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Introduction
To say 2020 was an unprecedented year is an 

understatement. News about a novel coronavirus 

broke in late 2019 and by 30 January 2020, the World 

Health Organization (WHO) had declared COVID-19 

a global public health emergency — throwing the 

world and its economies deep into recession.

 
In Singapore, property-related activities were halted 

for two months during the infamous “circuit 

breaker” period. Interest rates (and thus, local 

mortgage rates) were slashed and hit record lows. To 

wrap up Q3 2020 — which saw a remarkable release 

in pent-up property demand — the Controller of 

Housing (COH) clamped down on the reissuance of 

purchase options by sellers and developers.

 
The PropertyGuru Singapore Property Market 

Outlook 2021 (PMO 2021) looks back on these 

momentous happenings and events that have 

impacted the property sector this year, pulling 

together key data and expert insights to predict 

whether these will spill over into 2021 and what to 

expect in the coming year.
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Navigating a 

global pandemic 

recession

Projects pending completion were delayed as 

foreign construction workers were required to 

stay in their dormitories for months. Property 

transactions had to be postponed because 

showflats were shut and physical viewings 

disallowed. The poor economic situation also 

resulted in major retrenchments across many 

businesses, resulting in fewer expatriates in 

Singapore to drive the rental market and activity 

in the Core Central Region (CCR).

 
Although this did not mean an absolute halt in 

property transactions, it did result in a dramatic 

dip in sales. In April 2020, new private home sales 

plunged by 58% month-on-month (MoM), 

making it the worst performing month in almost 

six years, since December 20141.

 

Source: PropertyGuru

How did COVID-19 

impact the property 

market?
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April was the worst performing month in 

close to six years

Showflats were shut for two months   

Physical viewings were disallowed   

Construction (and hence uncompleted   

projects) were delayed

Fewer foreigners to drive the rental market
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The impact of COVID-19 could also be observed in 

the way buyers shopped for property. The 

PropertyGuru Consumer Sentiment Study H2 2020 

(CSS H2 2020)2 found that buyers were increasingly 

price sensitive, with 55% of respondents feeling 

uncertain about property prices in the current 

climate.

 
The data supports this finding. In the 

PropertyGuru 2020 Singapore Property Market 

Index reports, affordable properties consistently 

saw the most interest, with those located in the 

Rest of Central Region (RCR) and Outside Central 

Region (OCR) and priced between $1,000,000 to 

$1,500,000 performing the best each quarter.

 
Additionally, as the country adapts to remote 

working and spends more time at home, buyers 

are prioritising more spacious homes. Factors such 

as ventilation and natural lighting, proximity to 

nearby shopping malls and food and beverage 

outlets, have also gained more priority.

Thankfully, the market recovered swiftly post-

circuit breaker. May 2020 was the start of an 

impressive market rebound as buyers began to 

adapt to virtual viewings. Property sales continued 

upwards as the circuit breaker measures ended on 

2 June 2020 and pent-up demand was released 

over the next three months. In May, June and July, 

new home sales rose significantly MoM.

 
Despite this, prices remained under control and 

relatively stable. Although there was robust 

demand, sellers and developers were still cautious 

and continued to price their properties affordably.
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U.S. rate cut and record-low 

mortgage rates in Singapore

PropertyGuru Singapore Property Market Outlook 2021

COVID-19 has wreaked havoc on economies world-

wide, including the United States (U.S.). On 15 

March 2020, the Federal Reserve slashed rates to 

near-zero and launched a $700 billion stimulus 

package to shore up the U.S. economy3.

Although not determined by it, the Singapore In-

terbank Offered Rate (SIBOR) - which many local 

home loans are pegged to - is heavily influenced 

by the fed rates. In Q3 2020, the three-month 

SIBOR (3M SIBOR) fell under 0.5%, as opposed to 

about 2% in Q3 2019.
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As a result, mortgage rates in Singapore dropped 

to record lows. Those with existing SIBOR home 

loans benefitted the most, enjoying rates as low 

as under 1%. The banks did eventually adjust the 

spread for the market, but even the new packages 

remained very affordable, offering rates in the 

1.4% to 1.8% range as opposed to 1.8% to 2.3% in 

past years.

 
The Government was also quick to react to the 

COVID-19 crisis. In the same month, the 

Government announced a series of relief 

measures4 to support existing homeowners 

struggling to make mortgage payments. 

Homeowners could apply to take a “payment 

holiday” and defer their monthly principal and/or 

interest mortgage payments. The banks received 

over 17,000 applications for deferment within 

weeks of the announcement.

 
In July 2020, MAS also lifted the usual Total Debt 

Servicing Ratio (TDSR), Mortgage Servicing Ratio 

(MSR) and Loan-to-Value (LTV) restrictions5. This 

meant that homeowners could refinance their 

home loans to lower their monthly repayments, 

easing cash flow.

The above-mentioned reliefs were set to expire by 

31 December 2020, but in October 2020, the 

Monetary Authority of Singapore (MAS) further 

extended support to existing homeowners who 

need more time to resume payments. Those 

whose incomes were cut by over 25% were allowed 

to reduce their loan repayments to 60% of their 

monthly instalment for up to nine months (up to 

31 December 2021).

Looking back at 2020
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Private housing glut remains, 

Government cuts back on land supply

On the back of the 2017 to 2018 en bloc frenzy, 

Singapore has been facing an oversupply of 

private homes since 2019. As of Q3 2020, there were 

26,483 unsold uncompleted private residential 

units in the pipeline6.

 
This aligns with the findings of the PropertyGuru 

Property Market Index report, which found a 

46.4% spike in property listings in Q2 20207, likely 

due to the circuit breaker measures and 

uncertain economic outlook. In Q3 20208, we 

observed a 32.7% dip in the same supply index, 

which, although encouraging, suggests that the 

supply glut remains.

 
This overhang, coupled with the COVID-19 fallout, 

resulted in the Government cutting back on 

confirmed Government Land Sales (GLS) sites in 

2020.Source: PropertyGuru

PropertyGuru 

Singapore Property 

Supply Index

Q4 2019 Q1 2020 Q2 2020 Q3 2020

136.2

192.9

282.4

190.1
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In the first half of 2020, only three Confirmed List 

sites were released, yielding a conservative 1,775 

private residential units. In contrast, there were 

eight sites in the Reserve List, of which four were 

for private residential use (4,715 units)9.

 
With more reserve than confirmed sites, 

developers can look to reserve sites should 

demand exceed initial expectations. This 

measured approach continued into the second 

half, when the Government further reduced the 

private housing supply by 22.8%10.

 
In H2 2020, another three Confirmed List sites were 

released, but this time, yielding only 1,370 units for 

private homes. This is the lowest supply since GLS 

H1 2016. Again, there were many more Reserve List 

sites, five out of nine being private residential 

sites yielding 5,300 units.

 
On the public housing front, over 20,000 Housing 

& Development Board (HDB) flats completed their 

Minimum Occupation Period (MOP) in 2020. A 

significant number of these units entered the HDB 

resale market.
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2020 closed with a noteworthy policy change: On 

28 September 2020, the Controller of Housing 

(COH) announced a new restriction on reissuing 

purchase options for the same unit to the same 

buyers11. This mainly affects developers who used 

to reissue options to extend the purchase window 

for buyers. Such practices can distort market 

figures, which use options as an indicator of 

property transactions. For example, sales 

numbers can be inflated if options are issued 

prematurely to buyers who are not ready to buy.

 
A dip in developer sales was observed in October 

2020, with new private home sales falling by 51.7% 

MoM and only 642 units sold. Although the 

clampdown on reissuing options undoubtedly 

affected the market, there were likely other 

factors at play.

Government clamps down on 

reissuance of purchase options

Looking back at 2020

PropertyGuru Singapore Property Market Outlook 2021

https://www.propertyguru.com.sg/property-guides/property-market-outlook-pmo-2021-38009
https://www.propertyguru.com.sg/


 

 

 
Trend: 

Slowndown in Oct 

week 1 and 2, but 

quick pickup after

Penrose launch weekend
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Key trends impacting 

the property sector in 2021



COVID-19 induced shift in buying habits 

to persist

Until the economy recovers, we expect affordable 

properties in the RCR and OCR to move the fastest. 

The Singapore property market is extremely price 

sensitive, especially in a recession, as we are now.

 
As the nation embraces the “new normal”, there 

has been a redefinition of accessibility: instead of 

heavily prioritising properties with convenient 

access to the business districts, buyers are placing 

more focus on amenities like shopping malls, 

supermarkets and dining options in the 

immediate vicinity. Hence, they are likely to be 

more open to larger homes in suburban districts 

which are more value-for-money.

 
Nobody knows how long the world will take to 

overcome COVID-19, but even if a vaccine is 

developed as early as next year, this trend is likely 

to persist for some time.
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In fact, this trend has also been observed in the public housing sector where the larger 4- and 5-room 

units in Build-to-Order (BTO) launches consistently saw the most applications in the later half of the 

year. The non-mature estates are also catching up: In the November 2020 BTO launch, Bishan Ridges 

had the highest overall application rate of 4.5, but Sun Sails at Sembawang was not far behind, with the 

next highest application rate of 412.

Key trends in 2021Key trends in 2021
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MOP market of 

“HDB upgraders” 

to flow into 2021

In 2020 and 2021, a total of over 50,000 Housing & 

Development Board (HDB) flats would have 

reached or will reach their Minimum Occupation 

Period (MOP). For homeowners looking to 

upgrade from their BTO flat, this is typically the 

preferred time to sell.

 
About half of these five-year-old HDB flats 

entered the HDB resale market this year, 

stimulating the market. In Q3 2020, HDB resale 

prices rose by 1.5% quarter-on-quarter (QoQ)13.

 
This is the highest growth rate since Q4 2012. HDB 

resale transactions also hit a 10-year high. We 

expect similar activity next year as the rest of 

these flats enter the market in 2021. 

 
The impact of this massive MOP market is not 

limited to the public housing sector. As we 

observed this year, aspirational “HDB upgraders” 

with cash on hand are likely to also contribute to 

strong demand for affordable private properties 

in the $1,000,000 to $1,500,000 price range.

50,000+
HDB Flats to reach

MOP in 2020 and 2021

1.5%
Q3 2020 HDB Resale

Price Index

Key trends in 2021
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The Government’s macroprudential property cooling 

measures have been effective at managing speculator 

activity in Singapore. In the recent purchaser trend, 

Singaporeans make up over 80% of the property buyers. 

This is likely to continue.

 
That said, a niche group of wealthy foreign investors will 

remain. Other than the fact that Singapore's borders are 

temporarily closed, their activity is largely unaffected by the 

current situation. There is nothing in their way of investing in 

Singapore property, with the exception of the Additional 

Buyer’s Stamp Duty (ABSD) and permission required if they 

wish to buy landed properties. Those restrictions were 

already in place prior to the COVID-19 pandemic.

Locals to continue 

dominating the 

market, foreign 

investors largely 

unaffected

 

The prime districts have 

continued to see 30% foreign 

buyership. Foreign buyers will 

continue to invest in 

Singapore because of the 

nation’s sound fundamentals, 

policy transparency, safety 

and political stability.

In recent years, there have 

been a number of Ultra High 

Net Worth Individuals (UHNWI) 

like Sir James Dyson investing 

in Singapore for the same 

aforesaid reasons, including 

relocation of their businesses.

Dr. Tan Tee Khoon

Country Manager

PropertyGuru Singapore

Key trends in 2021Key trends in 2021
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En bloc sales could 

make a comeback

The en bloc residential market was booming just 

a few years ago, but since the recent property 

cooling measures introduced in mid-2018, these 

en bloc sales have been falling through. With the 

Government actively cutting back on private 

housing land sales, 2021 may be an opportune 

time for developers to look at past unsuccessful 

en bloc sites.

 
We’re already seeing early movers — in 

November 2020, RL East, a subsidiary of Roxy-

Pacific Holdings, bought a freehold 15-terraced 

house development site in Guillemard Road for 

$93 million. The site was first put up for en bloc 

sale in 2018 with an asking price of $99 million but 

was unsuccessful.

Key trends in 2021
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Mortgage rates to 

remain affordable

The Federal Reserve has announced that they will 

keep interest rates near zero, at least until 2023. As 

such, we expect Singapore mortgage rates, which 

are closely correlated to fed rates, to similarly 

remain low until then.

 
Low interest rates help to fuel housing demand by 

helping buyers to manage their upside risks in 

terms of interest costs. That said, although low 

interest rates help with cash flow management, it 

does not affect affordability. Banks are still 

required to use the MAS-mandated 3.5% when 

calculating monthly mortgage debt obligations 

for TDSR computation.

Key trends in 2021
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It’s also worthy to note that mortgage benchmark rates like SIBOR are forward-looking, which means 

they are highly dependent on the perceived progress of the economy’s recovery. For example, rates 

may start to go up if there is significant progress in vaccine research and the market sentiment 

improves.

 

A home loan is a 20 to 30-year commitment, so it is important to go 

beyond short-term interest rate movements, and instead adopt a 

longer-term financing strategy which dovetails with one's life plans. 

When deciding when to enter the market, buyers should also consider 

Government policies and whether they think there’s going to be an 

upcoming change that’ll affect them.

Mr. Paul Wee

Managing Director (FinTech), 

PropertyGuru Group

Additionally, even if interest rates are low at the time of buying, they will eventually increase.

Key trends in 2021
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Financial 

institutions to start 

introducing SORA 

home loans

Currently, the most popular floating rate 

benchmark for home loans in Singapore is SIBOR. 

However, a consultation report by the Association 

of Banks in Singapore (ABS), the Singapore 

Foreign Exchange Market Committee and the 

Steering Committee for SOR Transition to SORA 

released in July 2020 recommended the 

discontinuation of SIBOR.

 
It recommended a three- to four-year timeline to 

gradually phase out SIBOR. The longer-term rates 

are likely to be discontinued first, followed by the 

more commonly used 1M and 3M SIBOR. 

Thereafter, the new Singapore Overnight Rate 

Average (SORA) will be used.

Singapore has already replaced the Swap Offer 

Rate (SOR) with SORA, and the full transition from 

SIBOR to SORA is expected to take place in the 

next few years. As such, financial institutions are 

likely to start launching SORA packages in 

parallel with SIBOR home loans next year. This is 

to start educating consumers on the new 

benchmark rate, how it works and how it affects 

them.

 
Unlike SIBOR, which is a theoretical rate, SORA is 

based on actual transactions. Hence, it is more 

transparent and less volatile.

Key Trends In 2021
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New projects 

expected in 2021



New projects expected in 2021

Launching in 2021

Cairnhill Heights  

en bloc
Cairnhill 16 TSky 9 CCR Freehold

Former Cairnhill Mansions  

en bloc
Klimt Cairnhill Low Keng Huat 9 CCR Freehold

Former Makeway View Apartment  

en bloc
The Atelier Bukit Sembawang Estates 9 CCR Freehold

Former Park House  

en bloc
21 Orchard Boulevard Shun Tak Cuscaden Residential 10 CCR Freehold

Former Peak Court  

en bloc
Peak Residence TSRC Novena 11 CCR Freehold

One-north Gateway  

GLS
One-North Eden TID Residential 5 RCR 99 years

Tan Quee Lan Street  

GLS
Midtown Modern GuocoLand and Hong Leong Holdings 7 CCR 99 years

Bernam Street  

GLS
One Bernam Hao Yuan Realty 2 CCR 99 years

Canberra Drive  

GLS (Parcel A)
TBA Oasis Development Pte. Ltd. 27 OCR 99 years

Canberra Drive  

GLS (Parcel B)
TBA United Venture Development 27 OCR 99 years

Canberra Link EC  

GLS
Provence Residence MCC Land 27 OCR 99 years

City Towers 

en bloc
Perfect Ten Japura Development 10 CCR Freehold

Fernvale Lane EC 

GLS
TBA Frasers Property 28 OCR 99 years

Irwell Bank Road  

GLS
Irwell Bank Residences CDL Perseus 9 CCR 99 years

Jalan Bunga Rampai  

GLS
TBA Wee Hur Development 12 RCR 99 years

Katong Park Towers  

en bloc
Liv @ MB Bukit Sembawang Estates 15 RCR 99 years

Pasir Ris 

Central GLS
The Ryse Residences  Allgreen Properties and Kerry Properties 18 OCR 99 years

Peak Court 

en bloc
Peak Residence Tuan Sing Holdings and Rich Capital Holdings 11 CCR Freehold

Phoenix Road 

en bloc
Phoenix Residences Qingjian Realty 23 OCR 99 years

Land site Project Name Developer District Region Tenure
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Launching in 2022 or date TBA

Northumberland Road  

GLS
TBA TBA 8 OCR 99 years

Tanah Merah Kechil 

GLS
TBA MCC Land 16 OCR 99 years

Yishun Ave 9 

EC GLS
TBA Sing Holdings 27 RCR 99 years

Ang Mo Kio Ave 1  

GLS
TBA TBA 20 OCR 99 years

Chancery Court  

en bloc
TBA Far East Organization 11 CCR 99 years

Former Royal Oak Residence  

en bloc
21 Anderson Far East Consortium 10 CCR Freehold

Former Tai Wah Mansion  

en bloc

Jewel @ 

Killiney Orchard
Lucrum Capital 9 CCR Freehold

Normanton Park  

en bloc
One Normanton Park Kingsford Huray Development 5 RCR 99 years

Tengah Garden Walk EC TBA TBA 24 OCR 99 years

Land site Project Name Developer District Region Tenure
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Image source: HDB

Even though some developments that were 

originally planned for this year were 

eventually postponed to 2021, the number 

of new launches in 2021 remain fewer than 

2020.

 
Of the new projects expected next year, 12 

were from GLS and nine from en bloc sales. 

There are 10 projects in the CCR, six in the 

RCR and three in the OCR.

 
This suggests stiff competition for the 

relatively smaller supply of affordable 

properties in the RCR and OCR, which the 

market of HDB upgraders will be eyeing. If 

Singapore reopens our borders to 

foreigners, we may also see better uptake 

in the CCR, which expatriates contribute 

significantly to.

New projects expected in 2021



Is 2021 the year to 

buy or sell a property?

Conclusion:



Given that the demand is driven by genuine 

buyers (of whom many are owner-occupiers) and 

low mortgage rates are to continue working to the 

buyers’ favour, housing demand is likely to remain 

resilient.

 
Despite this, property prices are expected to 

remain stable. Even if, encouraged by strong 

demand, developers do decide to increase prices, 

they are unlikely to be bullish. Instead, they are 

expected to take a sensible, calibrated approach, 

either raising prices for selected premium units 

(e.g. stacks with unblocked views) or adjusting their 

prices in phases.

 
In view of economic uncertainties, sellers in the 

secondary market are likely to price resale 

properties in accordance to the market and be 

willing to negotiate.

So far, the Government’s response to the 

pandemic has proven effective in preventing panic 

selling. The COVID-19 property reliefs were well 

received and as support slowly tapers off, 

Singaporeans will gradually ease back into their 

financial commitments, preventing an undesirable 

“hard landing” coming out of these reliefs.

 
In conclusion, 2021 is likely to remain a buyer’s 

market and we look to the coming year with 

cautious optimism. Of course, what lies ahead is 

highly dependent on the global COVID-19 situation 

and how soon we recover from the pandemic, but 

based on the sector’s performance in 2020, the 

signs look encouraging.

Is 2021 the Year to Buy or Sell a Property?
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completeness of the information contained in this publication, and, to the extent 

permitted by law, PropertyGuru Group does not accept or assume any liability, 

responsibility or duty of care for any consequences of you or anyone else acting, or 

refraining to act, in reliance on the information contained in this publication or for 

any decision based on it.
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