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The Housing & 
Development Board (HDB) 
resale market
has shown signs of stabilising even with price trending higher in 2023. Based on the HDB flash estimate, the 
HDB resale price index rose 1.0% quarter-on-quarter to a peak of 180.2.  Resale flat prices for 2023 have risen 
by 4.8%, less than half of the 10.4% increase in 2022.  
 
Transaction volume stayed fairly stable as of 26 December 2023, recording 24,650 resale transactions (3-room 
and larger) in 2023. This marked a 6% year-on-year (y-o-y) decline compared to 2022, where 26,254 resale 
transactions were lodged. 
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Chart 1 HDB Resale Price Index

Source: HDB, ERA Research and Market Intelligence 

Chart 2 HDB Resale Transactions (3-room and larger flats) 

Source: HDB as at 26 Dec 2023, ERA Research and Market Intelligence  
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HDB Resale Price Index Forecast
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Chart 3 HDB flats that met Minimum Occupation Period
The number of HDB flats 
that met the Minimum 
Occupation Period 
(MOP) has more than 
halved in 2023 
compared to 2022. 
Between 2019 and 2022, 
the number of MOP units 
averaged 23,000 units 
per year, which bolstered 
demand in the residential 
market. Going forward, 
the supply of MOP units 
is set to diminish further 
potentially leading to a 
moderate supply of 
resale flats in the market. 

Diminishing supply of MOP flats

Million-dollar Flats more commonplace

HDB flats surpassing the million-dollar mark are becoming commonplace. 
As at 26 December, there have been 464 million-dollar flat transactions in 
2023, an increase of 26% compared to 369 in 2022. 

Majority of these million-dollar flat transactions are within mature estates 
such as Bukit Merah (61 units), Toa Payoh (57 units) and 
Kallang/Whampoa (53 units). Likewise, non-mature estates have started 
seeing more million-dollar flat transactions. Most notably, Woodlands saw 
14 million-dollar flat transactions in 2023. Many of these million-dollar 
flats possess similar qualities that buyers value, such as a longer 
remaining lease, larger floor area and are located near transport nodes or 
amenities. 

Source: data.gov.sg, ERA Research and Market Intelligence

Bukit Merah was the estate 

that saw the highest number 

of million-dollar transactions 

in 2023 (61). 

Chart 4 Million-dollar Flat 
Transacted by Flat Types

Source: data.gov.sg as at 26 Dec 2023, ERA Research and Market Intelligence 
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New classification of HDB flats to ensure 
sustainable price growth in the long term 
In August 2023, the government announced the new classification of HDB flats that will take effect from 2H 
2024. Instead of mature and non-mature estates, new BTO flats will be re-classified as Prime, Plus and Stan-
dard flats to better reflect locational attributes and demand. Prime and Plus flats will come with more subsidies 
but their potential upside will be capped as they are subjected to more stringent resale conditions. This includes 
a 10-year Minimum Occupation Period (MOP), a resale levy imposed and an income ceiling on resale buyers. 

Build-to-Order launches drew some 
potential buyers away from resale market 
HDB has collectively launched some 23,000 Build-To-Order (BTO) units in 2023 over four sales launches in 
2023 to keep up with the demands of buyers. Another 4,090 BTO units will be launched in February 2024. 
Kallang/Whampoa, Serangoon (Serangoon North Vista), and Queenstown (Ulu Pandan Glades) emerged as 
some of the popular BTO projects in 2023.

1Ulu Pandan Glades
Farrer Park Arena Kallang/Whampoa 
May 2023 BTO project 

Serangoon North Vista 
May 2023 BTO
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Chart 5 Overall median application rates 
BTO launches (3-room and above)

Tighter rules around
non-selection of flats

Source: HDB, ERA Research and Market Intelligence 

Change in BTO ruling

HDB resale market set to see more muted 
price growth despite demand holding firm

HDB announced the change in BTO 
ruling that will grant greater 
priority to First-Timer families. 
Apart from additional ballot 
chances, there will also be a higher 
allocation of BTOs and Sale of 
Balance Flat (SBF) for First-Timer 
families. 

But in the event of non-selection of 
flat, HDB will cancel any existing 
applications by the same applicant 
for subsequent BTO/ SBF exercise. 
First-timer families that do not 
select a flat when given the chance 
will be considered second-timers 
for the next one year. Prior to this, 
some BTO applicants may have 
applied for multiple BTO/SBF 
exercises to increase their chances 
of securing their ideal home. 

The recent changes in BTO ruling 
have resulted in a decline in the 
median application rate of BTO in 
the October and December sales 
launches. The rate for first timer 
families fell from 2.3 in May 2023 
to 0.9 in October 2023’s sale 
launch. Similarly, the rate for 
second timer families fell from 30.4 
in May 2023 to 8.7 in October 
2023’s launch. With the heavier 
penalties for non-selection of flats, 
prospective buyers may become 
more selective around which sales 
launches to apply for, or it may 
redirect some buyers towards the 
resale market.

The HDB market will see a moderate pace of price growth in 2024. This is in anticipation of a moderate supply 
of resale units being put up for sale with the diminishing supply of MOP units. Additionally, the elevated interest 
rate environment and higher cost of replacement homes may have delayed some HDB owners’ upgrading plans. 
Nonetheless, demand for HDB flats is expected to hold firm, particularly those located in proximity to amenities 
and transport nodes. Existing resale flats, which are not affected by the more stringent resale conditions set for 
the upcoming Prime and Plus flats, will also be popular among buyers. 

For the whole of 2023, ERA expects the total resale transaction volume (3-room and larger) to reach between 
25,000 and 26,000 units, marginally lower than the 26,254 resale transactions in 2022.  

Supported by firm resale demand, ERA projects the total resale transaction volume to reach between 26,000 
and 27,000 units by end-2024, with resale prices rising by a more muted 3% to 5% range by end-2024. 

HDB resale price to see moderate growth amid sustained demand in 2024 4

3.2 4.4
1.8 1.9 2.3 0.9 0.8

31.3

46.5

16.6

24.1

30.4

8.7

14.0

May 2022 Aug 2022 Nov 2022 Feb 2023 May 2023 Oct 2023 Dec 2023

First Timer Application Rate (Median) Second Timer Application Rate (Median)



The information contained in this document is for general information purposes only and does not have regard to the specific investment objectives, financial situation and the particular needs of any recipient 
hereof. This report is prepared by Research and Market Intelligence Department of ERA Realty Network Pte Ltd (“ERA”). This report may not be published, circulated, reproduced or distributed in whole or in 
part by any recipient of this report to any other person or parties without the prior written permission of ERA. 
 
The information, views or opinions contained in this document (“Information”) has been obtained or derived from sources believed by ERA to be reliable. However, ERA is not responsible for and makes no 
representation as to the accuracy or completeness of such sources or the Information and ERA accepts no liability whatsoever for any loss or damage arising from the use of or reliance in whole or in part on 
the Information. ERA and its connected persons may have issued other reports expressing views different from the Information and all views expressed in all reports of ERA and its connected persons are 
subject to change without notice. ERA reserves the right to act upon or use the Information at any time, including before its publication herein.  
 
The recipient should not treat the contents of this document as advice relating to legal, taxation or investment matters. Any person or party interested in further pursuing the matters contained herein are 
advised to make their own independent investigations and verification of the Information and any other information such persons or parties may consider to be relevant or appropriate in the circumstances. 
 
This document does not, nor is it intended to, constitute an offer or a solicitation to purchase or sell any asset or property, or to enter into any legal relations, nor an advice or a recommendation with respect to 
such asset or property. 
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