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Looking back at 2023, we address some of the sentiments we have been
feeling on the ground, as well as some phenomenon that have impacted the
property market. We also highlight key considerations going into 2024, and
how we can navigate through the year ahead.

1.    Foreign buyers deterred by 60% Additional Buyer Stamp Duties (ABSD) 

Introduction

Looking back at 2023

One of the major changes to the Luxury and Ultra Luxury segment was the
change in ABSD ruling affecting Foreigners, Permanent Residents (PRs) and
Singaporeans with multiple properties. While this has reduced the number
of foreigners purchasing properties, a proportion of them became newly
minted PRs and Singaporeans, seeing an increased 3.7% and 1.6%
respectively from June 2022 to June 2023.[i]

Foreigners who were priced out or refused to participate in Singapore’s
property market due to the increased ABSD helped reduce competition
for homes typically sought after by this group, effectively easing the
demand disparity between locals and PRs vs foreigners going for
properties, particularly within the Core Central Region (CCR).  

[i] https://www.population.gov.sg/media-centre/articles/population-in-brief-2023-key-
trends/#:~:text=Overall%20population&text=The%20Singapore%20Citizen%20(SC)%20population,0.54%20million%20in%20June%202023.

Chart A: Proportion of developer sales of non-residents 



These falling rents could be a drag on investor demand especially for
those playing the purely rental yield game, since yields become less
attractive. However, as vacancy rates go up and asking rents fall, there
may be opportunities for buyers to get a good deal, especially if these
sellers are investors looking to divest their assets out of property. While
bulk of sellers may not be in a hurry to dispose of their units or drop
their prices significantly, there may be others who want to take
advantage of some of the new projects upcoming in 2024 in popular
locations such as Lorong Chuan, One-North, Toa Payoh or even within
existing launches.

STL Properties Newsletter 2H 2023

This is due to a typically higher percentage of foreign buyers at higher
purchase quantums as we see from Chart A. With reduced competition, prime
CCR properties became more reasonably priced and hence attractive not just
in the new but also the resale market, noting the price gap between resale
condos in CCR and Rest of Central Region (RCR) being the smallest in 22 years. 

On the ground, we have felt weakening rental appetite since the end of Q3
2023 especially from domestic demand. This was as predicted due to the
sheer number of completed new projects having collected their keys where
they previously were renting, as well as a fresh injection of supply of rental
units by owners who recently became landlords after these projects
received their TOP (Temporary Occupation Permit) status.

2.   Weakening Rental Demand 

Chart B: Falling rents could be a drag on investor demand



Resale transactions Q1-Q3 2023 was down
25% from previous year and made up 58% of
total transactions compared to 2022’s 62%.
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The higher for longer interest rate stance
held by the Fed for most part of 2023, which
saw homeowners’ mortgages rise above 4%,
saw a dip in transaction volumes, especially
for resale developments, where buyers have
to contend with the full load of monthly
mortgage payments all at one go. 

3.   Unconducive interest rate environment

Source: URA

The rhetoric shifted closer to end of the year, when expectations of rate
cuts were suggested following a better balance of inflation and
employment risks.

Source: The Business Times

Performance of Recent Launches

Despite all this, we have seen an overwhelming response for J’Den at
Jurong East with 88% of its units sold on launch day, setting a new
benchmark for OCR prices with its launch day average price at
$2,451psf and highest transacted psf above $2,800psf.
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Population Growth
On the ground, we continue to witness demand for properties persisting
from newly minted citizens and Permanent Residents (PRs). This is
consistent with data that Singapore’s total population growth is a record
high this year at 5%. Bulk of the new citizenship population belong to the
working population age group, hence having the budget to afford
properties. 

As for the launch of Freehold
Watten House in the Core
Central Region, the 57%
uptake was beyond market
expectations as the total
quantums tended to be on
the higher side due to larger
format layouts.

This is likely due to the rarity of such a development with limited Freehold
launches especially from fewer enblocs and buyers refusing high asking prices
of existing resale properties in the prime area. For projects that have
exceptional traits such as a large plot of Freehold land in the Core Central
region above 200,000 sqft, within 1KM from at least one reputable primary
school, we believe these will still be highly sought after as attributes such as
these constitutes less than 1% of Singapore’s total residential developments. 
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Outlook for 2024
Fewer HDB units hitting MOP next year 

We notice a lower number of HDB Owners eligible to sell their flats after MOP
in 2024 and 2025. This number starts to increase gradually in 2027. Should
HDB prices start to stagnate or come down due to fewer newly MOPed flats
commanding higher prices, and lower volumes resulting in correction of prices,
HDB upgraders may face with higher replacement costs.

Local buyers upgrading from HDB flats typically account for an average of
45% of units sold by developers from 1995-2022. Between 2019-2022,
there was a huge number of units hitting MOP (28k on average). However,
in 2022, only 28% of private transactions came from HDB upgraders, way
below the long-term average. We also note a trend of many MOP units
perhaps, adopting a wait-and-see approach to their upgrading plans
because of the high interest rate and uncertain environment. Whether or
not there will be fewer HDB upgraders in 2024 will depend on how many
of them will eventually decide to upgrade once interest rates start to fall or
perhaps shelf their plans for the long run. Should fewer HDB upgraders
decide to take the move towards the private property market, we may
continue to see lower transaction volumes in the private market and
developer’s take-up rates slowing down, especially in the OCR.
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Low volumes, relatively stagnant prices in 1H with slight pick-up in the 2H

With interest rates likely to remain elevated in 1H 2024, as well as lower
number of newly MOP HDBs in 2024, we do expect private transaction volumes
to remain low overall, at least for the 1H. The elevated interest rates could
continue to lead to relatively stagnant prices in 1H as well. Furthermore, the
number of new launches in 2024 are likely to be around 11,600 units, in 38
projects, up from an estimate of 7,500 units in 2023. This higher supply of new
launches could help keep prices in check as developers may tend to be more
prudent in their pricing with many options available for buyers to choose from.  

With interest rate cuts likely happening in the 2H, we may start to see
more buyers who were originally waiting at the sidelines take action. This
could lead to more activity in both the resale and new launch market
which could lead to a pick-up in prices. On the resale market side, we
may see similar trends as this year, volumes relatively low, perhaps
picking up in the later part of next year. In 2023's resale market, we’ve
noticed resale prices holding firm as many sellers are sticky with their
prices even though demand has dropped. They are able to do so
because they have strong holding power due to all the cooling measures
in place to ensure the health of their balance sheets. We may likely see
the same trend next year, and perhaps prices increasing more in the 2H
once interest rates start to drop and more buyers re-enter the market. 
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For a start, we focus on the fundamentals such as Singapore’s economic and
political stability as a whole, to determine its safety for property purchase or
investment. Questions we typically ask ourselves are whether we are in a
housing bubble, and how do we foresee Singapore’s economic outlook for the
next 10 years, as well as longer-term prospects.

Navigating through 2024
Fundamentals

For now, we can have a look at some charts below, taken from MAS Financial
Stability Report 2023, such as Chart 3.1 which shows how household debt has
dropped vs Personal Disposable Income (PDI), as well as Chart 3.2, showing
negative growth of total household debt (i.e. many households paid down their
debts this year in order to reduce their interest payments).

Chart 3.11 also explains why households are able to pay down their debts
– while household debt has remained relatively stable over the past few
years, total currency and deposits on the other hand have increased
significantly. Chart 3.10 also shows that Households’ Net Wealth has been
gradually increasing; while Y-o-Y growth has moderated after Covid, it is
still well in the positive territory.
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We also compared the growth of GDP vs URA property price index to
assess whether we are in an overvalued property market environment. In
the chart below, when the blue line (URA PPI growth) exceeds the red line
(GDP growth), we are in a housing bubble environment which can be
observed during the Global Financial Crisis and in 2011-2012, which was
what sparked the major slew of cooling measures over the 2011-2013
period. 
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Since 2013, the URA PPI index growth has dropped and was muted for many
years before recovering, while GDP growth has shot up significantly, especially
during the COVID years. Based on advance estimates, MTI has estimated GDP
growth to come in around 1.2% in 2023. While property price index have grown
approximately 6.7% in 2023, we still have a very good buffer between the two
metrics and the property market is unlikely to be in an overvalued state. 

Micro aspects

We strongly advocate active research on the properties we are considering,
including transacted and average prices, valuations, and prices in the
neighbouring estates down to age and individual attributes of the properties
and units. As the price trends of individual projects behave very differently,
having a deeper understanding of the market and the factors that affect a
development’s value will help us identify pockets of opportunity.

This has to be done in tandem with understanding our own preferences and
needs – am I placing too much value on a certain location/experience at the
expense of its investment potential, and am I okay with it?

Exit Strategy

We also encourage looking beyond just what we are purchasing to also
planning ahead, E.g. can I exit from this property in 5-10 years to go for
my next home? How easy will it be? What is the transformation in the area
and how likely are we to see land values going up in the region I am
considering?

Preparedness

If interest rates fall sharply and in a global recession scenario, Singapore’s
property market tend to be relatively defensive, and property may
outperform many other types of investments. Especially with the
introduction of the cooling measures, now the government has the ability
to relax and tighten the cooling measures as need be in order to achieve
their goal, which is a sustainable and stable growing property market. 



STL Properties Newsletter 2H 2023

At the end of the day, with volatility of prices remaining low, timing the
market is no longer as relevant or as important. More significant would be
to understand fundamentally your reasons for wanting to make this move.
Through a deeper understanding of your goals and concerns, coupled with
a deep knowledge of the macro environment and understanding of the
micro factors to identify the right properties for you, we believe we will be
able to value add to your property journey and help you achieve your
goals. 

Feel free to message us privately and we’ll be happy to be in touch with
you!

The property market is also now more
resilient even in the event of any shocks in
the economy. While key risks to household
balance sheets are higher interest rates
and falling incomes, Singapore’s household
overall financial vulnerabilities remained
fairly low over the past year, with most
having adequate buffers to manage shocks
to income and financing costs.

Kindest regards,
STL Properties














