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Toughest Year On The Record For
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Arrivals ADR Occupancy RevPAR
o Full Year 2020 YTD Nov 2020 o YTD Nov 2020 YTD Nov 2020
2.74 Mil S$144.29 55.8% S$80.47
TOPNEWS RECORD LOW VISITOR ARRIVALS FOR FULL
YEAR 2020
A" Tourist arrivals at record low levels 2020 was undoubtedly one of the toughest year
although there were monthly on record, with arrivals plunging to the lowest
improvements in second half of 2020 figure in history. The onset of the pandemic has
A Tourism receipts fell to S$4.4 billion in the d.ecimated a huge proportion of tourist arrivals to
first three quarters of 2020, a y-0-y Singapore due to the unprecedented closure of
decline of 78.4% Singapore’s borders as well as global travel
restrictions.
A Passenger movements in Changi Airport
hits record low of 11.75 million for full According to Singapore Tourism Board’s (STB)
year 2020 preliminary estimates, the year concluded with
A Reciprocal green lane arrangements with visitor arrivals totalling 2.74 million, a y-o-y
Germany, Malaysia and South Korea decline of 85.7%. Visitor arrivals reached an all
suspended for three months, effective 1 time low of 750 in the month of April 2020 but
February 2021 gradual monthly improvements were observed
since then following the introduction of Safe
A Atotal of 29 MICE event pilots, holding Travel Lane arrangements (Green Lanes, Periodic
up to 250 attendees, was held since 1 . . .
October 2020. The first being Singapore Commuting Arrangement and Air Travel Pass) in
International Energy Week in end the second half of 2020. Approximately 24,000
October 2020 visitors were received in the month of December
2020, albeita far cry from the preceding period.
A World Economic Forum (WEF) in
iyéyjsp:ozrgzqostponed LolllliS 2R Consequently, all top source markets recorded a
y-0-y decline. Arrivals from China saw the
A Event Industry Resilience Roadmap (IRR) sharpest y-o-y decline of 90.2% while other top
formulated to guide the safe resumption source markets such as Indonesia, Malaysia and
of business/MICE events India also recorded a decline of 85.3%, 87.4%
and 87.6% respectively.
A The aviation, aerospace and tourism
sectors to enjoy an extension of Job . . .
Support Scheme (JSS) up until September Although the rolling out of vaccines is expected
2021 to lead to progressive reopening of borders, this
is likely to take some time before mass leisure
A First business travel bubble facility returns to normalcy. We would expect arrival

Connect@Singapore to welcome
international business guests from early
March 2021

numbers to remain low in the first half of 2021
and some gradual improvements in the later half
of 2021.
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SLUGGISH HOTEL PERFORMANCE

Latest statistics from STB revealed that YTD
November 2020 total Room Nights Available
(RNA) for gazetted hotels fell by 33.9% y-o-y to
13.1 million room nights. Similarly, total Room
Nights Sold (RNS) continue to remain subdued,
falling by 57.8% y-o-y to 7.33 million room
nights.

Overall occupancy for YITD November 2020 fell to
55.8%, slightly more than half of the occupancy
level recorded in the preceding period at 87.3%.
Occupancy was mainly supported by quarantine
business by the Singapore government. In
addition, some of the hotel rooms were also
filled up by Malaysian workers who were affected
by borders closure.

Although occupancy has managed to hold up
rather well when compared to other regions, ADR
plunged to S$144.29, recording a 34.3% y-o-y
decline. This was a result of the reliance on the
Government  quarantine  businesses. We
anticipate room rates to improve slightly in 2021
as hotels steer away from government
businesses. However room rates are to remain
subpar compared to 2019 levels until leisure and
corporate business return to normalcy once

borders are fully open.

In terms of tier segments, Upscale segment
recorded the steepest RevPAR decline at 66.2% y-
o-y followed by Luxury and Mid-Tier at 64.6%
and 59.5% respectively. Hotels within the
Economy segment saw the softest decline at
45.4%. Overall RevPAR across gazetted hotels as a
whole was down to $$80.47 for YID Nov 2020, a
staggering y-o-y decline of 58.0%.

ABATED SUPPLY PIPELINE

Supply pipeline in the Lion City remained
relatively quiet for the whole of 2020, only
witnessing the opening of 198-key Dusit Thani
Laguna Singapore and reopening of 49-key Duxton
Reserve Collection

Singapore,  Autograph

(replacement hotel for Six Senses Duxton).
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Chart 2: Hotel Performance
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Chart 3: Hotel Performance by Tiers (Moving Annual Tot
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Table 1: Hotel Performance  Source: SBRE, Hz

YTD Nov 2020 Y-O-Y

ADR S$144.29 -31.1%
Occupancy 55.8% -31.6 bps
RevPAR S$80.47 -56.0%
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2021 should see a gradual pick up in new
openings of hotels including 324-key The Clan by
Far East Hospitality and 169-key Citadines Connect
City Centre. Apart from new hotels, Oasia Resort
Sentosa by Far East and The Maxwell Reserve
Autograph Collection, are expected to enter the
market as replacement hotels for Le Meridien
Sentosa and Six Senses Maxwell respectively.

While there are quite a couple of planned notable
openings beyond 2021 including hotels such as
Pullman Singapore, The EDITION by Marriott,
Mandai Eco-Resort and Artyzen Cuscaden, the
supply pipeline is still considered to be modest
when compared to the historical stronger years.
The abated supply situation in the immediate
years is expected to lend some support to the
tourism

industry as the market gradually

recovers from the impact of COVID-19.

LACKLUSTRE INVESTMENT MARKET

After an eventful 2019, the hotel investment
concluded 2020 with only one potential sale,
which is the acquisition of Amber Hotel Katong.
The buyer, a JV company comprising Coliwoo
Holdings and the JV partner, has been granted an
option to purchase the said property at S$27.0
million in November 2020.

While investors’ interest in Singapore hospitality
assets remain strong due to optimism on
Singapore’s strong long term fundamentals and
her political and economic stability, there has
been a slowdown in transactions due to price
disparity between buyer and seller expectations.

Chart 4: Future Room Supply
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On one hand, buyers wanting to acquire assets at
attractive prices while sellers on the other end of
the spectrum are holding on firm to the pricing
of theirasset.

Going forward, we expect some activity in the
smaller boutique hotel space as owners may be
open to a sale, not a result of financial distress
but rather to ride on the strength of Singapore’s
real estate market in light of operational
challenges in the short term.

REIMAGINING MICE EVENTS

The implementation of strict health protocols
coupled with Safety Management Measures
(SMM) and border restrictions has altered the
fundamentals of Meeting Incentives,
Conferences and Exhibitions (MICE) events. That
as a result accelerated the adaption of hybrid
MICE events - holding events in person and

virtually, in order to ride out the pandemic.

As such, there has been an onslaught of hybrid
MICE events since the gradual resumption of
MICE from 1 October 2020 including events like
Industrial Transformation Asia-Pacific (ITAP) and
TravelRevive. The MICE sector will continue to
remain a key sector to Singapore’s economy, after
contributing nearly 1% of GDP in 2019. Going
forward, we expect MICE industry to gradually
evolve and hybrid events to take the lead in the
post pandemic era.

Chart 5: Investment Sales
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MARKET OUTLOOK

With the COVID-19 vaccines being rolled out in
phases, it certainly bodes well for the hospitality
sector in the coming year. Assuming vaccine is
effectively rolled out by mid 2021, we anticipate
Singapore to introduce more Safe Travel Lanes
comprising Green Lanes, Periodic Commuting
Arrangement and Air Travel Pass with countries
who has managed the pandemic situation well.
This will eventually translate to a gradual
recovery in international visitors to Singapore in
later half of 2021.

In  addition, the launch of the
SingapoRediscovers voucher since December
2020 is likely to spur some demand for staycation
business. Singaporeans who are known to have a
love for travelling have the option to utilise the
S$100 voucher as part of their staycations in the
coming months until June 2021. Consequently,
this should also help to drive up occupancy and
room rates. All in all, we would anticipate the
hospitality sector to see a gradual recovery in
2021. But that being said, arrival numbers and
performance are expected to remain subpar to
2019 levels.

while

On the hotel investment

performance is expected to continue to remain

front,

subpar to 2019 levels, we would expect to see
some transactions in the hotel investment front
as investors and sellers have more clarity of the
situation going forward. We believe Singapore’s
hospitality market will continue to remain on the
radar of investors due to its strong economic

fundamentals.

DEFINITIONS

ADR
Average
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