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We rank the resilience and rebound (R&R) 
potential of core sectors based on three 
metrics: historical GDP growth and stock 
index returns during and post major crises, 
as well as future earnings growth.

> Manufacturing ranks top overall, faring 
well across three metrics. This bodes 
well for industrial space. With rising 
eCommerce, warehouses and hi-spec 
industrial provide good exposure.

> Technology ranks second, driven by 
accelerated adoption and strong 
earnings outlook. The sector should 
thrive and continue to be the main 
demand driver for prime office, 
business parks and data centres.

> Hospitality is among the most volatile 
sectors but could also rebound fast, 
supported by an optimistic earnings 
outlook. Retail fared well historically, 
but with structural challenges in recent 
years, it now has the weakest earnings 
growth outlook.

We recommend investors focus on prime 
offices and industrial buildings, such as hi-
spec space and business parks. Hotels and 
retail malls could provide near-term 
opportunities. Occupiers should 
embrace technology and more flexible 
work strategies in the longer term. 

Summary & Recommendations #1 
Manufacturing
Manufacturing, which includes 
pharmaceuticals and consumer goods, ranks 
top in our overall R&R ranking, on strongest 
GDP rebound (+34 ppts after GFC), as well as 
having the second-highest stock index returns 
and future earnings growth.

#3 Hospitality
Hospitality is among the most volatile sectors 
with its dramatic swings during and after crises 
(+12 to 19ppts GDP growth rebound). Tourism 
is likely to rebound as our study shows that 
annual earnings growth is expected to be third-
strongest (+17%).

#2 Technology

Technology ranks second in our R&R ranking, 
with the second-highest GDP growth resilience, 
top stock index returns (+102% after GFC) and 
the strongest 3-year average annual earnings 
growth outlook (+24%). We expect tech to be an 
enabler and a driver of real estate demand. 

#4 Retail 
Retail had been fairly resilient historically, 
owing to rising consumerism and income 
growth. However, with the acceleration of e-
commerce, offline retail could face a longer 
path to recovery (lowest earnings growth).     

Colliers’ Resilience and Rebound Ranking of core trade sectors  

Source: Colliers International, Singstat, S&P, Simply Wall St. 
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Outlook: Prefer Industrial and Office sectors 

Industrial sector to benefit from manufacturing rebound after COVID-19

While economists are expecting the manufacturing sector to contract in the near-
term due to labour shortages amidst COVID-19 restrictions, our analysis suggests 
a strong rebound in the sector post-pandemic. This bodes well for the industrial 
sector. In particular, business parks, logistics spaces and data centres benefit 
most from increasing technology adoption, e-commerce sales, delivery service 
needs, data broadband usage and other online activities. 

CONCLUSIONS
Conclusion: Manufacturing, technology and hospitality to shine 

Combining the results of our analyses based on the above three measures, we derived an overall ranking for the 
sectors as well as several conclusions: 

> Manufacturing ranks top in our overall resilience and rebound ranking, due to the strongest GDP rebound 
pattern historically, as well as having the second-highest stock index returns and earnings outlook. 

> Technology ranks second in our resilience and rebound ranking, driven by second-highest GDP growth resilience, 
highest stock index returns and strongest earnings outlook.

> Ranking third, hospitality is among the most volatile sectors, experiencing dramatic declines during past crises, 
followed by strong rebounds. Looking ahead however, earnings growth should be strong (third-highest), giving it 
a favourable tilt.

> Retail had been fairly resilient in the past, owing to rising consumerism and income growth. However, structural 
challenges have since evolved over the last few years and the sector continues to experience headwinds. As such, 
we believe the sector loses shine with a dim earnings growth outlook. 

We rank the 
sectors by their 
performance in 
three metrics:

– Change in GDP 
growth (in ppt) 
during and after 
crises

– Stock index 
returns during 
and after crises

– Average annual 
earnings growth 
for next three 
years 

OUTLOOK AND RECOMMENDATIONS 

Our Resilience and Rebound Ranking
is based on three metrics: GDP 
growth, stock index returns, and 
earnings growth outlook. We used 
the first two metrics, GDP growth and 
stock index returns, to assess and 
rank the resilience of core industries 
during previous crises (Asian Financial 
Crisis (AFC) in 1997-1998, SARS in 
2002-2003, and Global Financial Crisis 
(GFC) in 2008-2009), as well as how 
well these industries recover in the 
following year after the crisis. 
Further, we also assess their future 
rebound potential based on their 
three-year earnings growth outlook. 

Rents of Business Parks and  Hi-spec spaces
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Source: Colliers International, JTC 

Within the industrial sector, we see a stronger outlook for Business Parks

5-year (2020-2024) rental CAGR of 0.6%

We forecast warehouse rents to stabilise in 2020-2022 before 
recovering gradually from 2023 onwards, as supply diminishes.
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Strong earnings 
growth of 
technology 
companies should 
boost office 
demand, 
mitigating declines 
from other sectors.

Source: Colliers International, JTC
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Colliers outlook for micro-market rental growth (SGD per sq foot per month) 

Rent Growth 

3-yr 
CAGR

5-yr 
CAGR

2022F-
2024F 
CAGR

Raffles Place/ New 
Downtown (Premium)

0.6% 3.3% 7.5%

Raffles Place/ New 
Downtown (Grade A)

0.4% 3.2% 7.5%

Shenton Way/Tanjong 
Pagar

0.6% 3.7% 8.5%

City Hall 0.6% 3.3% 7.5%

Beach Road/Bugis 0.4% 3.4% 8.0%

Orchard Road 0.8% 3.0% 6.5%

Source: Colliers International. Data as of Q1 2020. USD1 to SGD1.4247 as of 31 Mar 2020.

Raffles Place/ 
New Downtown 

Orchard Road 

City Hall

Beach Road/Bugis

Shenton Way/
Tanjong Pagar

Increasing technology adoption to drive demand for offices 

Based on earnings growth, it suggests that technology is likely to be the 
fastest growing sector over the next three years based on earnings 
growth. We believe the sector is likely to continue to be the main driver 
of office demand. We forecast CBD Grade A office rents to rebound by 
2.6% in 2021 after a 5% decline this year. This is because the strong 
2021 GDP growth forecast of 6.9% YOY based on Oxford Economics 
more than offsets the anticipated effects of a supply wave in 2022 (7.0% 
of supply versus 4.7% for the last five years).

In our Top Micro-markets in Singapore report dated 21 June 2019,
the TMT (Technology, Media and Telecommunications) sector has the

highest cluster concentration in Shenton Way/Tanjong 
Pagar, comprising of 21% of occupiers there, versus 12% 
of CBD. We expect rents in Shenton Way/Tanjong Pagar, 
to rise the fastest (five-year CAGR 3.7%) among Colliers’ 
defined micro-markets.

https://www2.colliers.com/download-research?itemId=c06c9b91-9b6f-497c-99b5-9e6042ced653
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Strong tourism rebound a boost for hotels 

Hospitality is one of the worst-affected sectors currently. However, based on 
historical experience, we expect a rebound in tourist arrivals after the pandemic 
subsides, which bodes well for hotels and tourism-related businesses. In the 
longer term, the demand drivers for hospitality in Singapore remain intact, 
including tight near-term supply and more tourist attractions.

Structural challenges remain for retail 

While retail sales growth could see a short term rebound after COVID-19, 
structural challenges continue to dampen the sector – increasing eCommerce, 
high occupancy costs, and product competitiveness, to name a few. 

Industrialists should align assets with Industry 4.0 
automation needs 

We advise industrialists and industrial landlords to use this downtime as an 
opportunity to upgrade assets to align with Industry 4.0 needs such as 
automation, artificial intelligence and the Internet of Things, to improve 
productivity and space efficiency. Warehouse owners should improve 
inventory and last-mile management processes. 

Hoteliers should enhance productivity and services 
through technology adoption 

Hoteliers should continue to adopt technology to enhance guest experience 
and improve productivity and services, such as facial recognition
check-in, using robots to service in-room dining and other housekeeping 
functions.

Recommendations

Investors can seek office and industrial exposure

For investors looking for real estate exposure, we recommend 
well-located offices (CBD or fringe) and industrial buildings, particularly 
business parks, hi-spec space, logistics warehouses and data centres. 

Office occupiers should re-assess real space needs for 
strategic office solutions

Office occupiers should re-assess their real space needs based on 
their growth potential and consider accelerating technology

adoption before deciding which office solution best suits them, whether it 
is a Flex and CoreTM strategy, having single or multiple office locations, or 
other alternatives. Wellness certifications and property management 
capabilities may also be prioritised as a key criterion for building decisions. 

CBD

In particular, the pandemic has hastened the adoption and 
deepened the penetration of Technology. Online sales as a 
proportion of total retail sales increased from 7.4% in Feb 2020 
to 8.5% in March, and we expect this to rise more significantly in 
April and May given that the circuit breaker started on 7 April.  

The fast-growing eCommerce trend should continue to add pressure to traditional 
brick and mortar shops. Despite limited new supply, we expect average retail 
rents to decline 5% in 2020 and stay flat in 2021.  Source: Colliers International, Singstat
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Tourist arrivals declined sharply YTD (% change YOY)

Hotel properties 
are likely to 
benefit from the 
return of travelers 
after the 
pandemic, 
although the 
timing is 
uncertain. 
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Sector GDP resilience and rebound ranking

Resilience ranking 
(1=Best resilience, 7=Worst resilience)

Rebound ranking 
(1=Best rebound, 7=Worst rebound)

Overall 
ranking

AFC SARS GFC Resilience AFC SARS GFC Rebound

Manufacturing 1 7 4 5 3 2 1 1 1

Construction 4 3 1 1 7 5 7 7 7

Wholesale & Retail Trade 6 2 6 3 2 4 2 3 3

Accommodation & Food Services1 5 6 3 6 4 1 3 2 2

Information & Communications2 3 4 2 2 5 6 6 6 4

Finance & Insurance 7 1 7 7 1 7 4 4 5

Business Services3 2 5 5 4 6 3 5 5 6
Source: Colliers International, Singstat
1 The Accommodation and Food Services sector is a proxy for Hospitality industry as it comprises of establishments providing customers with lodging and/or preparing meals, snacks, and beverages for immediate consumption.
2 The Information & Communications sector is a proxy for Technology sector as it comprise of three segments – telecommunications, IT services and other services (e.g., publishing and television and radio broadcasting).
3 The Business Services sector is a proxy for Professional Services sector as it is made up of several diverse industries such as real estate, legal activities, accounting activities, business and management consultancy activities, architectural

and engineering activities, business representative offices and other business services.

METRIC 1: GDP GROWTH  
For the GDP growth metric, we compare the change in GDP growth for each 
of the core contributing sectors during crises years (AFC, SARS, GFC) to 
assess their resilience ranking, and do the same for the year after (crises) to 
assess their rebound ranking. The core contributing sectors are: 
manufacturing, construction, wholesale and retail trade, accommodation 
and food services, information and communications (Infocomm), finance and 
insurance, and business services. Based on their performance by this 
measure, we derive the following conclusions:

> Combining both resilience and rebound performance, manufacturing 
ranks top, followed by accommodation & food services, and wholesale & 
retail trade. Construction is the worst-performing sector.

> Construction has the highest resilience ranking and finance and insurance 
the lowest. Manufacturing has the highest rebound ranking and 
construction the lowest.

> Manufacturing and accommodation & food services are among the most 
volatile sectors. While they are among the worst-impacted sectors during 
a crisis, they also tend to rebound more dramatically.

Resilience and rebound ranking based on change in GDP growth  

Source: Colliers International, Singstat
1 Information & Communications

For the GDP 
growth metric, 
manufacturing 
ranks top with the 
best overall 
resilience and 
rebound 
performance, 
followed by 
accommodation & 
food services, and  
wholesale & retail 
trade.

1. Manufacturing

2. Accommodation & 
Food Services

3. Wholesale & Retail Trade

4. Finance & Insurance

5. Business Services

6. Infocomm1

7. Construction

1. Construction

2. Infocomm1

3. Wholesale & Retail Trade

4. Business Services

5. Manufacturing

6. Accommodation & 
Food Services

7. Finance & Insurance

Lowest 
resilience

Highest 
resilience

Lowest 
rebound

Highest 
rebound
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Similar to the GDP growth metric, we compare the stock index returns of the 
core sectors during crisis periods to rank their resilience, and in their rebound 
year to asses their rebound ranking. We use the multi-sector FTSE Asia Pacific 
Ex-Japan Index price returns as a proxy for the respective sectors, noting that 
share price returns tend to lead actual downturns, allowing for a forward-
looking perspective. We conclude that: 

> Combining both resilience and rebound performance, Technology ranks top 
followed by Manufacturing and Retail. Real Estate is the worst performing 
sector. 

> Retail has the highest resilience ranking and Real Estate the lowest. 
Technology has highest rebound ranking and Real Estate the lowest. 

> Hospitality and technology are among the most volatile sectors. Hospitality 
underperformed during crisis but rebounded relatively well. The volatility of 
technology was mainly driven by huge stock gains in 2009 post-GFC.  

> Real Estate and construction are among the worst performing sectors, being 
more volatile during crisis periods, yet they tend not to rebound as much as 
other sectors post-crisis. 

The technology 
sector delivered 
the highest overall 
stock index 
returns during and 
after crisis, 
followed by 
manufacturing and 
retail

Source: Colliers International, S&P
1 Proxy for Professional Services sector. 

Sector stock index returns resilience and rebound ranking

Resilience ranking 
(1=Best resilience, 7=Worst resilience)

Rebound ranking 
(1=Best rebound, 7=Worst rebound)

Overall 
ranking

AFC SARS GFC Resilience AFC SARS GFC Rebound

Manufacturing 3 4 4 2 2 6 2 2 2

Construction 6 1 7 5 5 2 3 6 6

Retail 2 3 1 1 7 3 5 3 3

Hospitality 7 2 5 6 3 1 1 4 4

Technology 1 7 3 3 1 7 4 1 1

Financial Services 4 5 2 4 6 5 7 5 5

Real Estate1 5 6 6 7 4 4 6 7 7

Resilience and rebound ranking based on stock index returns

1. Technology

2. Manufacturing 

3. Retail

4. Hospitality

5. Financial Services

6. Construction

7. Real Estate

1. Retail

2. Manufacturing 

3. Technology

4. Financial Services

5. Construction

6. Hospitality

7. Real Estate

Lowest 
resilience

Highest 
resilience

Lowest 
rebound

Highest 
rebound

METRIC 2: STOCK INDEX RETURNS

Source: Colliers International, S&P
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Average annual earnings growth for end-March 2020 to end-
March 2023 and ROE in three years timeMETRIC 3: EARNINGS OUTLOOK 

While a short-term rebound is desirable, we believe the long-term outlook of a 
sector is more relevant for real estate leasing and investment decisions. For this 
metric, we compare the consensus forecasts for three year forward average annual 
earnings growth for the following sectors in Asia: manufacturing, construction, 
retail, hospitality, technology, financial services and real estate1. Based on this 
measure, we conclude the following: 

> Technology companies in Asia are expected to grow the fastest for the next three 
years while Asia Retail companies rank last. 

> It is noteworthy that the Technology sector is expected to deliver the highest 
earnings growth and its return on equity (ROE) is the second highest among the 
sectors. 

> Manufacturing companies enjoy the highest ROE while Construction is the lowest. 

> The Retail sector ranks last with the worst earnings outlook. 
Source: Colliers International, Simply Wall St. Forecasts as of 30 April 2020. Base year for ROE is 
March 2020. 1 Proxy for professional services.

Earnings growth is 
the strongest for 
the technology 
sector over the 
next three years, 
followed by  
manufacturing and 
hospitality.

Earnings growth ROE
Ranking 
(1=Best)

Technology 24.3% 9.3% 1

Manufacturing 19.0% 10.1% 2

Hospitality 16.8% 9.1% 3

Real Estate1 11.4% 8.5% 4

Construction 10.4% 4.6% 5

Financial Services 8.1% 8.5% 6

Retail 2.9% 7.4% 7
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FTSE APAC ex-Japan index returns lead GDP growth by one year
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Change in sector GDP growth during and after crisis

Change in YOY growth from preceding year 
(ppts) 1997 1998 1999 2002 2003 2004 2008 2009 2010

Manufacturing 1.5 -5.0 13.8 20.1 -5.5 10.8 -10.1 0.0 33.8

Construction -7.2 -11.0 -12.8 -13.4 4.7 3.6 4.4 -2.8 -15.3

Wholesale & Retail Trade 2.8 -15.3 15.7 7.4 6.0 4.7 -3.6 -7.4 20.4

Accommodation & Food Services1 0.3 -13.8 12.3 -3.3 -4.5 19.3 -3.0 -5.9 18.9

Information & Communications2 8.7 -7.7 2.6 -9.8 2.2 1.0 0.1 -0.1 0.8

Finance & Insurance -0.3 -35.5 20.6 -14.6 20.8 -10.3 -14.3 -2.4 11.9

Business Services3 0.9 -6.2 -2.5 6.3 -3.5 5.2 -5.8 -5.0 4.7

APPENDIX

Source: Colliers International, S&P
1 Proxy for Professional Services sector. 

Sector stock index returns during and after crisis 

FTSE APAC ex-Japan Index returns (%) 1997 1998 1999 2002 2003 2004 2008 2009 2010

Manufacturing -35.3 14.7 72.7 -0.8 53.8 26.4 -50.2 86.0 31.5

Construction -57.3 -13.7 33.1 14.3 60.1 33.9 -60.3 67.7 19.5

Retail 6.9 2.6 9.3 -0.4 54.4 33.9 -47.2 65.6 15.9

Hospitality -53.5 -22.1 56.3 11.7 37.6 36.3 -53.8 59.0 39.3

Technology 31.0 -12.5 200.6 -45.2 46.4 2.0 -49.1 102.5 19.1

Financial Services -19.1 -4.4 12.0 -6.7 37.6 32.1 -48.8 67.4 10.6

Real Estate1 -41.6 -1.4 33.8 -17.7 42.5 32.8 -57.9 -22.6 12.7

Source: Colliers International, Singstat
1 The Accommodation and Food Services sector is a proxy for Hospitality industry as it comprises of establishments providing customers with lodging and/or preparing meals, snacks, and beverages for immediate consumption.
2 The Information & Communications sector is a proxy for Technology sector as it comprises of three segments – telecommunications, IT services and other services (e.g., publishing and television and radio broadcasting).
3 The Business Services sector is a proxy for Professional Services sector as it is made up of several diverse industries such as real estate, legal activities, accounting activities, business and management consultancy activities, architectural

and engineering activities, business representative offices and other business services.
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METHODOLOGY
In analyzing the performance of the core sectors based on GDP growth and 
stock index returns, we compared data for the worst performing year(s) 
during crisis to determine their relative resilience and do the same for the 
rebound year (defined as the strongest performing year after) to determine 
their rebound ranking. For each metric, we have proxied our core sector 
performance to the best-matching data as follow: 

Metric 1: GDP growth

Metric 2: Stock index returns

Metric 3: Earnings outlook

Core sectors Proxy

Manufacturing Manufacturing 

Construction Construction

Retail Wholesale & Retail Trade

Hospitality Accommodation & Food Services

Technology Information & Communications

Financial Services Finance & Insurance

Professional Services Business Services

Core sectors Proxy

Manufacturing Asia Pharmaceuticals and Biotech

Construction Asia Construction

Retail Asia Retail 

Hospitality Asia Hospitality

Technology Asia Tech (Electronics) 
Asia Tech (Software)

Financial Services Asia Banks
Asia Insurance

Professional Services Asia Real Estate

Source: Colliers International, Bloomberg, Singstat

Source: Colliers International, Bloomberg, Simply Wall St

Source: Colliers International, Bloomberg

Core sectors Proxy Core sectors Proxy

Manufacturing FTSE Asia Pacific Ex Japan Index - Consumer Goods
FTSE Asia Pacific Ex Japan Index - Health Care
FTSE Asia Pacific Ex Japan Index - Aerospace & Defense
FTSE Asia Pacific Ex Japan Index - General Industrials
FTSE Asia Pacific Ex Japan Index - Electronic & Electrical Equipment
FTSE Asia Pacific Ex Japan Index - Industrial Engineering

Hospitality FTSE Asia Pacific Ex Japan Index - Travel & Leisure

Technology FTSE Asia Pacific Ex Japan Index - Technology

Financial Services FTSE Asia Pacific Ex Japan Index - Banks
FTSE Asia Pacific Ex Japan Index - Insurance
FTSE Asia Pacific Ex Japan Index - Nonlife Insurance
FTSE Asia Pacific Ex Japan Index - Financial Services

Construction FTSE Asia Pacific Ex Japan Index - Construction & Materials Professional Services FTSE Asia Pacific Ex Japan Index - Real Estate

Retail FTSE Asia Pacific Ex Japan Index - General Retailers
FTSE Asia Pacific Ex Japan Index - Food & Drug Retailers
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