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1. One George Street 
$13.00 psf 
1,500 - 8,000 sq ft

2. Prudential Tower 
$9.00 - $10.00 psf 
1,000 - 11,600 sq ft

3. UOB Plaza 
$10.00 
1,100 - 36,000 sq ft

4. Millenia Tower 
$13.00 psf 
6,000 - 32,000 sq ft

5. Republic Plaza 
$11.00 - $13.00 psf 
1,600 - 7,000 sq ft

6. 6 Battery Road 
$13.00 psf 
1,000 - 5,000 sq ft 

1. Marina Bay Financial Centre 
$TBC psf 
Expected TOP March 2010

2. 71 Robinson Road 
$9.00 psf 
Expected TOP October 2009

3. Twenty Anson 
$6.50 psf 
Expected TOP October 2009

4. Mapletree Anson 
$7.00 
Expected TOP August 2009

5. 78 Shenton Way - Tower 2 
$9.50 psf 
Expected TOP December 2009

6. Straits Trading Building 
$9.00 psf 
Expected TOP October 2009
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SUPPLY 

Significant increase in supply later in the year

Building Name	 Address	 Size (Sq Ft)	 Expected  
			   Date of TOP 
Inside CBD 
 
2009
EFG Bank Building	 North Bridge Road	 80,000 	 Feb 2009
28 Murray Street 	 Tanjong Pagar 	 57,000	 Apr 2009
The Spazio 	 Cecil Street	 50,000	 Jun 2009
2 Havelock Road	 Havelock Road 	 182,000 	 Jul 2009
Mapletree Anson	 Tanjong Pagar	 325,000	 Aug 2009
78 Shenton Way Tower 2	 Shenton Way	 76,000	 Sep 2009
71 Robinson Rd 	 Robinson Road	 280,000	 Oct 2009
Twenty Anson Road	 Tanjong Pagar	 215,000	 Oct 2009
Straits Trading Building	 Raffles Place	 187,000	 Oct 2009
Merchant Road Site	 Clarke Quay	 41,000	 Dec 2009
		  1,493,000	 2009 Total 
2010			 
Marina Bay Financial Centre P1	 Marina Boulevard	 1,660,000	 Mar 2010
Tokio Marine Centre	 Cecil Street	 114,000	 Mar 2010
50 Collyer Quay	 Collyer Quay	 412,000	 Nov 2010 
Kim Eng Tower	 Clarke Quay	 60,000	 Dec 2009 
		  2,246,000	 2010 Total 
2011			 
Marina View A	 Marina Bay	 850,000	 Apr 2011
Ocean Financial Centre	 Raffles Place	 832,000	 Jun 2011
Marina Bay Financial Centre P2	 Marina Boulevard	 1,400,000	 Jun 2011
OUB Centre Tower 2 	 Raffles Place 	 300,000	 Aug 2011 
		  3,382,000	 2011 Total 
 
Outside CBD 
 
2009
Cintech IV, Science Park 1	 Science Park Drive	 105,000	 Feb 2009
Mountbatten Square 	 Mountbatten Road	 200,000	 Mar 2009
Tampines Concourse 	 Tampines 	 105,000	 Mar 2009
Citibank Changi	 Changi Business Pk	 200,000	 May 2009
Tampines Grande	 Tampines	 124,000	 Jun 2009
Icon@IBP Jurong 	 Jurong East	 390,000	 Sep 2009
The Kendall	 Science Park III	 170,000	 Oct 2009
1A@IBP	 Jurong East	 177,000	 Oct 2009
DBS Changi	 Changi Business Pk	 400,000	 Nov 2009
WPP Scotts Road 	 Newton	 126,000 	 Dec 2009
Ascendas CBP Plaza 8	 Changi Business Pk	 250,000	 Dec 2009
		  2,247,000	 2009 Total 
2010			 
Citibank Changi	 Changi Business Pk	 200,000	 Sep 2010
Mapletree Business City	 Alexandra Road	 1,700,000	 Sep 2010
Standard Chartered Bank	 Changi Business Pk	 250,000	 Dec 2010
Centric Singapore	 Changi Business Pk	 500,000	 Dec 2010
		  2,650,000	 2010 Total 
2011			 
Harbourfront Tower 4	 Harbourfront	 200,000	 Jun 2011
Central Plaza	 Science Park 1	 250,000	 Oct 2011
		  450,000	 2011 Total

It is true there is an increase in the number of 
companies looking for replacement tenants 
so that they can downsize or move to cheaper 
space. However, in this market, this is not easy 
to do and many will have to see it through to 
the end of their lease or accept a huge shortfall 
in rental. There certainly isn’t a flood of shadow 
space coming on stream at this stage. Citibank 
is probably the best example of a major tenant 
looking to offload surplus office space. This is 
not because the workforce has been severely 
reduced, but more because many of their 
divisions have just moved to their brand new 
office building in Changi Business Park. 

 
Major relocations to Marina Bay 
Financial Centre will happen mid 2010

As more leases come up for renewal later 
this year we are expecting a wider choice of 
premises to come to the market, but it is only 
when the major relocations to MBFC take place, 
which will happen mid next year, that we will 
see a market awash with supply. Other than 
the Citibank space (Millennia Tower, Capital 
Square and Science Park) there are only a few 
other major moves happening this year. These 
include Hitachi moving out of Hitachi Tower to 
Tampines, UOB Kay Hian (UOB Plaza 1) moving 
to Scotts Road, WPP (many of their divisions in 
Shaw Towers and The Concourse) also moving 
to Scotts Road and Kim Eng Securities (63 
Market Street) moving to their own building on 
South Bridge Road. All their current space will 
therefore come on to the market but most of 
these moves are not scheduled to take place 
until the end of the year so the impact will be 
delayed until early next year.

Most projects for 2012 have now been 
put on hold

In terms of new developments this year, most 
will only be completed in Q3 and Q4 and those 
within the CBD will collectively provide around 
1.5 million sq ft of new space. Then there will 
be a short lull until the second half of next 
year when a massive wave of space arrives 
with over 2 million sq ft due for completion 
inside the CBD and a further 2 million sq ft 
will be ready outside the CBD. On top of this, 
the secondary supply from major relocations 
will also add to a situation of chronic over 
supply. Most of the projects for 2012 have now 
already been put on hold, but those schemes 
scheduled for 2011 will probably want to delay 
their launches as late as possible.  

New Developments 2009 - 2011

One aspect of the market we have noticed is that many tenants believe that 
now the market has turned there must be an immediate surge of supply, but 
the market doesn’t work like that – most companies are still dictated to by their 
lease expiry dates.
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DEMAND 

Many companies renew at rates unthinkable 6 months ago

The economic downturn that took the world by 
storm has seen many companies rethink their 
relocation strategies. With landlords doing their 
best to retain tenants by offering rents that were 
unthinkable 6 months ago, there has been 
much less activity in the CBD compared to the 
period from 2007-2008. Most companies who 
had thought that they would need to relocate 
to reduce rental overheads have been able to 
renew at competitive rents and several have 
taken the chance to resize their operations at 
their current location.

Raffles Place sees a wide mixture of 
activity at modest levels

In Raffles Place, there has been modest levels 
of activity as the financial industry is the worst 
hit. New tenants in this location are mainly 
business software development and law firms. 
Interwoven Software has moved from Republic 
Plaza to a whole floor of Hitachi Tower and 
Infor Global has consolidated both offices from 
Suntec Tower Three and 79 Anson Road into 
the space vacated by MediaCorp at Clifford 
Centre. Management Reports International has 
expanded operations and moved from The 
Globe into Equity Plaza. Global IT Creations 
has also moved from Suntec Tower Three 
into 55 Market Street. Law firm, Conyers Dill 
& Pearman are one of the first few tenants to 
commit to new development, Straits Trading 
Building and will be moving from the building 
next door, Singapore Land Tower. Another 
tenant to this scheme is serviced office provider, 
APBC Offices who will be setting up their third 
office, the first two being at Chevron House and 
Suntec Tower Two. A UK-based reinsurance 
broker, Miller Insurance, set up their Singapore 
office in One Phillip Street earlier this year. 

Not far away at 1 Finlayson Green, new law firm 
Eversheds LLP has secured a whole floor while 
at SGX Centre 2, Harry Elias Partnership has 
just moved in from Republic Plaza. Another law 
firm making a move is Jones Day, who moved 
from Prudential Tower to adjoining building, 
Samsung Hub. 

Tanjong Pagar and Robinson Road continue 
to see its share of movers, providing a good 
alternative to prime Raffles Place. Logistics 
firm, OOCL has moved from OCBC Centre to 
79 Anson Road and steel maker, ArcelorMittal 
have moved from Pacific Plaza to take a whole 
floor of Anson House. The merger between IHS 
group of companies and Lloyd’s Register has 
seen a consolidation of space at 78 Shenton 
Way. Tomen Toyota Tsusho Petroleum will be 
moving from Parkview Square to MAS Building 
and insurance group, Interglobal has moved 
into Robinson 112 taking up one whole floor. 
SU Navigation has moved out of SGX Centre 
and is now at Southpoint and law firm, Duane 
Morris LLP has moved from Samsung Hub to 
UIC Building. 

There continues to be much 
movement in Suntec 
 

In the City Hall/Suntec area, Sabic expanded 
from Republic Plaza to take more space at 
Millenia Tower. Wealth Management firm 
Charles Monat Associates moved from 
Centennial Tower to Millenia Tower. There 
continues to be much movement in Suntec as 
Triton Containers moved from Centennial Tower 
to Suntec Tower Four and Global Process 
Systems expanded from Millenia Towers into 
more space at Suntec Tower Five. Executive 
search firm, Ma Foi Consultants moved in 

to Suntec Tower Three from The Adelphi. 
Within Suntec Towers, there is also much 
reshuffling as we see IPM Asia expanding 
within Suntec Tower Two and headhunters, 
Hudson consolidate their office on another 
level of the same tower. There are also some 
new companies who have set up their offices 
in Suntec. This includes Asia Green Capital, 
Smart United Investments, Shipowners Asia 
and Active Shipping & Management. At Raffles 
City Tower, energy trading firm Reliance Global 
Energy has set up its Singapore office there 
and Chinaoil has expanded to take up more 
space within the building. 

Limited office space at Orchard Road 
has kept office rents relatively strong

The limited office space at Orchard Road has 
kept office rents relatively strong, but this has 
not deterred tenants from taking up new space. 
New scheme VisionCrest Commercial along 
Penang Road has secured MNC tenants that 
include FMCG company Unilever, healthcare 
company Abbott and office equipment 
manufacturer, Ricoh Asia Pacific. Nearby at 
Winsland House, Idemitsu has moved there 
from Robinson 77 and so has Boston Scientific, 
formerly from Great Eastern Centre. Another 
new scheme that was completed at the end 
of 2008 which is more than 70% occupied is 
Wilkie Edge. Two of the major tenants here 
include accounting firm, Chio Lim Stone Forest, 
who moved from China Square Central, and 
pharmaceutical firm AstraZeneca, from Suntec 
Tower One.

There is no doubting the fact the 
Singapore office market will continue 
to experience major adjustments 
over the next 2 years, as demand 
has fallen off at a time when massive 
supply is arriving, just when it is not 
needed. If only this supply had arrived 
in 2006/2007. 

MARKET FORECAST 

Rentals will continue to soften for next 2 years

The last time the office market bottomed out 
was in 2004 when prime rental levels were 
around $5.00 per sq ft ($6.00 psf for the very 
best) in Raffles Place, so there is still a long 
way to go. 

However, it is not unreasonable to expect 
that by later next year, with so much supply 
available and fierce competition from new 
developments, that we could see these rentals 
again. We predict that top rates could come 
down to $9.00 - $10.00 per sq ft by the end of 
this year and prime properties could be around 
$6.00 - $7.00 per sq ft by the end of next year.

The new schemes next year will be fighting 
tooth and nail for any tenants that are around 
and these schemes are likely to be offering 
the best opportunities for tenants looking to 

upgrade, move to more efficient space and 
save money all at the same time. We expect 
all landlords to be very proactive in attracting 
tenants. The cost of fitting out premises has 
always been one of the key obstacles to tenants 
wanting to move, where the cost of renovating 
new premises could not be justified. It is likely 
more landlords will offer fit out packages with 
the cost amortized over the length of the lease. 

Some landlords are already offering substantial 
capital contributions towards fitting out costs 
for larger deals. We expect rent free periods to 
lengthen, more help to tenants towards fitting 
out costs, more creative lease terms perhaps 
with phased rentals and many more kinds 
of incentives to be offered over the next 18 
months. It is very much a tenants market now 
and will be for several years to come.




