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Overall Outlook 

Market Summary 2Q21 
 

Source: URA, DBS Bank 

 

Demand  

Resurgence in local cases to take a toll in the coming quarters. Singapore imposed stricter COVID-19 measures from 

16 May to 13 June in a bid to curb community transmissions. Staycation demand will likely be dampened in the coming 

weeks and across the June school holiday season. Hotels with government bookings saw extension of government contracts, 

which contributed to the higher monthly average occupancy of 51% in 2Q21. As Singapore exited Phase 2 Heightened Alert 

(P2HA) in mid-Aug into ‘endemic mode’, we expect to see continued demand for quarantine rooms alongside rising case 

counts as the nation maintains its relaxed rules.  

Vaccinated travellers can soon serve quarantine in their own residences, reducing travel ‘sunk cost’. Meeting the 

herd immunity threshold with 75% of population vaccinated in August 2021, Singapore is now the most vaccinated country 

in the world. Besides easing restrictions within Singapore, border measures have also been relaxed for a selected few 

countries. From 9 September onwards, fully vaccinated travellers from countries such as Australia, Republic of Korea and 

Germany can apply to opt out of SHN facilities and serve their quarantine in their own residences, thus reducing ‘sunk cost’ 

to be paid for hotel quarantine. Quarantine is set at 14 days, and this has also been reduced to 7 days for certain countries. 

We anticipate demand will come from the return of long-term work passholders, corporate travellers, and friends and 

families for the remaining of 2H21. We are cautiously optimistic for leisure demand to gain more traction towards year end 

as international travel sentiment improves and partner country pandemic situation remains well controlled. 

Operating stats showing YTD improvement. Operating stats for the quarter continued to see recovery q-o-q on both 

fronts – occupancy and average room rates. Occupancy improved 11ppts q-o-q to 51% monthly average in 2Q21 while 

average room rates improved 4% q-o-q to S$151.80. The improvement in occupancy is likely associated to more hotels 

onboarded onto the government’s quarantine business as Singapore entered P2HA in 2Q21. Within the listed S-REITs, 

Village Hotel Sentosa (joint venture held by Far East Hospitality Trust) came onboard the SHN business to be Singapore’s 6th 

COVID-19 community care facility. Most hotels with SHN business also saw an extension of their contracts into 3Q21 at least. 

Supply  

Low risk of competing supply. The supply outlook remains tepid with only 1.5% CAGR increase in the number of total 

rooms expected to be completed between 2021 and 2023. A good number of rooms are in the upscale (43%) and luxury 

(32%) end of the hospitality sector and located within the city centre. Key notable projects include Hilton Singapore Orchard 

(rebranded from Mandarin Orchard) with 1,080 rooms expected to be launched in 2022, and Worldwide Hotels with 900 

rooms expected in 2023.     

DBS Group Research . Asian Insights Office 15 Sep 2021 

Key Indicators 2Q21 % Chg (y-o-y) 1Q21 % Chg (y-o-y) 

Visitor arrivals 49,960 +1213.4% 68,680 -97.4% 

Total Rooms (‘000s) 2,830 -19.4% 3,110 -43% 

Occupancy Rate (%) 49.9% +0.2% 44% -14% 

Average Room Rates (S$/night) 151.8 +100.1% 146.0 -32% 

RevPAR (S$/night) 75.8 +100.7% 64.8 -48% 
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Key Charts – Demand 

Visitor arrivals (2021 YTD)   Remarks 

 

Source: Singapore Tourism Board, DBS Bank 

  

Expect pick up in tourist arrivals 

given reduced quarantine 

requirements for fully vaccinated 

tourists from selected countries.  

 

 

Top 5 visitor source markets pre-COVID (2019)     Remarks 

 

Source: Singapore Tourism Board, DBS Bank 

  

Our top visitor arrival source 

markets were China (19%), 

Indonesia (16%), India (7%), 

Malaysia (6%), and Australia (6%), 

which accounted for 55% of total 

arrivals in 2019 (pre-COVID) 
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Key Charts – Supply 

Supply to grow by an estimated 1.5% CAGR over the next few years 

 

Source: Singapore Tourism Board, Horwath HTL, DBS bank  

 

Summary of key hospitality projects in the pipeline  

Project Name Number of rooms Category Location 
Expected 

Opening 

The Clan 324 Upscale/Luxury City Centre 2Q21 

Oasia Resort Sentosa 191 Upscale/Luxury Sentosa 2Q21 

Aqueen Hotel Lavender 69 Economy Outside City Centre 2H21 

Aqueen Hotel Geylang 100 Economy Outside City Centre 2021 

Hilton Singapore Orchard 1080 Upscale/Luxury City Centre 2022 

Pullman Singapore 342 Upscale/Luxury City Centre 2022 

Pan Pacific Orchard Hotel Redevelopment 340 Upscale/Luxury City Centre 2022 

Artyzen Cuscaden 142 Upscale/Luxury City Centre 2022 

Citadines Connect - Rochester Commons 135 Upscale/Luxury Outside City Centre 2022 

Raffles Sentosa Resort & Spa 61 Upscale/Luxury Sentosa 2022 

Banyan Tree Mandai 338 Upscale/Luxury Outside City Centre 2023 

Club Street - Worldwide Hotels 900 mid-tier City Centre 2023 
 

Source: Singapore Tourism Board, CDL Hospitality Trust, DBS bank  
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Key Charts – Operational Statistics  

Monthly RevPAR (% y-o-y)     Remarks 

 

  

1. RevPAR continued to 

show favourable uptrend, 

hitting a YTD high in July 

at S$88.  

 

Monthly Occupancy trend (% y-o-y)     Remarks 

 

  

1. Hotel recorded high 

occupancies q-o-q from an 

average monthly occupancy 

of 45% in 1Q21 to 51% in 

2Q21 as Singapore entered 

P2HA 

  

2. Contracts for hotels on 

government business that 

were expiring in 1H21 have 

been extended for 1 – 2 

more quarters given higher 

quarantine room 

requirements in P2HA and 

subsequently to cater to 

‘endemic mode’.   

Monthly Average Room Rates trend (% y-o-y)     Remarks 

 

Source: Singapore Tourism Board, DBS Bank 

  

1. Room rates improved by a 

marginal 4% q-o-q to 

S$151.8 in 2Q21.    
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COVID-19 Analysis  

Differences between SARS and COVID-19 
 

SARS (2003) COVID-19 (2020) 

Start Mar’03 Feb’20 

End Jul’03 (5 months) Still ongoing  

Occupancy rate 

(before) 

70-75% 83-89% 

Occupancy rate 

(during pandemic) 

Average 42% 

(range 35-52%) 

Average 50% 

(range 40-50%) 

Room Rate decline Up to -20% Up to -65% 

RevPAR decline Up to -55% Up to -80% 

Demand drivers in the  

near term 

• Travel still allowed despite 

restrictions 

• Border closures from Mar’20 

• SHN business but at low rates  

 

 

Operational performance for Singapore hotels (COVID-19 vs SARS)  

 

 

 

Source: Singapore Tourism Board, Horwath HTL, DBS Bank  

 

 

 

 

 

 

 



Industry Outlook 

Singapore Real Estate (Hotel) 

 

Page 6 
  . 

 

Relative performance of Hotels vs S-REITs 

 

Source:  DBS bank 

 

 

 

  



Industry Outlook 

Singapore Real Estate (Hotel) 

 

Page 7 
  . 

 

Our In-house Experts 
Derek TAN Weixiang 

derektan@dbs.com 

+65 668 23716 

Dale LAI  

dalelai@dbs.com 

+65 668 23711 

 

Rachel TAN Lih Rui 

racheltanlr@dbs.com 

+65 668 23713 

Geraldine WONG 

geraldinew@dbs.com 

+65 668 23719 

 

 

 

Please note that DBS Bank Ltd may have research coverage in the companies mentioned in this industry report, that have 

been produced prior to or subsequent to its publication. Please refer to the links below for the latest specific equity 

research reports published on below-mentioned companies and the accompanying disclaimer/disclosure of DBS’ interest in 

the companies mentioned in the respective reports 

 

GENERAL DISCLOSURE/DISCLAIMER  

The information herein is published by DBS Bank Ltd (the “Company”). It is based on information obtained from sources 

believed to be reliable, but the Company does not make any representation or warranty, express or implied, as to its 

accuracy, completeness, timeliness or correctness for any particular purpose. Opinions expressed are subject to change 

without notice. Any recommendation contained herein does not have regard to the specific investment objectives, financial 

situation and the particular needs of any specific addressee. The information herein is published for the information of 

addressees only and is not to be taken in substitution for the exercise of judgement by addressees, who should obtain 

separate legal or financial advice. The Company, or any of its related companies or any individuals connected with the group 

accepts no liability for any direct, special, indirect, consequential, incidental damages or any other loss or damages of any 

kind arising from any use of the information herein (including any error, omission or misstatement herein, negligent or 

otherwise) or further communication thereof, even if the Company or any other person has been advised of the possibility 

thereof. The information herein is not to be construed as an offer or a solicitation of an offer to buy or sell any securities, 

futures, options or other financial instruments or to provide any investment advice or services. The Company and its 

associates, their directors, officers and/or employees may have positions or other interests in, and may effect transactions in 

securities mentioned herein and may also perform or seek to perform broking, investment banking and other banking or 

financial services for these companies. The information herein is not intended for distribution to, or use by, any person or 

entity in any jurisdiction or country where such distribution or use would be contrary to law or regulation. 
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