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Private housing is ‘decoupling’ from HDB market
as buyer pools diverge: NUS survey

Respondents say the shift is driven by ‘distinct buyer
profiles with differing capacities and capital outlays’

By Ry-Anne Lim
limmin@sph.com.sg

A STRUCTURAL divide may be
emerging between Singapore's
public and private housing mar-
kets, as widening affordability
gaps and policy measures increas-
ingly shape buying dynamics.

In a survey by the National Uni-
versity of Singapore’s (NUS) Insti-
tute of Real Estate and Urban Stud-
ies (Ireus), 31 per cent of respon-
dents said they expect the private
market to eventually become
“structurally decoupled” from the
Housing & Development Board
(HDB) market, driven by “distinct
buyer profiles with differing ca-
pacities and capital outlays”.

Another 29 per cent said that
ongoing supply scarcity will keep
private home prices firm, regard-
less of fluctuations in the public
housing market.

Ireus polled real estate industry
senior executives on whether
these shifts point to a transitory
adjustment driven by shifting sup-
ply-demand cycles, or represent a
more fundamental structural
change.

The findings come as market
momentum cooled for both pri-
vate homes and resale HDB flats in
the first quarter of 2026.

Transaction volumes in the pri-
vate market fell nearly 20 per cent
in the quarter, while prices inched
up just 0.9 per cent. In the public
housing market, resale prices
dipped 0.1 per cent - the first con-
traction in nearly seven years,
Ireus noted.

The HDB resale market's de-
cline, though marginal, marks a
“salient milestone” for the public
housing market, said Professor
Qian Wenlan, director of NUS Ireus.

At the same time, she said “the
fundamentals for an eventual
structural decoupling of the two
markets” were present, with new
income ceilings for Plus and Prime
Build-to-Order (BTO) flats.

Under the framework, the in-
come ceiling for new and resale
buyers of such flats is $$14,000 for

families and $$7,000 for singles.

“This is a demand-side policy
that automatically filters out high
earners, thereby crimping the de-
mand pool for resale Plus and
Prime flats,” said Prof Qian.

“Under such a scenario, we may
witness self-correction, bringing
prices back in line with domestic
wage growth and other economic
fundamentals.”

The correction would follow a
sharp run-up in HDB resale prices
in recent years. Between 2020 and
2025, resale prices climbed 54.8
per cent, while median household
incomes grew “more modestly” by
17 per cent.

More million-dollar HDB resale
transactions have also been mak-
ing the news, she noted.

“While these remain exceptional
cases, they are nonetheless symp-
tomatic of a broader trend that
public housing prices in the sec-
ondary market might have surged
ahead of economic fundamentals,
giving way to growing speculative
activity.”

By contrast, Prof Qian said that
the private residential segment
will remain an “open market with
potential for substantial capital
gains when the economy is per-
forming well".

This sentiment was shared by
most survey respondents, with 85
per cent not expecting the easing
of public housing prices to spill
over or exert downward pressure
on the private residential market.

The upgrading chain

Still, Dr Lee Nai Jia, director of
property insights platform Proper-
ty Doctors, said the two markets
are unlikely to diverge completely
since they remain linked by the
HDB “upgrading chain”, especially
in the mass-market private seg-
ment.

IfHDB resale prices and transac-
tion activity softened, some flat
owners may have less certainty
over their sale proceeds, and could
delay or scale down a private-
home purchase, he said.

Dr Lee sees the current situation
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as a "divergence in momentum”
rather than structural decoupling.

“A more permanent separation
would require sustained evidence
that private demand is becoming
less dependent on HDB upgraders,
while HDB resale demand is in-
creasingly generated within the
public-housing market itself,” he
said. “We do not yet have enough
evidence to reach that conclusion.”

PropNex head of research and
content Wong Siew Ying reckoned
that the private market will contin-
ue to be structural linked to the
HDB resale market.

Caveats data showed that
buyers with an HDB address—used
as a proxy for HDB upgraders - ac-
counted for a third of new non-
landed private homes sold in the
Outside Central Region (OCR) in
2025, down from 48 per cent in
2020.

This group accounted for 18.7
per cent in the Core Central Region
last year, from 20.6 per cent in
2020, and 22.9 per cent in the Rest
of Central Region, from 36.5 per
cent five years prior.

Though they account for a
smaller proportion of buyers to-
day, Wong said this group still rep-
resents a key source of demand for
new home sales.

She is confident that this "struc-
tural link” between the HDB resale
and private housing market is un-
likely to be severed, even in the

longer term.

“Housing mobility is an endur-
ing feature of the housing land-
scape in Singapore, and we believe
the aspiration to own and live in a
private home remains deeply held
by a segment of HDB households,”
Wong said.

“What could change is perhaps
the upgrader pool becoming small-
er and more selective over time,
should the price gap continue to
widen.”

In the near term, the upgrader
pipeline continues to be support-
ed.

With over 13,400 HDB flats reac-
hing their minimum occupation
period (MOP) in 2026 — nearly dou-
ble of the 6,973 units in 2025 -49
per cent of Ireus' survey respon-
dents predict this will “directly
boost transaction volumes” in the
private housing market.

About 27 per cent believe that
upgrading demand will be highly
targeted, channelled towards exec-
utive condominiums (ECs) or sub-
urban condos, where entry prices
remain more affordable.

Prof Qian said that while “the
headline HDB resale price index
has been flattening out over 2025,
sellers are nonetheless sitting on
significant accumulated equity
from relatively low-cost BTO entry
points when they first purchased
their flats".

Even as the MOP wave expands
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the pool of potential upgraders,
Wong noted that their ability to up-
grade depends on whether their
HDB sale proceeds can keep pace
with private home prices.

PropNex data showed that the
median HDB resale price rose 48
per cent to $$630,000 in H1 2026,
from $$425,000 in 2020.

Over the same period, the
median price of new OCR non-
landed private homes, excluding
ECs, jumped 66 per cent to just
over S$$2 million.

This widened the median price
gap between HDB resale flats and
new OCR condos to $$1.38 million
in H1 2026, from S$$786,980 in
2020.

A further easing in HDB resale
prices, if notaccompanied bya cor-
responding softening in private
home prices, would widen that gap
further, said Wong.

Dr Lee said that the impact of
the new flat classification frame-
work is also likely to be gradual.

For one, Standard flats will re-
main the largest category of new

flats and retaina five-year MOP and
with normal resale conditions, un-
like Plus and Prime flats. “(These)
rulesare likely to moderate and de-
lay equity realisation rather than
eliminate it,” he said.

Reaching the MOP also means
that the owner becomes eligible to
sell it, not that all flats from a pro-
ject will enter the resale market at
the same time, Dr Lee added.

Plus and Prime flats may conse-
quently produce a smaller or later
pool of upgraders at the margin,
while Standard flat owners and
otherbuyer groups will continue to
connect the public and private
housing markets, he said.

But the link may become more
selective and price-sensitive over
time.

“More broadly, some house-
holds may increasingly define up-
grading by the outcome achieved —
such as additional space, a better
location or stronger financial resi-
lience — rather than solely by
whether the home is public or pri-
vate.”
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