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Top 5 S-REITs Singapore Retail Investors Are Buying in Q1 2026: Should You
Follow the Money?

Description

Singapore retail investors poured over S$300 'milliondnte S-REITs during March 2026 alone, even as
the iEdge S-REIT Index posted negative total returns of 6.4% forjthe first quarter. That is a striking
show of conviction &?7? or stubbornness, depending on whom you ask.

With geopolitical tensions, tariff uncertainty, and lingering expectations that US interest rates may stay
higher for longer, the REIT sector has not had the easiest start to the year. Yet everyday investors in
Singapore continue to accumulate positions in their favourite income-generating trusts.

So which S-REITs are drawing the most retail capital? And more importantly, should you be following
their lead? Here is a closer look at the top five S-REITs by retail inflows in Q1 2026, what makes each
one tick, and what risks you should be watching.

The Big Picture: Why Are Retail Investors Still Buying?

Before we get into the individual REITS, it is worth understanding why Singaporean investors remain so
drawn to the asset class. S-REITs have long been a staple of the local investment landscape, offering
relatively stable dividend income in a market where CPF interest rates set a high bar for passive
returns.

Even in a quarter where every single one of the top five S-REITs posted negative total returns, the
rationale for many retail investors comes down to a few key factors: the belief that interest rates will
eventually come down (boosting REIT valuations), attractive distribution yields at current depressed
prices, and the long-term defensive nature of real estate income.

There is also the psychological appeal of &??buying the dip.a?+ When blue-chip REITs trade below their
recent highs, income-focused investors see an opportunity to lock in higher yields. Whether that
strategy pays off depends on what happens next with rates and the broader economy.
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Singaporea??s commercial real estate forms the backbone of many S-REIT portfolios

1. CapitaLand Ascendas REIT (SGX: A17U) a?? The Undisputed
King of Retail Inflows

CapitaLand Ascendas REIT (CLAR) attracted the largest retail inflows at a whopping S$197.7 million in
Q1 2026, making it the clear favourite among everyday investors. As Singaporea??s largest industrial
REIT by market capitalisation, CLAR owns a diversified portfolio spanning business parks, logistics
facilities, data centres, and industrial properties across Singapore, Australia, the US, and Europe.

The Numbers

For FY2025, CLAR reported a distribution per unit (DPU) of S$0.15005, which represents a slight
decline of 1.3% year-on-year. However, the headline figure is somewhat misleading 4?7 distributable
income actually grew 1.4% to S$678.3 million. The DPU dip was driven by unit dilution from a S$500
million equity fundraising exercise.
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Operationally, the REIT continues to perform well. Rental reversions came in at +12% for the full year,
with Q4 alone hitting an impressive +19.6%. Aggregate leverage sits at a comfortable 39%, and the
cost of debt is manageable at 3.5%.

Why Investors Are Buying

CLAR offers exposure to secular growth themes such as data centres and logistics, while maintaining a
diversified geographic footprint. The equity dilution that weighed on DPU is a one-off headwind, and if
management deploys the raised capital effectively, future DPU growth should follow. For investors
thinking long-term, this dip looks more like a speed bump than a red flag.

2. Frasers Centrepoint Trust (SGX: J69U) a?? The Suburban
Retail Champion

Frasers Centrepoint Trust (FCT) is widely regarded as the most straightforward dividend story among
the top five. This REIT focuses'on-suburban retail malls in Singapore &?7? the kind of heartland
shopping centres that Singaporeans.visit weekly for groceries, dining, and everyday essentials.

The Numbers

FCT delivered a full-year DPU of S$0.12113 for FY2025, edging up 0.6% year-on-year. Gross revenue
grew a healthy 10.8% compared to the previous year. Portfolio occupancy stood at an impressive
98.1% in the latest quarter, and after backfilling a cinema space, occupancy surged to 99.9%.

The JB-Singapore RTS Catalyst

One of the most exciting growth catalysts for FCT is the Johor Bahru-Singapore Rapid Transit System
(RTS), which is expected to launch by end-2026. This cross-border rail link is projected to increase the
residential population in northern Singapore by 254??27% over the next decade 4?7 and several of
FCT&a??s malls are positioned to benefit directly from increased footfall in the Woodlands and
Causeway Point areas.

If you are looking for a straightforward approach to growing your wealth through reliable dividend
income, FCTa??s combination of defensive suburban retail exposure and a clear growth catalyst
makes it one of the more compelling S-REITs in this list.

Singapore suburban shopping mall interior similar to Frasers Centrepoint Trust properties
Suburban malls like those in FCTa??s portfolio remain resilient anchors for everyday spending

3. Mapletree Industrial Trust (SGX: ME8U) a?? The Data Centre
Pivot Play

Mapletree Industrial Trust (MIT) is in the midst of a significant strategic transition, and that makes it both
an opportunity and a risk. The REIT owns a portfolio of industrial properties in Singapore and data
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centres primarily in North America.
The Numbers

MITa??s 3QFY2026 DPU came in 7% lower year-on-year, or 3.9% lower when excluding a one-off
divestment gain from the prior period. Revenue dipped 8%, weighed down by three Singapore property
divestments completed in August 2025, lease non-renewals in North America, and US dollar weakness
against the Singapore dollar.

The Strategic Pivot

What makes MIT interesting is its pivot toward Asia-Pacific and European data centres. Management is
targeting an additional S$50047?7?600 million in North American divestments, with the proceeds to be
redeployed into higher-growth data centre assets closer to home. Data centres remain one of the
strongest secular growth themes in real estate, driven by the insatiable demand for cloud computing
and artificial intelligence infrastructure.

The risk here is execution. MIT is-essentially in transition &?? selling mature assets and buying into a
competitive data centre market. If redeploymentis slew.or acquisition yields disappoint, DPU could
remain under pressure for several more quarters. Retail investors-buying MIT today are betting on
managementa??s ability to navigate this transformation successfully.

4. Keppel REIT (SGX: K71U) a?? The Office Specialist with
Dilution Headwinds

Keppel REIT is Singaporea??s premier office-focused REIT, with a portfolio that includes stakes in
some of the city-statea??s most iconic commercial towers, including Marina Bay Financial Centre.

The Numbers

FY2025 DPU came in at S$0.0523, representing a 6.6% decline year-on-year. Like CLAR, the headline
decline is driven primarily by unit dilution rather than operational weakness. Adjusting for the
management fee structure change, distributable income would have risen 6.3% year-on-year. Portfolio
occupancy is solid at 96.7%, and rental reversions remain positive at +11.5%.

Growth Prospects

Keppel REIT has been actively growing its portfolio through acquisitions. A private placement and
preferential offering funded the acquisition of a 75% stake in Top Ryde City and an increased stake in
Marina Bay Financial Centre Tower 3. These acquisitions should be accretive over time, but investors
need patience as the dilutive impact works through the numbers.

For those who believe in the long-term appeal of well-managed Singapore REITs, Keppel REITa??s
prime office assets and improving operational metrics make it worth a closer look 4?7 provided you can
stomach the near-term DPU headwinds.
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Singaporea??s CBD office market remains resilient with healthy rental reversions

5. Lendlease Global Commercial REIT (SGX: JYEU) a?? The
Deleveraging Story

Lendlease Global Commercial REIT (LREIT) was the weakest performer among the top five, posting a
total return of -12.7% in Q1 2026. Its FY2025 DPU fell 6.9% year-on-year to S$0.036, though adjusted
revenue actually grew 1.1% after accounting for upfront supplementary rent received in the prior year.

The Jem Office Divestment

The biggest story for LREIT is its S$462 million divestment of the Jem office component, which is
expected to reduce gearing from a relatively elevated 42.6% to approximately 35%. This is a significant
balance sheet improvement, and the low cost of debt at 3.09% per annum provides some comfort.

The Bull and Bear Case

The bull case for LREIT centres on deleveraging:'a ¢leaner balance sheet should reduce refinancing
risk and potentially free up capacity for future acquisitions. The-bear case is that selling income-
producing assets to pay down debt could further compress DPU in‘the near term, and the REIT needs
to demonstrate that it can stabilise distributions before investors reward the unit price.

Key Themes Across All Five S-REITs

Looking at these five REITs together, several common threads emerge that every Singapore investor
should keep in mind:

DPU Dilution vs. Operational Health: Three of the five REITs experienced per-unit dividend
reductions driven primarily by equity dilution rather than operational deterioration. This is an important
distinction. A REIT that raises equity to fund accretive acquisitions may see short-term DPU pain but
long-term growth 4?? the key is whether management deploys the capital wisely.

Interest Rate Sensitivity: All five REITs remain sensitive to interest rate expectations. If rates come
down faster than anticipated, S-REITs could see a meaningful re-rating. Conversely, a a??higher for
longera?e scenario would continue to weigh on valuations and borrowing costs.

Occupancy and Rental Reversions Remain Strong: Across the board, occupancy rates are healthy
and rental reversions are positive. This suggests that the underlying real estate fundamentals are
sound, even if unit prices have been pressured by macro factors.

Should You Follow the Retail Money?

The fact that retail investors are pouring hundreds of millions into S-REITs during a downturn is notable,
but it should not be the sole basis for your investment decision. Retail investor flows can be driven by
sentiment and herd behaviour as much as by rational analysis.
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That said, there is genuine value in several of these names at current prices. If you are an income-
focused investor with a time horizon of three to five years, the combination of depressed valuations,
solid operational metrics, and the prospect of eventual rate cuts creates a reasonable case for selective
accumulation.

The emphasis is on selective. Not all five REITs carry the same risk profile. FCT and CLAR offer the
most defensive characteristics, while MIT and LREIT carry higher execution risk. Keppel REIT sits
somewhere in between, with strong assets but near-term dilution overhang.

As with any investment, do your own due diligence, consider your risk tolerance, and never invest more
than you can afford to lose. The S-REIT market offers compelling income opportunities, but buying the
dip only works if the dip does not turn into a deeper decline.

Read more: For more investment ideas, browse our top 10 stock picks for this week and read our latest
market recap.

Disclaimer: This article is foersinformational purposes only and does not constitute financial advice. The
author may hold positions‘in some-of the securities mentioned. Always consult a qualified financial
adviser before making investment decisions.
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