019
52,000
Q3 2019
35,000
Q4 2019
50,000
Q4 2019
200,000
Q2 2021
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Flexible Workspace becoming a
mainstream real estate asset class

The top 3 players:
WeWork, IWG and
JustGroup now
hold more than
50% market share
in Singapore.

Flexible Workspace is becoming a mainstream
real estate asset class. Flexible workspace
(including known upcoming supply) within the
commercial space has more than trebled to 3.7
million sq feet (340,000 sq metres) of net lettable
area (NLA) from end-2015’s 1.2 million sq feet
(110,000 sq metres) islandwide.
In terms of distribution, 83% of flexible
workspace is located in the CBD, 12% in City
Fringe and 5% in Suburban areas. Within the
CBD, 52% of the sector is located at Raffles
Place/New Downtown, followed by Shenton
Way/Tanjong Pagar at 22%, City Hall at 16%,
Orchard Road at 7% and Beach Road/Bugis at 3%.
Within the CBD Premium and Grade A office
market, we estimate that flexible workspaces are
one of the top six occupier sectors, accounting
for 5% of the occupied space.

Key trends shaping the industry
Trend 1: Market share consolidation. According
to our flexible workspace report dated 11
September 2018, the top seven flexible
workspace operators held 63% of the market
share, with the top three operators: IWG,
WeWork and JustGroup having an aggregate 48%
market share in Singapore. Since then, WeWork
has emerged as the market leader, controlling
22.0% of the enlarged pie; and the top three
operators now control 51% of the market. This
reflects consolidation in the industry, as the
bigger operators have been scaling up their
portfolios aggressively, while some of the smaller
operators with no economies of scale were either
3

acquired or squeezed out.
Based on Colliers’ research, most of the closures
came from small-sized, single-space operators,
with an average floor space of 7,500 sq feet (700
sq metres). This is smaller than that of currently
operating centres at 17,000 sq feet (1,600 sq
metres), which in turn pales in comparison to the
42,000 sq feet (3,900 sq metres) average NLA of
upcoming supply of flexible workspace. The
increased floor space per centre reflects both
overall rising demand, as well as increased
adoption of flexible or swing space strategies by
larger corporations.
Trend 2: Moving into retail/hotel space. Since
Justco’s move into Marina Square in Q2 2018,
taking 60,000 sq feet (5,600 sq metres) of retail
space in Singapore’s first shopping mall in CBD to
house a co-working centre as one of its anchor
tenants, other operators have followed in its
footsteps to launch flexible workspaces in nonoffice space. In particular, The Great Room is
occupying 15,000 sq feet (1,400 sq metres) of
space on level two of the restored Raffles Hotel
Singapore, the first co-working space to be
integrated in a six-star hotel. Similarly for retail,
IWG’s Spaces took up 35,000 sq feet (3,300 sq
metres) spanning four floors in One Raffles Place
mall, and another 35,000 sq feet (3,300 sq
metres) across two floors in TripleOne Somerset
mall.
Trend 3: Increased collaboration between
landlords and flexible workspace operators. We
see increased collaboration between landlords
and flexible workspace operators, including
CapitaLand’s joint venture with The Work project,
and City Developments’ partnership with Chinese
co-working operator Distrii. Frasers Property,

Distribution of Flexible Workspace stock
Suburban
5%

City Fringe
12%
3.7 million
sq ft (NLA)

CBD
83%

Source: Colliers International. Excludes industrial space but includes
known future supply.

Flexible Workspace distribution within CBD
7% Orchard Road
3% Beach Road/Bugis

16% City Hall

52%
22%

Raffles Place/
New Downtown

Shenton Way/
TanjongPagar

Source: Colliers International. Includes retail and all office grades in CBD.

which has taken a stake in JustGroup Holdings, is
also partnering JustCo together with GIC to
develop a coworking space platform across Asia.
Further, GuocoLand has allocated 15% of Guoco
Midtown’s NLA for flexible workspace. While
most operators prefer to collaborate, others
prefer to launch their own product. Lendlease is
entering the industry with its own flexible
workspace brand called csuites, with the first
centre in Paya Lebar Quarter.
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