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After more than 2 years since the onset of 
COVID-19, more than 91% of Singapore’s 
population has been fully inoculated to date 
[Ministry of Health, Singapore, February 2022], 
as the country continues to prepare to live with 
COVID-19. 

While the Omicron variant has brought upon a spike in cases across the region, 
we can expect the further lifting of social restrictions and reopening of our 
borders, treating COVID-19 as endemic as we do with seasonal influenza. 
After battling a high number of COVID-19 cases for the last few months, 
Malaysia has finally lifted most restrictions, and more recently, established 
the Vaccinated Travel Lane with Singapore. This has facilitated the transport 
of construction materials from Malaysia, particularly pre-cast and pre-
fabricated modules, a move that has been welcomed by Singapore’s 
construction industry.
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Macro
Economics

The global economy 
rebounded in 2021, 
recording 5.9%, and is 
expected to moderate 
to 4.4% in 2022. 
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Construction
Demand
In 2021, total construction demand increased more than 40%, following 
an unprecedented slump in 2020, which recorded the lowest construction 
demand in more than 10 years. This increase was not unexpected as the 
country was in a two-month circuit breaker in Q2 2020, and most work sites 
did not reopen until August 2020. Unsurprisingly, infrastructure projects 
recorded the highest growth, spurred on by projects such as LTA’s Jurong 
Region Line and Cross Island Line Phase 1 stations, viaducts, tunnels, and 
depot. Recently, the Urban Redevelopment Authority (URA) and LTA awarded 
the pilot tender for electric vehicle charging infrastructure to deploy 40,000 
charging points in public car parks by 2030. Public residential sector grew from 
$2.8 billion to $5.5 billion in 2021. The Housing & Development Board (HDB) 
launched more than 17,000 flats in 2021, compared to 16,800 flats launched 
in 2020. As with many projects, the construction of many Build-to-Order flats 
were affected by the severe disruption that the pandemic has brought upon 
the sector. Majority of the public housing projects were delayed between 6 
to 12 months. In August last year, five build-to-order (BTO) projects ground to 
a halt after the contractor, Greatearth Corp filed for winding up proceedings. 
The collapse of Greatearth came after another contractor, Lian Ho Lee, was 
terminated by HDB for failure to meet project milestones. Despite an economic 
slowdown in 2020, the residential market remained very buoyant and strong 
demand has pushed up both private property and HDB resale prices. In Q3 
2021, private property prices increased 7.3% YOY, while HDB resale prices 
climbed for the sixth consecutive quarter and increased 12.3% YOY. In the 
whole of last year, seven Government Land Sales sites were awarded, with 
some sites receiving aggressive land bidding from developers. Among the 
bigger sites transacted is Jalan Anak Bukit where an integrated bus interchange 
will be developed. The Marina View white site, awarded at S$1.5 billion is the 
largest GLS land sale transacted since August 2017, and will include residential, 
hotel and commercial developments. Two recently awarded GLS, the first 
since additional cooling measures announced in December 2021, attracted an 
encouraging number of bids, and showed that developers are still keen to add 
to their inventory, albeit with a more conservative approach.

Major economies in the west have 
achieved high vaccination rates and 
have returned to some normalcy, 
however geopolitical tension 
remains, particularly in eastern 
Europe.  We are already seeing the 
detrimental effect of sanctions on oil 
and energy prices and the domino 
effect on raw material prices. 

According to Reuters, prices of liquified natural gas surged more than 50%, 
while oil prices have skyrocketed after the invasion broke out. Manufacturers 
of energy intensive building products such as steel and bricks have warned of 
imminent price increase, while an already strained supply chain, reeling from 
COVID-19, may further impact on logistic cost. Singapore’s economy expanded 
by 7.6% in 2021, and a GDP growth forecast at three to five percent for 2022. 
Inflation rose to 2.1% on a year-on-year basis in December 2021, and the 
consumer price index is expected to continue rising due to escalating energy 
prices, and unstable cost of commodities. The construction industry expanded 
by 20.1% in 2021, due to a low base in 2020 arising from COVID-19, and a 
slow-down in new project launches. Amid an outbreak from the Omicron 
variant, business sentiment has increased marginally for the first quarter 
of 2022, according to the Singapore Commercial Credit Bureau’s Business 
Optimism Index. In a move that has surprised many analysts, the Monetary 
Authority of Singapore tightened its monetary policy earlier this year, in 
anticipation of rising inflation and aims to ensure price stability over the 
medium term. The planned hike in Goods and Services Tax (GST), announced 
in Budget 2022, will increase in 2 steps; the first increase to eight percent will 
commence on 1 January 2023, while the second increase from eight to nine 
percent will take place from 2024 onwards. 
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Prices for raw materials from cement to aluminium have risen substantially 
since the onset of the pandemic. A pick-up in construction activities, supply 
chain disruption, and low production from steel mills have pushed steel rebar 
prices by a staggering 55% driven by higher raw materials price and removal 
of export tax rebate in China since May 2021, compared to prices in Q3 2020. 
Granite, concreting sand, and ready-mixed concrete have all risen by more 
than 10% since last year, and prices are set to continue to rise, due to volatility 
of the supply chain. Both copper and aluminium prices have increased more 
than 40%, amid power shortages and the escalating energy prices in Asia. 
To cushion the impact of price increases for materials, HDB will extend 
the duration of steel price protection by nine months till March 2022, and 
contractors for HDB projects may apply for additional concreting materials at 
protected prices. According to the Ministry of Manpower (MOM), the number 
of foreign workers in the Construction, Marine Shipyard, and Process (CMP) 
sector has fallen by more than 20% since the beginning of the pandemic. From 
27 October 2021 onwards, travellers from Bangladesh, India, Myanmar, Nepal, 
Pakistan, and Sri Lanka have been allowed to enter Singapore, and the move 
should provide some respite from the shortage of manpower. 

Residential
While developers will have one eye on the property market cooling measures, 
the Jalan Tembusu and Lentor Hills Road (Parcel A) Government Land Sales 
site drew 8 and 4 bidders respectively in January 2022. We still expect to see 
keenly contested land bids for residential land parcels at Dairy Farm Walk and 
Pine Grove, and another Executive Condominium land parcel at Bukit Batok 
that are currently opened for tender, with 5 other residential sites slated for 
tender in the next 2 quarters and 5 additional residential sites in Reserve 
Site list. Amidst a strong residential market, several developments have been 
launched for sale in the collective sale market. Encouraged by the en-bloc 
sales of Flynn Park in Pasir Panjang, Watten Estate condominium, and Thiam 
Siew Avenue, owners of Lakepoint condominium and Elizabeth Towers have 
followed suit and are now looking for buyers. Should they find an interested 
buyer, Chuan Park would become the largest en-bloc transaction since the 
peak of the en-bloc fever in 2018. Located near Lorong Chuan MRT station, the 
site can be redeveloped into a 900-unit development. Braddell View is making 
its second attempt at a collective sale, after no bidders were keen to take up 
the mega site for S$2.08 billion, while Cashew Heights in Upper Bukit Timah 
is trying to launch a collective sale at S$1.9 billion. Development charges for 
non-landed residential have increased by 0.3% on average, as compared to the 
last revision in September 2021. In the public housing sector, HDB is expected 
to launch up to 23,000 new BTO flats, to meet the strong housing demand.

While last year’s construction demand has rebounded from the lows in 2020, 
we foresee many headwinds in the next few quarters. BCA’s construction 
demand forecast this year ranges from S$27 billion, to an upper bound of 
S$32 billion [excluding any developments on the 2 Integrated Resorts]. There 
is still a severe shortage of manpower, and we foresee that the recent spike 
in COVID-19 cases in the local community may exacerbate projects that are 
already months behind schedule. Supply chains are disrupted due to huge 
backlogs in shipping ports around the world. Construction material prices are 
also on an upward trajectory. 
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Commercial
On the commercial front, the retail 
and food & beverage sector remains 
sluggish due to the various social 
restrictions still in place. Hotel 
occupancies are still largely driven 
by local staycations and weekend 
getaways, over the seasonal period 
during Christmas and Chinese 
New Year, and the school holidays. 
According to URA Real Estate 
Statistics, office vacancies rose 13% 
YOY in December 2021, and we 
expect office spaces to be returned 
and added into the market next 
year, putting pressure on rental 
rates growth. Maxwell House and 
Peace Centre/Peace Mansion, 
recently sold through en-bloc, will 
be developed into a mixed-use 
development comprising residential 
and commercial spaces, while AXA 
Tower, Fuji Xerox Tower, and Central 
Mall & Central Square will both be 
demolished and redeveloped. The 
landmark Tanglin Shopping Centre 
has been sold just recently, and will 
be redeveloped for commercial, 
residential or hotel use, due to its 
strategic location along Orchard 
Road. A stone throws away, the 
collective sale committee of Orchard 
Towers had recommended setting 
the reserve price at S$1.6 billion. 
Singtel has recently announced 
that the Singtel Comcentre will be 
redeveloped, however any tender 
and construction activities would 
only commence in late 2023 or 
early 2024. We anticipate that 
International Plaza, which has 
been put up for collective sale at a 
reserve price of S$2.7 billion, will 
generate keen interest due to its 
prime location, even though they 
do not qualify for gross floor area 
(GFA) intensification under URA’s 
CBD incentive, and finding a rich 
buyer to stump out such enormous 
capital outlay may be a stumbling 
block. Golden Mile Complex, which 
has been gazetted as a conservation 
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building includes the increase of plot ratio, will probably be the largest strata 
titled conserved development if the collective sale is successful. Kampong 
Bugis and Woodlands Avenue 2 white sites remain available under URA’s 
Reserve List Sites, while we foresee that the River Valley Road hotel site may 
take a longer time to receive a bid, as hotel investment in Singapore remains 
largely subdued. Notwithstanding that Singapore is gradually opening more 
VTLs, hotel occupancies and RevPAR are still well short of pre-COVID-19 levels. 
The first phase of Universal Studios Singapore and SEA Aquarium should 
commence by Q3 2022, and the hotel renovation in Marina Bay Sands are on-
going. Singapore’s shophouse sales hit record S$1.9 billion in 2021, and Knight 
Frank expect demand to continue this year, fuelled by investors developing 
greater interest in shophouses as a defensive asset class. 

Industrial
According to MTI, the manufacturing sector expanded 75% in 2021, supported 
by a strong demand for semiconductors, and the continuous growth of 
e-commerce and biomedical sciences. The JTC All Industrial Rental Index 
rose for the fourth straight quarter. Vaccine maker, BioNTech will set up a 
mRNA manufacturing facility in Singapore and is expected to be operational 
in 2023. Media reports indicate that the surge in global demand for the 
vaccine, boosted by the approval of the emergency use of the Pfizer-BioNTech 
vaccine to include children from 5 to 11 years of age, and the administration 
of booster shots, have seen more manufacturing sites set up in countries such 
as Germany and Belgium, as well as in the United States, to boost production, 
as demand has outstripped supply in almost every country. Semiconductor 
maker, GlobalFoundries announced in June that they will add 250,000 square 
feet of clean room space to its campus at Woodlands Wafer Fab Park, expected 
to be operational in 2023. Taiwanese semiconductor United Microelectronics 
Corporation (UMC) recently announced its plans to build a new manufacturing 
facility in Singapore, with production to commence in 2024. In view of the 
global shortage of microchips and strong infrastructure support in Singapore, 
we expect investments in wafer fab development to draw keen interest from 
overseas manufacturers. The moratorium on construction of new data centres 
has been conditionally lifted, and although the carbon tax increase by year 
2030 may see some headwinds, we expect activities in this sector to slowly 
pick up, due to its strong demand in data and 5G connectivity.

Infrastructure
Civil engineering construction demand is expected to remain buoyant for 
2022. LTA has awarded more than S$7 billion worth of contracts in 2021 for 
the construction of viaducts, stations, and depot for the Jurong Region Line 
(JRL) and Cross Island Line (CRL) Phase 1. Tenders for the remaining stations 
on the CRL Phase 1 are expected to be awarded progressively, with the first 
station slated to be opened in 2030. The development of Changi Airport 
Terminal 5 remains on hold, while Terminal 2 is still closed for upgrading 
works, and Terminal 4 has been repurposed to a Vaccination Centre, and 
more recently into Changi Festive Village, which included a go-karting track. 
It remains to be seen what the plans are for Terminal 5, however we don’t 
expect that the development will be fully revived. Even as some portions of 
the development may eventually proceed, tender and construction activities 
will not happen this year.

Cost Research Publication #008
March 2022



9 10

According to contractors, it now costs S$5,000 to S$6,000 to bring 
in a worker from India and Bangladesh, and S$3,000 to S$4,000 for 
mainland Chinese workers. 

To drive higher productivity and more manpower efficient solutions for 
the construction sector, from 1st January 2024, the current Man-Year 
Entitlement framework will be replaced with a new levy structure for 
Work Permit Holders to encourage more off-site works and employment 
of higher skilled Work Permit Holders, while the Dependency Ratio 
Ceiling (DRC) will be reduced, to further reduce the dependency on 
foreign workers. We estimate such changes will have a three to five 
percent cost impact to the contractors, depending on the size and value 
of the project. Changes will also be introduced to minimum qualifying 
salaries of Employment Pass and S Pass Holders, from September 2022.
 
Although we do not see any immediate supply disruption to the local 
construction industry, we do however expect construction cost pressure 
through soaring oil price and further disruption in the supply chain of 
construction material if the Russia-Ukraine situation remains unresolved. 
Prices of aluminium, nickel, and palladium have all risen, driving higher 
metal prices as it remains uncertain how some Russian banks' exclusion 
from the SWIFT international payments system might impact supplies.
We expect tender prices to remain volatile and our preliminary cost 
escalation projection for 2022 is five to ten percent, from current 
tender prices level under an inflationary environment. Moving forward, 
we expect key measures such as alternative procurement approach in 
terms of materials price fluctuation clauses, collaborative contracting 
model with emphasis on harmonious working relationship based on 
mutual trust and cooperation, identifying, and resolving risk together, 
to mitigate the high tender price risk allowance or margin as observed 
in the current tender environment. The latest Public Sector Standard 
Conditions of Contract (PSSCOC) has incorporated shortages of labour, 
goods, materials, and construction equipment arising from pandemic 
or outbreak as a valid event for the extension of time. Under PSSCOC, 
contractors are also allowed to claim for loss and expense, if the works 
are disrupted, prolonged, or materially affected by a pandemic outbreak. 
Similar pandemic clauses are likely to be included in the new edition 
of the Design and Build Conditions of Main Contract by the Real Estate 
Developers’ Association of Singapore.

Tender Price
Movement

The Building and Construction Authority Tender Price Index in 2021 increased 
13.9%, compared to 2020 and we continue to see increment in the range of 
10% to 30%, based on the tenders we have received. We expect tender prices 
will continue to move upwards, due to rising construction material costs, 
logistic cost, and continued shortage of manpower which could take another 9 
to 12 months to stabilise with the gradual lifting of border controls for migrant 
workers and risk pricing for pandemic’s measures. The labour shortage has led 
to companies charging higher prices for supplying labour and firms finding it 
challenging to retain workers. 

EastLink I & II @ Canberra
(credit: SAA)
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Annex A
Construction Demand

Annex B
Tender Price Index

Annex A.1: Construction Demand, 2020 vs 2021
Source: Building Construction Authority, 
Singapore

Annex A.2: Construction Demand, 2018-2022
2022 based on projection (upper bound)
Source: Building Construction Authority, 
Singapore / Department of Statistics Singapore

Annex B: Tender Price Index Movement, 
Annual/Quarter
Source: Building Construction Authority, Singapore
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Development Type Cost Per CFA S$/m2

Carpark

Above ground 900 – 1,050

Basement 1,500 - 1,750

Residential

Mass market 2,500 - 2,750

Good quality 2,750 – 3,050

High end 3,900 - 4,050

Office

Grade A 3,100 - 3,450

Grade B 2,750 – 3,100

Retail

Mass market 3,050 - 3,300

High end 3,900 - 4,150

Industrial

Light 1,050 – 1,250

Heavy 1,400 - 1,600

Hotel

4-star 4,300 - 4,650

5-star 5,350 - 5,800

Institutional

Nursing home 2,400 - 2,800

Primary School     
Secondary School      

2,000 - 2,400

Singapore Construction Prices 
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(as at 4Q 2021 prices)

List of Exclusions:
• Land costs
• Development charges/differential 

premium
• Authority submissions fees
• Finance charges
• Site staff cost
• Professional fees
• Tenancy fit-out works
• FF&E (Furniture, Fittings and 

Equipment)
• Green Mark
• Contingency
• Escalation
• Goods and Services Tax

CFA – Construction Floor Area
Construction Floor Area is the area 
of all the building’s enclosed covered 
spaces measured to the outside face 
of the external wall, including covered 
basement carpark and above ground 
carpark areas

Notes:
The price ranges stated herein are indicative only, 
and may vary subject to design, specifications, 
site conditions, size, nature, and location of project.
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