In 2020, the real estate landscape across these regions
was defined by the "Great Pause" followed by a
strategic pivot. While the initial pandemic shock froze
transactions, the year ended with a clear distinction
between struggling commercial assets and a
surprisingly resilient residential sector.

2020 Real Estate Investment Analysis: India, Singapore,
UAE, & Thailand

1. Executive Summary: The Resilience Test

2020 was a year of extreme volatility. For real estate investors, the
primary theme was "Capital Preservation and the Search for Yield." As
interest rates plummeted globally to stimulate economies, real estate
emerged as a preferred alternative to volatile equity markets. However,
the performance was uneven, with the "Work-from-Home" (WFH) shift
disrupting commercial office and retail sectors while boosting demand
for spacious residential units.

2. Indian Metropolis Cities: The Liquidity Crunch &
Shift to Safety

The Indian market entered 2020 already grappling with a liquidity crisis
(NBFC crisis), which was then exacerbated by a stringent nationwide
lockdown.

Residential Sector: sales fell by roughly 30-40% in the first half of
the year. However, Q3 and Q4 saw a "V-shaped" recovery in cities like
Mumbai and Pune, driven by temporary Stamp Duty cuts and
historically low interest rates.
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Metropolis Highlights:

Bengaluru & Hyderabad: Remained the most resilient due to the
strong presence of the IT/Tech sector, which was less affected by
layoffs compared to other industries.

Mumbai & Delhi-NCR: raced high unsold inventory, forcing
developers to offer "COVID-discounts" and attractive 10:90 or 20:80
payment plans to move stock.

Commercial Real Estate: The "Office is Dead" narrative took
hold, leading to a temporary halt in new leasing. However, Grade-A
offices with strong pre-commitments from MNCs held their valuation.

3. Singapore: The Global Safe Haven Play

Singapore’s property market surprised analysts by ending 2020 with a
2.2% increase in private home prices, despite the worst economic
contraction since independence.

Investor Insight: Local demand became the primary driver as
foreign buyer activity hit a 17-year low due to border closures.

The "F|ight to Quality": Investors focused on the Rest of Central
Region (RCR), where price growth (approx. 4.4%) outperformed the
luxury Core Central Region.

Alternative Assets: While hospitality REITs were hammered, Data
Centers and Industrial REITs (like Keppel DC REIT) saw record interest as
the digital economy accelerated.

Policy Stance: The government’s proactive support (wage credits
and loan deferments) prevented a wave of forced sales, keeping
property valuations stable.
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4. UAE (Dubai & Abu Dhabi): The Bottom of the Cycle

For UAE investors, 2020 was a "Value Investing" year. Prices continued
their multi-year decline, but the rate of decline slowed, signaling the
market was bottoming out.

Market Correction: rResidential prices in Dubai fell by 5-10% on
average. This created a "Buyer’s Market," where gross rental yields
remained attractive at 6—7% in mid-market segments.

The Villa Boom: as people sought space to distance, Villa prices
and rentals began to stabilize and even rise in premium communities
like Arabian Ranches and Palm Jumeirah by late 2020.

Legislative Boost: The UAE introduced the 100% Foreign
Ownership law and expanded Golden Visa eligibility, laying the
groundwork for the massive capital inflow seen in 2021.

Investor Strategy: investors shifted from "Off-plan” to "Ready
Property" to take advantage of immediate rental income and lower
entry prices.

5. Thailand: The Tourism Crisis & Fire Sales

Thailand was arguably the hardest hit due to its massive dependence on
foreign tourism and Chinese buyers.

The Condo Slump: Bangkok’s condominium market saw new
launches drop by nearly 70-80% in some quarters. Developers shifted
focus to clearing existing inventory through "Fire Sales," with discounts
ranging from 20% to 50%.

Investor Insight: This was a year for "Contrarian Investors." While
the rental market in Phuket and Pattaya collapsed, savvy investors
picked up distressed assets at prices not seen in a decade.
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. LTV Relaxations: The Bank of Thailand eased Loan-to-Value (LTV)
rules late in the year to support domestic buyers, providing some floor
to the price decline.

6. Comparative Investor Matrix (2020)
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7. Conclusion for Investors: 2020 taught real estate investors
that "Utility is Value." Properties that offered more space, better
ventilation, and integrated technology outperformed high-density
"shoebox" apartments. The year served as a massive "Buy" signal for
the UAE and Indian markets, while Singapore proved its worth as a
defensive hedge against global instability.
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