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COMPETITION LAW UPDATE 
 
 

CCS COMPLETES ITS MARKET STUDY ON RETAIL MALL 
RENTAL SPACE IN SINGAPORE 
 
The Competition Commission of Singapore (the “CCS”) announced on 31 
October 2008 that “there are unlikely to be competition concerns in the 
retail mall rental market at this juncture” based on the results of a retail 
space market study it had commissioned.  The study, undertaken by DTZ 
Debenham Tie Leung (SEA) Pte Ltd, was completed in the third quarter of 
2008. 
 
Click here to access the CCS’ summary of the study and its views.  
 
 
What is a Market Study? 
  
The Competition Act (the “Act”) was amended in 2007 to empower the 
CCS to require production of documents or information which is not in the 
public domain for market studies or inquiries. The CCS may invoke this 
power when it has reasonable grounds to suspect that the Act has been 
infringed or that competition in a particular market is restricted. During the 
Second Reading of the Amendment Bill to the Act, the then Minister of 
State for Trade and Industry, Mr Lee Yi Shyan, expressed that “[t]his 
information can play a critical role in helping the Commission to 
understand the intricacies of market practices and their competitive 
impact, thereby leading to sounder and more robust decisions”.  Market 
studies may be used by the CCS to obtain a better understanding of 
market conditions in areas of potential competition concern. 
 
 
Results of Market Study on Retail Mall Rental Space in Singapore 
 
This is the first time, since the CCS’ inception in 2004, that it has made 
public the details of its market study into any particular area of business. 
(The CCS had, in 2006, commissioned a study into the practice of Price 
Recommendations by Trade and Professional Associations in Singapore, 
but the results of that study were not released.)  This study focused on 
the rental of private non-strata retail space (ie. malls that are primarily 
under a single ownership and management). It did not examine the rental 
of strata-titled retail space, shophouses or retail space owned by public 
agencies as such retail spaces were not considered to be part of the same 
market. 
 
The study considered the key players in the retail mall industry, business 
practices and the impact of REITS and property funds on retail mall rental.  
It also assessed the competition within each of the following market 
segments:  Regional Malls, City Malls, Suburban Malls, Neighbourhood, 
Specialty Malls, Entertainment, Warehouse Retail Scheme/Standalone and 
Others. 

http://www.ccs.gov.sg/NR/rdonlyres/26B5E6FC-63DA-4A5B-B4B9-CB36E9BB185F/22351/SummaryReportforRetailSpaceMarketStudyFinal1.pdf
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The study found that no single entity held more than 25% of each market segment.  It also 
found that while, currently, most tenants do not wield much bargaining power in relation to 
leasing terms and conditions, the market was undergoing rapid evolution and market 
conditions could change in the near future. It was further observed that the emergence of 
REITs and property funds since 2002 generally raised the level of professionalism in the 
industry.  
 
In light of the study results, the CCS is of the view that there are unlikely to be competition 
concerns in the retail mall market at the present time, for the following reasons: 
 
(a) no landlord is likely to hold a dominant position in retail malls; 
(b) bargaining positions are a function of demand and supply for retail mall rental space, and 

the uncertain economic outlook may ease increasing rentals; 
(c) there is expected to be an increase in supply of net lettable area by about 19% in the 

next few years; and 
(d) the entry of REITs and property funds has led to an overall improvement in retail mall 

management. 
 
The CCS however cautioned that the views expressed in the study do not in any way restrict 
or confine the CCS’ ability to deviate from them when carrying out its duties and functions 
under the Act.  
 
Interested parties should bear in mind that the CCS has merely concluded that it is presently 
not required to intervene at an industry level.  However, any complaint in respect of a 
specific business practice will have to be assessed by the CCS on its own facts. 
 
 
Should you wish to discuss how this update may potentially affect you or your business, 
please feel free to contact our Competition Law Business Group: 
 
 
Cavinder Bull, SC 
Co-head, Competition Law 
Practice Group (Disputes) 
T: +65 6531 2416 
E:  cavinder.bull@drewnapier.com
 

Cavinder handles complex litigation spanning a wide 
area of corporate and commercial matters. One of his 
areas of expertise is competition law where he has 
represented various clients in investigations by 
competition law regulators both in Singapore and 
overseas. Cavinder previously practised anti-trust law in 
New York, working on cases like the Microsoft anti-trust 
litigation, and obtaining US Department of Justice 
approval for the merger between Grand Metropolitan 
and Guinness in one of the, then, world’s largest 
mergers. Cavinder graduated from Oxford University 
with First Class Honours in Law. He worked for the 
Chief Justice of Singapore as a Justices’ Law Clerk. 
Cavinder also has a Masters in Law from Harvard Law 
School which he attended on a Lee Kuan Yew 
Scholarship. 
 

http://www.drewnapier.com/partners/cavinder-body.htm
mailto:cavinder.bull@drewnapier.com
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Lim Chong Kin 
Co-head, Competition Law 
Practice Group (Corporate) 
T: +65 6531 4110 
E:  chongkin.lim@drewnapier.com
 
 

Chong Kin practises corporate law with strong emphasis 
in the specialist area of competition law. Chong Kin 
played a key role in the development of sectoral 
competition regulation in the telecommunications, media 
and print industries in Singapore. Chong Kin regularly 
advises a number of large international clients on 
competition law, and was involved in the first merger 
notification filing to the Competition Commission of 
Singapore in 2007. He was cited in Who’s Who Legal – 
Singapore 2008 as a leading competition and regulatory 
communications lawyer. 
 
 

Ng Ee Kia  
Director (Competition Economics) 
T: +65 6531 2274  
E:  eekia.ng@drewnapier.com
 

Ee Kia was previously the Director of Economics in the 
Policy and Economic Analysis Division in the 
Competition Commission of Singapore.  She was 
responsible for developing policy frameworks and 
guidelines in relation to the Competition Act as well as 
conducting economic analysis in competition cases.  
She also oversaw the portfolio of international relations.  
Before that, in her previous positions at the 
telecommunications regulators in Singapore and Hong 
Kong, she had also worked on a wide range of 
regulatory and competition issues in the 
telecommunications industry. In addition to her 
economics training, Ee Kia has a Postgraduate College 
Diploma in EC Competition Law and a Masters of Laws. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The contents of this update are only intended to provide general information on the subject covered.  Nothing in this publication 
should be treated as specific professional legal advice concerning any particular business, operational or other situations with 
which you might be faced.  Drew & Napier LLC accepts no liability for, and does not guarantee the accuracy of, the information 
contained in this publication, and does not accept any liability for any loss or damage arising from any reliance thereon. 
 

http://www.drewnapier.com/partners/limchongkin-body.htm
mailto:chongkin.lim@drewnapier.com
http://www.drewnapier.com/partners/ngeekia-body.htm
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OUR BUSINESS GROUPS AND PRACTICE AREAS 
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Bund Center                              9th floor          20 Raffles Place                                       #09-01 Ocean Towers 
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Shanghai 200002                      148 Jalan Ampang                                               Singapore 048620                                   ROC No. 200102492H 
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T +86 21 6335 1628                 T +603 2162 2522/2162 2529                               F +65 6533 0694                                     F +65 6533 1542/6533 7649 
F +86 21 6335 0638                 F +603 2162 2804                                                 E ip@drewnapier.com                             E services@drewcorpservices.com 
E china@drewnapier.com        E drewmark@tm.net.my 
Copyright in this publication is owned by Drew & Napier LLC. This publication may not be reproduced or transmitted in any form or by any means, in whole or in part, without prior written approval.  Drew & Napier 
LLC accepts no liability for, and does not guarantee the accuracy of information or opinion contained in this publication. This publication covers a wide range of topics and is not intended to be a comprehensive 
study of the subjects covered nor is it intended to provide legal advice. It should not be treated as a substitute for specific advice on specific situations. 

David Ang 
T +65 6531 2236 
F +65 6535 4864 
E david.ang@drewnapier.com 
 
Valerie Kwok 
T +65 6531 2222 
F +65 6535 4864 
E valerie.kwok@drewnapier.com 
 
BIOMEDICAL SCIENCES 
Tony Yeo 
T +65 6531 2512 
F +65 6220 0324 
E tony.yeo@drewnapier.com 
 
BUILDING & CONSTRUCTION 
Tan Liam Beng 
T +65 6531 4139 
F +65 6533 3591  
E liambeng.tan@drewnapier.com 
 
CAPITAL MARKETS 
Sin Boon Ann 
T +65 6531 2206 
F +65 6535 4906 
E boonann.sin@drewnapier.com 
 
Petrus Huang 
T +65 6531 2208 
F +65 6535 4906 
E petrus.huang@drewnapier.com 
 
CHINA BUSINESS GROUP 
David Chin 
T +65 6531 2304 
F +65 6535 1952 
E david.chin@drewnapier.com 
 
COMPETITION LAW 
Cavinder Bull, SC (contentious) 
T +65 6531 2416 
F +65 6533 3591 
E cavinder.bull@drewnapier.com 
 
Lim Chong Kin (non-contentious) 
T +65 6531 4110 
F +65 6535 4864 
E chongkin.lim@drewnapier.com 
 
CORPORATE 
David Ang 
T +65 6531 2236 
F +65 6535 4864 
E david.ang@drewnapier.com 
 

CORPORATE (cont’d) 
Gary Pryke 
T +65 6531 4104 
F +65 6535 4864 
E gary.pryke@drewnapier.com 
 
Yeo Wee Kiong 
T +65 6531 2500 
F +65 6535 4864 
E weekiong.yeo@drewnapier.com 
 
CORP INSOLVENCY & 
RESTRUCTURING  
Sushil Nair 
T +65 6531 2410 
F +65 6533 9029 
E sushil.nair@drewnapier.com 
 
Manoj Sandrasegara 
T +65 6531 4156 
F +65 6533 9029 
E manoj.sandra@drewnapier.com 
 
EMPLOYMENT & IMMIGRATION 
Indranee Rajah, SC  
T +65 6531 4100 
F +65 6532 7149 
E indranee.rajah@drewnapier.com 
 
FAMILY & MATRIMONIAL 
Randolph Khoo 
T +65 6531 2418 
F +65 6532 7149 
E randolph.khoo@drewnapier.com 
 
FUND MANAGEMENT, REIT & PRIVATE 
EQUITY 
Petrus Huang 
T +65 6531 2208 
F +65 6535 4906 
E petrus.huang@drewnapier.com 
 
INSURANCE & REINSURANCE 
Gary Pryke 
T +65 6531 4104 
F +65 6535 4864 
E gary.pryke@drewnapier.com 
 
IP 
Morris John (Patents) 
T +65 6531 2503 
F +65 6533 0694 
E mj@drewnapier.com 
 
Dedar Singh Gill (Trade Marks) 
T +65 6531 2507 
F +65 6533 0694 
E dedar.singh@drewnapier.com 

INT'L ARBITRATION 
Jimmy Yim, SC 
T +65 6531 2504/2505 
F +65 6533 9029 
E jimmy.yim@drewnapier.com 
 
LITIGATION 
Jimmy Yim, SC 
T +65 6531 2504/2505 
F +65 6533 9029 
E jimmy.yim@drewnapier.com 
 
Indranee Rajah, SC  
T +65 6531 4100 
F +65 6532 7149 
E indranee.rajah@drewnapier.com 
 
PROJECT FINANCE 
Gary Pryke 
T +65 6531 4104 
F +65 6535 4864 
E gary.pryke@drewnapier.com 
 
Sandy Foo 
T +65 6531 4118 
F +65 6535 4864 
E sandy.foo@drewnapier.com 
 
PROPERTY 
David Chin 
T +65 6531 2304 
F +65 6535 1952 
E david.chin@drewnapier.com 
 
SHIPPING & INT'L TRADE 
Ian Koh 
T +65 6531 2436 
F +65 6533 3591 
E ian.koh@drewnapier.com 
 
TAX & PRIVATE CLIENT 
SERVICES 
Ong Sim Ho 
T +65 6531 2250 
F +65 6535 4864 
E simho.ong@drewnapier.com 
 
TMT 
Lim Chong Kin 
T +65 6531 4110 
F +65 6535 4864 
E chongkin.lim@drewnapier.com 
 
TRANSNATIONAL & CROSS-
BORDER WORK 
Julian Kwek 
T +65 6531 2485 
F +65 6533 9029 
E julian.kwek@drewnapier.com 
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