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As a Gen X Singaporean, many of us are at the peak
of our earning years. While previous generations
also faced inflation and economic uncertainty, the
nature of today’s cost pressures has evolved.
Rising living expenses, longer lifespans, and
changing social and financial structures mean that
retirement planning now requires a different lens.
The question is no longer how we compare with
earlier generations, but whether our savings can
sustain the purchasing power needed for a realistic

and dignified retirement.

The term “Silver Tsunami” captures both its

magnitude and  inevitability.  For  years,
policymakers, academics, and the media have
monitored the fact that by 2030, one in four
Singaporeans will be 65 or older. Yet, for a
this

statistic is more than a demographic trend and is a

generation of middle-aged Singaporeans,

pressing personal equation. Many of us built our
futures on a familiar playbook hoping to upgrade
to a private property for growth, downsize to a
mortgage-free HDB flat later, and rely on that
unlocked capital, alongside our savings, to fund a
comfortable retirement. Today, that once a solid-
plan feels increasingly precarious. Soaring medical
inflation, the silent countdown of the 99-year
lease, and not wanting to burden our kids, who will
be busy paying off their own BTO flats and raising
the next generation in an expensive city. The
fundamental question has shifted from abstract
policy to personal reality: “Where and in what
manner will we live and afford to live when we
grow old?”

Housing is often seen as just the setting for ageing, but in

Singapore it is viewed by many as a major component of
household wealth, a key part of family heritage, and the place
where people spend their later years. The “Silver Tsunami” is
not only a social and economic issue but also a housing
challenge. The old idea of buying an HDB flat, watching its
value grow, and using it for retirement is now under pressure
from two realities, “leasehold decay” and “extended
longevity”. What happens when the home meant to support
retirement becomes hard to sell, costly to upgrade, and

unsuitable for older residents?

This analysis goes beyond broad statements to address the
real, physical challenges of ageing in Singapore. We believe the
“Silver Tsunami” will split the property market into three
divergent pathways, each representing a trade-off between
security, affordability, and a sense of belonging.

First is the Ageing-in-Place Revolution, which requires major
efforts to upgrade homes and neighbourhoods, pushing
current policies like the Lease Buyback Scheme and VERS to
their limits. Second is the emergence of new housing models,
such as integrated senior living and co-housing, offering care
and community but often at a higher cost. Third is the Quiet
Cross-Border Choice, where individuals weigh whether leaving
Singapore’s strong safety net for the space and lower prices of
Johor or beyond is a practical solution or a reluctant last step.
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