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considering the matter to which this document relates to. This document may not be published
or reproduced in whole or in part to any other person nor relied upon by the Recipient or any
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Executive Summary
The private non-landed residential market fared well in 1H18 but we
see signs of a potential slowdown
▪ Market sentiments were strong in 1H18, in part underscored by a series of massive en blocs

▪ Headline price index grew 4.4% on a Q-O-Q basis (fastest pace of growth since
introduction of TDSR in 2013)
▪ Median prices for most segments increased; large (>2000 sq ft) units saw the greatest
increase in median transaction PSF price whereas that for small (<500 sqft) units declined
▪ At the district level, 17 out of 28 districts saw median capital value growth
▪ This is however underlined by an 11% decline in transaction volume over the same period
▪ Resale market held strong, more than half of all resale transactions in 1H18 were sold at a
capital gain of >5%
▪ Rental market continues to be weak as improvement in vacancy rates fail to lift prices
▪ The latest round of cooling measures introduces a 5% increase in Additional Buyer’s Stamp
Duty (ABSD) and tighter Loan-to-value (LTV) limits

HDB market set to stabilise in 2018 and could benefit from spill-over
demand from the private residential market
▪ The HDB resale headline price index remains largely unchanged over the last 2 quarters
▪ In 1H18, there were more transactions in newer estates (e.g. Punggol and Sengkang) than
in mature estates (e.g. Toa Payoh, Ang Mo Kio Bukit Batok)
▪ HDB has announced a slight reduction of BTO supply for 2H18
▪ We are positive about a pickup in the HDB resale market and see a potential uplift due to
spill-over from the private residential market
▪ With tighter loan limits for private residential units, home buyers may increasingly pay
attention to HDBs as a compelling housing option
▪ Resale HDB units remain a highly compelling housing option on a cost-for-value basis,
even though HDBs are leasehold units (like many of the new private developments today)

Singapore’s private residential market
fared well in 1H18
We however see early signs of change for
both the private and HDB market
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Executive Summary
Given uncertainties in the Singapore private residential market, investors
may wish to look into alternative real estate asset classes
▪ New round of cooling measures could further complicate the private residential market
where capital values have increased against declining volume
▪ With >13K launched but unsold private residential units in the market, we also see no
reasons for market values to benefit from en bloc spill over demand (~7k units)

We see opportunities in Offices, Business Park units and Shophouses
▪ Rental rates and capital values for retail property units have declined 15-20% in the last 3
years; there are no signs of recovery and potential risk from incoming supply
▪ Proliferation of co-working spaces have added competition to office rentals; capital
values have however turned and have been increasing since early 2017
▪ Industrial properties continue to see decline in capital values; Business Park units however
defied rental rate decline and may be an attractive sub-segment
▪ Listed REITs (Real Estate Investment Trust) may also be a viable investment option for those
looking for smaller ticket size and higher liquidity – 6.7% average yield

Investors could also look into overseas residential properties, given the
breadth of options and relatively lower ticket size of investments
▪ The top 6 property investment haven for Singaporeans are: Australia, Cambodia, Japan,
Malaysia, Thailand and United Kingdom
▪ Critical for investors to understand the differing market dynamics and regulations for each
of these markets, before venturing into overseas opportunities

There are opportunities opening up
in alternate asset classes within real
estate
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Powering real estate across Asia Pacific

We are a performance marketing company focused on the Asia Pacific Real Estate
Market. With years of track record in real estate marketing across the region, we
serve Tier-1 Property Developers, Real Estate Agencies as well as individual property
agents. Our proprietary technologies and lead generation funnel delivers verified
leads on a daily basis and automates sales and customer engagement for our
partners. Find out more about DREA’s Marketing Capabilities here
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Headline Price Index continued to hike in 1Q 2018
Private non-landed residential property price index (Q1 2009 = 100)
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2018 saw a reversal in the headline price index and the highest quarter-on-quarter growth since the
introduction of TDSR in 2013.

En bloc fever in 1H 2018, and the S$ 5b+ worth of transactions

contributed to surge. At the same time, developers have been on an aggressive path of land
acquisition through collective sales and government land sales (GLS).
However, we see heightened uncertainty for 1H 2018 given the latest round of cooling measures
implemented in early July 2018. The latest round of cooling measures include raising the Additional
Buyer’s Stamp Duty (ABSD) by 5% across all categories and the tightening of the existing Loan-toValue (LTV) ratio.

The latest round of cooling
measures introduces fresh
uncertainty
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However, we see signs of a potential slowdown
Despite the strong market sentiments in 1H18, there has been a drop in transaction volume as
compared to 2H17. However, it remains close to the activity levels during the 2013 peak.

Total private non-landed residential transactions (in ‘000)

CCR
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OCR

13%

16%

7.1
18%

54%

1H13

12.6
16%

9.8

8.5
30%
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5.8
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28%
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23%

8
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26%
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Median Prices (PSF) in most sub-segments increased
Across most segments, it is

S$ PSF

1700

seen that median prices have

1600

increased compared to 1H17.

1500

Large units experienced the

1400

greatest price hike.
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500 – 1000 sq ft
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1000 – 1500 sq ft
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1500 – 2000 sq ft

800
1H15

2H15

1H16

2H16

1H17

2H17

1H18

>2000 sq ft
Source: URA

Total transaction volume has
declined for 2 quarters even as
prices increased

*Refer to Appendices for name of districts
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Volume of sale transactions by district (1H 2018)

Change in volume
(1H 2018 vs 1H 2017)
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Majority of the districts
have seen a decline in
transaction volume

-11%
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Price change by district (1H 2018 vs 1H 2017)
For private non-landed residential properties between 1000-1500 SQFT
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Sources: URA, Realis, DREA
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580
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Demand for 1000 - 1500 sq ft units is the highest among
home buyers
Median prices for such units increased for most districts

Click here for district price trends ►

*Refer to Appendices for name of districts
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Demand for new sale vs. resale units (1H18)
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For 1H18, 58% of the
transaction volume
were resale units

New Sale
42%

58%

Resale
1H 2018 Total
Transaction Volume

*Refer to Appendices for name of districts
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Profitability of Resale Transactions (in ‘000)

+48%

5.7
4.7

Total

6.4

4.3

3.3

Sold at > 5%
gain
Sold at > 5%
loss
0-5%
gain/loss
Holding
Period > 10yrs

6.1

2.2

2.4

2.7

1.9

2.2

2.6
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1H13
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1H18

1H12
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1H13

2H13
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2H16

1H17

2H17

1H18

59%

60%

62%

61%

61%

56%

58%

54%

46%

42%

40%

44%

51%

4%

3%

4%

5%

5%

6%

9%

11%

12%

12%

13%

11%

7%

5%

5%

4%

4%

6%

7%

7%

10%

13%

14%

15%

16%

14%

32%

32%

30%

30%

28%

30%

26%

25%

29%

32%

32%

29%

28%

4700

5740

3270

2150

1880

2170

2430

2680

2610

2970

4310

6100

6390

Top 10 districts with highest volume of profit-making resale transactions (1H18)
480

> 50% Gain
30% - 40% Gain
10% - 20% Gain

410
260

250

240

240

40% - 50% Gain
20% - 30% Gain
< 10% Gain

210

190

190

170

District

19

15

18

14

16

10

23

9

21

12

Resale
Volume

645

672

354

379

358

501

349

423

292

265

% Txn Profit
Making

75%

61%

73%

65%

68%

48%

60%

45%

65%

63%

Sources: Realis, DREA Analytics

Resale market has
strengthened with record
transaction volume
More than half are transacted
at >5% capital gain

Sold at > 5% Gain
20%

Sold at > 5% Loss
51%
0 – 5% Gain / Loss

14%
7%

Breakdown of 1H18 Resale

Holding Period >
10yrs

*Refer to Appendices for name of districts
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Holding Period
For those transactions sold at a “Loss” in 1H 2018
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Top 10 districts with highest volume of loss-making resale transactions (1H18)
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40

District

10

15

16

23
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501
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% Txn
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15%

10%

15%

15%

12%

7%

13%

14%

24%

12%

Sources: Realis, DREA Analytics

1H18 saw significantly lower number
of forced, loss-making sales within
the SSD window period
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Outstanding Supply
Number of Units Sold/Unsold by Vintage
(Announced projects only, excluding Landed and ECs)

6

Number of Units (‘000)
Sold Units

0.7

7

Unsold Units

4.6

6
10
17

5.6

90
5.5

2.7

0.6

9.5
0.3

16.1

22

76.7

1.0

20.2

21

1.6

20.0
1.6
2016

2017

2018

2019

2020

2021

Pending TOP

9.2

Already TOP

4.2

2022

Total

6.6
En Bloc Units*

We see limited reasons for the recent property price escalation given lower transaction volume
and the amount of outstanding units that are yet unsold in the market. While >6K households
have benefited from En Bloc sales, there are still ~13k unsold units (including ~4k that are already
TOP) – more than enough outstanding supply to absorb any En Bloc spill-over demand.

As such, we remain cautious about being too bullish with Singapore property prices, especially on
the basis of En Bloc spill-over demand.
Sources: URA, DREA Analytics
*En Bloc transactions happening between Nov 17 and June 18

There are ~13k unsold units in the market
including ~4k which are already TOP
More than enough to absorb the recent
En Bloc spill-over

*Refer to Appendices for name of districts
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New Private Property Supply (excl EC/Landed) by District (TOP 2018 - 2022)
Number of Units (‘000)

10

8

D19 Hougang / Punggol / Seng Kang

Sold Units

D3 Alexandra / Commonwealth

Unsold Units

D13 Macpherson / Potong Pasir

Significant % and
number of units unsold*

D9 Orchard / River Valley
6

D10 Tanglin / Holland

4

2

0
District

19

Total
Supply

10.09 5.19 4.83 3.14 2.88 2.46 2.44 2.36 2.11 1.94 1.29 1.24 1.22 1.22 1.1

0.89 0.72 0.43 0.37 0.36 0.32 0.12 0.09 0.06

Sold

7.03 3.59 4.71 1.59 2.72 1.99 2.44 1.93 1.96 1.84 0.56 1.22 0.94 1.22 0.4

0.77 0.7 0.01 0.25 0.35 0.31

Unsold

3.1

0.13 0.03 0.43 0.12 0.02 0.01 0.12

3

27 13 23 18 22 28

1.6 0.12 1.55 0.17 0.47

% Unsold 30% 31% 2%

49%

0

6% 19% 0%

5

14

9

8

15 20 10 12 16 17

0.43 0.15 0.11 0.74 0.02 0.28 0.01 0.7
18%

7%

6%

4

25

7

11 21

0

2

0.09 0.05
0 0.02

57% 2% 23% 1% 64% 15% 4% 100% 32% 6% 3% 100% 0% 33%

At a district level, it is clear that the upcoming supply of private non-landed residential units come mainly
from outside the prime districts (9, 10 and 11). In particular, district 19 has a number of new upcoming
developments such as Affinity At Serangoon and The Garden Residences which are located near to
each other.
On a Y-O-Y basis, the number of outstanding unsold units has declined. Most unsold units are also
concentrated in a few districts (D19, D3) where ~70% of new developments are already sold.

Sources: URA, DREA Analytics
*Exclude those that are 100% unsold as they are not launched for sale yet

-19%

Outstanding supply
declines by 19% as
compared to 1H17

No. of Unsold
Units (‘000)
16

13

1H17

1H18
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Vacancy Rate improves while rental rate slides
Non-Landed
Property Price Index

Private Property
Vacancy Rate (%)
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Private Property Vacancy Rate (%)
Non-Landed Property Price Index

1 Bedroom units

3 Bedroom units

Mainly for expats and young
working professionals
Rental S$ PSF

Rental S$ PSF
5.20

-13.1%

3.10

-16.9%

5.00

3.00

4.80
4.60

Mainly for families

2.90
-1.6%

-2.4%
2.80

4.40
2.70

4.20

2.60

4.00
1H15 2H15 1H16 2H16 1H17 2H17 1H18

1H15

2H15

1H16

2H16

1H17

2H17

1H18

Sources: Realis, DREA Analytics

1 BR rental decline is tapering
while 3 BR rental rates
continue to soften
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Have all the facts on hand the next
time you visit a showflat or unit

Compare properties, see which schools and supermarkets
are nearby and even past transaction prices
COMPARE NOW
AT DREA.SG
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District Gross Rental Rate and Volume (1 Bedroom)
1H18 vs 1H15
D1 Boat Quay / Raffles Place /
Marina

D2 Chinatown / Tanjong Pagar

D3 Alexandra /
Commonwealth

D4 Harbourfront / Telok
Blangah

▼ 18%

▼ 11%

▼ 20%

Median Rental Price

Median Rental Price

Median Rental Price

Median Rental Price

Volume: ▲ > 50%

Volume: ▲ > 50%

Volume: ▲ 6%

Volume: ▲ 17%

D5 Buona Vista / West Coast /
Clementi New Town

▼ 7%

D9 Orchard / River Valley

▼ 12%

▼ 14%

Median Rental Price

Median Rental Price

Median Rental Price

Volume: ▲ > 50%

Volume: ▼ > 20%

Volume: ▲ > 20%

Volume: ▲ 5%

D10 Tanglin / Holland

D8 Farrer Park / Serangoon

D7 Beach Road / Bugis /
Rochor

▼ > 20%
Median Rental Price

▼ 7%

D12 Balestier / Toa Payoh

D11 Newton / Novena

D13 Macpherson / Potong
Pasir

▼ 12%

▼ 17%

▼ 13%

▼ 17%

Median Rental Price

Median Rental Price

Median Rental Price

Median Rental Price

Volume: ▲ > 50%

Volume: ▲ > 50%

Volume: ▲ > 20%

D14 Eunos / Geylang / Paya
Lebar

Volume: ▲ 19%

D16 Bedok / Upper East Coast

D15 East Coast / Marine
Parade

D17 Changi Airport / Changi
Village

▼ 14%

▼ 13%

▼ 11%

▼ 20%

Median Rental Price

Median Rental Price

Median Rental Price

Median Rental Price

Volume: ▲ > 50%

Volume: ▲ > 50%

Volume: ▲ 15%

Volume: ▲ > 50%

D19 Hougang / Punggol/ Seng
Kang

D18 Pasir Ris / Tampines

D20 Ang Mo Kio / Bishan /
Thomson

D21 Clementi Park / Upper
Bukit Timah

▼ > 20%

▼ 14%

Median Rental Price

Median Rental Price

Median Rental Price

Median Rental Price

Volume: ▲ > 50%

Volume: ▲ > 50%

Volume: ▲ > 50%

Volume: ▲ > 50%

D22 Boon Lay / Jurong
/ Tuas

D23 Bukit Batok / Bukit
Panjang

▼ 12%

▼ 12%

Median Rental Price

Median Rental Price

Volume: ▲ > 50%

Tenant’s market

▼ 16%

D26 Mandai / Upper
Thomson

D25 Admiralty /
Woodlands

▼ > 20%

D27 Sembawang /
Yishun

D28 Seletar / Yio Chu
kang

▼ > 20%

▼ 19%

▼ 18%

Median Rental Price

Median Rental Price

Median Rental Price

Median Rental Price

Volume: ▲ 4%

Volume: ▼ 11%

▼ 6%

Volume: ▲ > 50%

Neutral

Volume: ▲ > 50%

Volume: ▲ > 50%

Landlord’s market
Sources: URA, DREA Analytics
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Rental Rates For 1 Bedroom Units in 1H18
Top 10 District By Volume

Properties

Lowest

Eunos / Geylang /
Paya Lebar

D14

Orchard / River
Valley

D9

1250

Suites @ Changi

3300

Highest

Avant at Aljunied
Lowest

1800

5900

Mackenzie 88
Highest

Cairnhill Nine

Hougang / Punggol/ D19
Seng Kang
East Coast / Marine
Parade

Monthly Rental Range
(S$ /month)

D15

Lowest

Stadia

3060

1000

Highest

Watertown
Lowest

1400

4550

Suites @ Guillemard
Highest

Pebble Bay
Lowest

Tanglin / Holland

D10

Queensberry Lodge

4000

1850

Highest

The Ford @ Holland
Lowest

Chinatown /
Tanjong Pagar

D2

Balestier / Toa
Payoh

D12

Boat Quay / Raffles
Place / Marina

D1

Bedok / Upper East
Coast

D16

Alexandra /
Commonwealth

D3

*Excludes outliers

5000

2050

Spottiswoode 18
Highest

Wallich Residence
Lowest

1500

Riverbay

3000

Highest

Vista Residences
Lowest

5200

1500

People’s Park Complex
Highest

The Clift
Lowest

1500

Eastwood Regency

2900

Highest

Bedok Residences
Lowest

1800

4000

Alexis
Highest

River Place

Sources: DREA, URA, Realis

Visit DREA.sg for the latest insights on
rental price trends for different districts
Click here for district rental trends ►
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Out and about?
DREA shows you
properties immediately
around you. Simply flip
out drea.sg on your
mobile with location
services turned on the
next time you are in a
housing estate which
you like

TRY IT NOW
AT DREA.SG
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Top 10 Condo with positive rental prospect (1BR)
1H18 vs 1H15

Dairy Farm Estate, D23

D’Lotus, D12

Harmony @ 1A, D19

Stadia, D19

▲ 10%

▲ 8.3%

▲ 7%

▲ 6.8%

Median Rental Price

Median Rental Price

Median Rental Price

Median Rental Price

Volume: ▲ > 50%

Volume: ▲ > 50%

Volume: ▲ > 50%

Volume: ▲ > 50%

Keng Lee Court, D8

Medge, D11

Emily Residence, D9

7 On Chapel, D15

▲ 6.3%

▲ 4.5%

▲ 3.7%

▲ 1.8%

Median Rental Price

Median Rental Price

Median Rental Price

Median Rental Price

Volume: ▲ 0%

Volume: ▲ 0%

Prestige Loft, D15

▲ 0%

Low

Volume ▲ 0%

Volume ▲ > 50%

D28 Seletar / Yio Chu
Reflection At Keppel Bay, D4

D25 Admiralty /
Woodlands

kang

▲ 0%

Median Rental Price

Median Rental Price

Volume: ▲ > 50%

Volume: ▲ > 50%

Moderate

High
Sources: URA, DREA Analytics, Google Maps
Excluded developments that TOP after 1H15
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District Gross Rental Rate and Volume (3 Bedroom)
1H18 vs 1H15

D1 Boat Quay / Raffles Place /
Marina

D2 Chinatown / Tanjong Pagar

▼ 2%
Median Rental Price

Median Rental Price

Volume: ▼ 9%

Volume: ▲ > 20%

D7 Beach Road / Bugis /
Rochor

▼ 7%

▼ 10%

Volume: ▲ 17%

Volume: ▼ 7%

D10 Tanglin / Holland

Median Rental Price
Volume: ▼ 9%

D8 Farrer Park / Serangoon

D9 Orchard / River Valley

▼ 10%

Median Rental Price

D13 Macpherson / Potong
Pasir

Median Rental Price

Median Rental Price

Median Rental Price

Volume: ▲ 4%

Volume: ▲ > 20%

D16 Bedok / Upper East Coast

▼ 7%
Median Rental Price
Volume: ▼ 18%

▼ 14%

Median Rental Price

Median Rental Price

Volume: ▼ 4%

D19 Hougang / Punggol/ Seng
Kang

Volume: ▲ 3%

D20 Ang Mo Kio / Bishan /
Thomson

▼ 17%

Median Rental Price

Median Rental Price

Median Rental Price

Volume: ▲ > 20%

Volume: ▲ > 50%

Volume: ▲ > 20%

D23 Bukit Batok / Bukit
Panjang

D21 Clementi Park / Upper
Bukit Timah

▼ 11%

▼ 6%
Median Rental Price
Volume: ▼ 17%

D26 Mandai / Upper
Thomson

D27 Sembawang /
Yishun

▼ 11%

▼ 15%

▼ 7%

D25 Admiralty /
Woodlands

▼ 9%

D17 Changi Airport / Changi
Village

▼ 10%

▼ 16%

▼ 8%

Volume: ▼ 13%

▼ 14%

Volume: ▲ 4%

D22 Boon Lay / Jurong
/ Tuas

Median Rental Price

▼ 14%

▼ 12%

D18 Pasir Ris / Tampines

Volume: ▼ 11%

▼ 10%

D15 East Coast / Marine
Parade

Median Rental Price

Median Rental Price

Volume: ▲ 15%

D12 Balestier / Toa Payoh

Volume: ▼ > 20%

D14 Eunos / Geylang / Paya
Lebar

Median Rental Price

Volume: ▼ > 20%

D11 Newton / Novena

▼ 8%

▼ 9%

▼ 7%

Median Rental Price

Median Rental Price

D4 Harbourfront / Telok
Blangah

▼ 13%

▼ > 20%

D5 Buona Vista / West Coast /
Clementi New Town

D3 Alexandra /
Commonwealth

D28 Seletar / Yio Chu
kang

▼ 17%

Median Rental Price

Median Rental Price

Median Rental Price

Median Rental Price

Median Rental Price

Median Rental Price

Volume: ▼ 9%

Volume: ▼ 12%

Volume: ▲ > 20%

Volume: ▼ > 20%

Volume: ▼ 2%

Volume: ▲ > 50%

Tenant’s market

Neutral

Landlord’s market
Sources: URA, DREA Analytics
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Rental Rates For 3 Bedroom Units in 1H18
Top 10 District By Volume

Monthly Rental Range
(S$ /month)

Properties

Lowest

Tanglin / Holland

D10

2350

18000

Pinetree Condominium
Highest

The Nassim
Lowest

Orchard / River
Valley

D9

East Coast /
Marine Parade

D15

Hougang /
Punggol/ Seng
Kang

D19

17000

1500

Lloyd Court
Highest

Skypark
Lowest

1900

7700

Sunny Palms
Highest

Silversea
Lowest

1500

6300

Kensington Square
Highest

La Dolce Vita
Lowest

Pasir Ris / Tampines
Bukit Batok / Bukit
Panjang

D18

5150

Eastvale (EC)
Highest

Tropical Spring
Lowest

D23

1650

The Rainforest (EC)

4800

Highest

Foresque Residences
Lowest

Bedok / Upper East
Coast

D16

Eunos / Geylang /
Paya Lebar

D14

Buona Vista / West
Coast / Clementi
New Town

2000

2000

5400

Bagnall Court
Highest

Bedok Residences
Lowest

1600

5800

Summer View
Highest

Dakota Residences
Lowest

D5

2000

7800

Hundred Trees
Highest

Island View
Lowest

Clementi Park /
Upper Bukit Timah
*Excludes outliers

D21

2000

7500

Hume Park I
Highest

Floridian

Sources: DREA, URA, Realis

Visit DREA.sg for the latest insights on
rental price trends for different districts
Click here for district rental trends ►
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Top 10 Condo with positive rental prospect (3BR)
1H18 vs 1H15

Glendale Park, D23

Centro Residences, D20

Symphony Heights, D21

The Blossomvale, D21

▲ 7.4%

▲ 6.7%

▲ 5.5%

▲ 5.3%

Median Rental Price

Median Rental Price

Median Rental Price

Median Rental Price

Volume: ▼ > 20%

Volume: ▲ > 50%

Volume: ▲ 8.3%

Volume: ▼ 14.3%

The Cascadia, D21

The Laurels, D9

One Devonshire, D9

▲ 3.8%

▲ 2.5%

▲ 1.4%

▲ 1.4%

Median Rental Price

Median Rental Price

Median Rental Price

Median Rental Price

Volume ▲ > 50%

Volume ▲ > 50%

The interlace, D4

Volume: ▼ 19%

Volume: ▲ > 50%

The Scala, D19

▲ 0%

Low

D28 Seletar / Yio Chu
Foresque Residences, D23

D25 Admiralty /
Woodlands

kang

▲ 0%

Median Rental Price

Median Rental Price

Volume: ▲ > 50%

Volume: ▲ > 50%

Moderate

High
Sources: URA, DREA Analytics, Google Maps
Excluded developments that TOP after 1H15
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ASKDREA

Not sure if you’re getting the best deal?
Simply AskDrea and get the answers you
need.

KNOW WHAT YOU’RE GETTING
REVIEW NOW
AT DREA.SG
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Top 10 schools in Singapore and the price of properties within 1KM
Prices of properties (PSF) within 1km radius of Top 10 Primary Schools* in Singapore
(1,000 – 1,500 sqft unit)
Median
Rosyth School

750

1080

1590

Min – Regentville
Max – Affinity at Serangoon

Pei Hwa
Presbyterian

610

1110

1630

Min – Kismis Court
Max – Jardin

St. Hilda Primary
Singapore
Chinese Girls’
School

820

1220

Methodist Girls’
School

700

Henry Park
Primary

690

Nanyang
Primary
Tao Nan
Raffles Girls’
(Primary)
ACS (Primary)

840

670

2470

1600

1490

1190

Min – Ventura Heights
Max – Parksuites

2130

1500

2660

2660

1680

Min – Lutheran Towers
Max – The Asana
Min – Prospero Ville
Max – Coralis

1750

1400

Min – The Trevose
Max – City Towers
Min – Sherwood Tower
Max – Floridian

1720

1340

880

690

Min – The Tropica
Max – The Tapestry

1410

1090

3480

Min – Hillcrest Arcadia
Max – The Asana
Min – Montclair @ Whitley
Max – Reignwood Hamilton Scotts

For families with children, one concern regarding home location would be the schools near it. In Singapore,
enrolment in top primary schools can get really competitive. In some cases, parents sign up to volunteer for the
school a few years before their children start their primary education. However, one key factor that determines a
child’s eligibility and possibility of getting into a prestigious primary school would be the Home-School Distance.
*Top 10 schools determined based on extensive qualitative research across various Singapore parenting forums and the schools
are not in any particular order
Sources: URA, DREA Analytics, Parenting Forums

For parents, there are many options
that fall below $1000 PSF and near
to a prestigious school
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“Best value” private properties which are near to Top 10 Schools
PSF prices of homes within 1km radius of Top 10 Primary Schools in Singapore

Kismis Court

Hundred Palms
Residences (EC)

0.69km to Pei Hwa
Presbyterian

610

610

780

Lutheran Towers

840

The Arcadia

570

820

Regentville

570

810

The Tropica

720

760

0.31km to Rosyth School

890

0.4km to Nanyang Primary

1000

770

Sherwood Tower

Le Wood

910

0.7km to Raffles Girls’
(Primary)

0.85km to Methodist Girls'
School
0.24km to Pei Hwa
Presbyterian
0.45km to Rosyth School

0.98km to Pei Hwa
Presbyterian

820

950

0.9km to St. Hilda Primary

Sources: URA, DREA Analytics

There are condos which have
more than 1 prestigious school
within the 1km proximity
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Looking to rent: “Best value” private properties which are near to
Top 10 Schools
Monthly rental prices of condos within 1km radius of Top 10 Primary Schools
(1,000 –1,500 sq ft unit)
Goodluck Garden

1600

Le Wood

1800

Regentville

1900

Mayfair Gardens

2100

Le Conney Park

2200

Watten Estate
Condominium

2200

Pandan Valley

2300

Pinetree
Condominium

2350

0.81km to Pei Hwa
Presbyterian

2400

0.98km to Pei Hwa
Presbyterian

2500

0.45km to Rosyth School

2900

0.56km to Methodist Girls'
School
0.57km to Pei Hwa
Presbyterian

2100

0.76km to Tao Nan

2800

4300

2750

3000

0.87km to Nanyang Primary
0.49km to Raffles Girls’ (Primary)

0.76km to Henry Park

0.91km to ACS (Primary)
0.63km to Singapore
Chinese Girls’ School

Sources: URA, DREA Analytics

It is possible to rent a ‘1000 –
1500’ sq ft unit within the price
range of $1600 and $2350
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Fast, simple facts about every
property or area – on mobile

See key selling points, prices, supply, demand and all
the things you need to know before you visit a show
unit
GET YOUR FACTS
AT DREA.SG
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1H18 Singapore
HDB Market Updates

-
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The HDB resale price index has been on a gradual decline
HDB resale price index (1Q 2009 = 100)
TDSR
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Source: Data.gov.sg

HDB resale prices have experienced a continuous downward trend since the introduction of the
TDSR (total debt servicing ratio) softened Singapore’s real estate market. However, it should be
noted that resale prices have been stabilising with marginal movement over the past 2 quarters.
Separately, HDB has also announced that they will be reducing BTO supply by 1000 units for the 2nd
half of 2018, as resale prices start to stabilise.
With lower BTO supply, analysts are positive that capital values for HDB units will begin to rise
marginally.

“The reduction in BTO flats may also contribute to a slight increase in resale prices.”
- ZACD Group executive director
Nicholas Mak

HDB reduced BTO supply for
2nd half of 2018 as resale
prices stabilise
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HDB resale demand peaked in 2H17
Total HDB resale transactions (in ‘000)

8.4

1H13

7.7

7.7

2H13

1H14

8.4

2H14

8.7

9.1

9.6

9.8

9.7
10.7
7.8

1H15

2H15

1H16

2H16

1H17

2H17 May-18

Median Prices (PSF) in all sub-segments experience decline
S$ PSF

There has been a downward trend

600

in prices for all the sub-segments
between 1H17 and May 2018, with

550

‘<500’ sq ft units experiencing the
steepest decline.

500
450

<500 sq ft
500 – 1000 sq ft
1000 – 1500 sq ft
1500 – 2000 sq ft

400
350
1H15

2H15

1H16

2H16

1H17

2H17

May-18
Sources: Data.gov.sg, DREA Analytics

There are however no signs
of recovery in the near term
- yet
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Volume of resale transactions by town (1Q 2018)
Punggol

330

Jurong West

92

320

2

310

Sengkang
Woodlands

-1

290

-6

250

Yishun

-21

230

Tampines

-43

220

Bedok
Ang Mo Kio

-21

200

17

190

Hougang

Change in volume
(1Q 2018 vs 1Q17)

-41

Choa Chu Kang

170

9

Toa Payoh

170

22

Bukit Batok

160

15

160

Bukit Merah

-2

Bukit Panjang

140

20

Queenstown

140

31

Kallang

120

-20

Serangoon

120

15

110

Pasir Ris
Sembawang

100

Geylang

100

-38
-1
-8

Jurong East

90

Top 5 towns by % volume growth

Clementi

90

Marine Parade

-7

Punggol

-23

Queenstown

-1

Bukit Panjang

11

Toa Payoh

-2

70

Bishan
Central Area
Marine Parade

40
40

Bukit Timah 10

-8

Sources: Data.gov.sg, DREA Analytics

Non-mature estate areas such as
Punggol and Sengkang remain
popular in the resale HDB market
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Change in Price %
(1Q 2018 vs 1Q17)

Median Resale Price by Towns -1Q 2018 (in ‘000)
For 4 room HDB resale flats

4.7%

850

Central Area

2.8%

720

Queenstown

3.9%

670

Bukit Timah

3.2%

650

Bukit Merah

20.8%

640

Clementi
Toa Payoh

580

-8.2%

Bishan

540

-0.6%

540

Geylang

4.5%

520

Marine Parade

-2.5%

500

Kallang

-12.9%

Serangoon

470

5.9%

Ang Mo Kio

450

-1.7%

Punggol

445

-1.7%

Tampines

430

1.4%

Jurong East

420

1.2%

Bedok

410

0.5%

Pasir Ris

410

4.1%

Sengkang

400

-3.6%

Bukit Batok

390

-5.1%

Hougang

380

-2.9%

Bukit Panjang

360

0.6%

Jurong West

350

-6.7%

Yishun

340

-3.7%

Sembawang

340

-6.8%

Choa Chu Kang

330

-3.8%

Woodlands

330

-5.7%

Volume of Resale Transactions by no. of rooms
(1Q 2018)
1700
1050

950

410
Sources: Data.gov.sg, DREA Analytics

3 Room

4 Room

5 Room

Prices for 4 room units in ‘central’
locations are more than double
compared to most of the areas

Executive
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Monthly cost of various types of 3 Room HDB (1H 2018)
1,820
It is still cheaper
compared to
private leasehold
apartments in the
city fringe location

540
400
240

210

Remaining
Lease (a)

Landed HDB
(Whampoa)

Non-Mature Estate BTO
(Punggol)

Non-Mature Estate
Resale (Punggol)

Mature Estate BTO
(Tampines)

Mature Estate Resale
(Tampines)

53

99

94

99

66

Median
Price

900,000

190,000

350,000

223,500

330,000

Downpayment
(20%) (b)

180,000

38,000

70,000

44,700

66,000

Loan
Amount (c)

720,000

152,000

280,000

178,800

264,000

Interest
(2.6% P.A, 25
yrs) (d)

259,930

54,870

101,080

64,550

95,300

1,159,930

244,870

451,080

288,050

425,300

1,820

210

400

240

540

Total
Ownership
Cost
(b+c+d) =
(e)
Monthly
Cost
(e/a*12
months) = (f)

Sources: URA, DREA Analytics, HDB, SRX

While HDB units are leasehold assets, it
remains a highly attractive housing option
compared to private properties(many of
which are leasehold these days)
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Living in an Old HDB Estate? Here’s what you need to know
My Flat was built Before 1997 (Formerly 1986 or before)
•

•
•
•
•

Following the 2018 National Day Rally, your flat is now eligible to benefit from
the Housing Board’s Improvement Program (HIP) which heavily subsidizes cost
of maintenance of an older flat – such as ceiling leaks and even pipe
maintenance
This benefits an additional 230,000 flats in Pasir Ris, Yishun, Tampines, Jurong and
several other estates
First HIP shall be activated when the flats are about 30 years
HIP II will be launched when the flats are about 60 to 70 years old
That means every HDB owner can benefit from 2 rounds of upgrading, the first
at the 30 year mark, and the 2nd at the 60 – 70 year mark.
This would likely boost the value of the resale flat and we expect home owners to
be more willing to stay in their home if the overall condition of the home has been
well maintained, and for the value of the home to be better preserved. Note that
HIP can only take place if at least 75% of the precinct’s eligible Singaporean
Citizen households vote in favour of it.

At the 70-year mark, you may also be Eligible for VERS – Voluntary Early
Redevelopment Scheme
•
•

•
•

Owners of Older flats will get a shot at going “En Bloc” before their leases run
out with the new scheme announced during National Day Rally – VERS or
Voluntary Early Redevelopment Scheme
Residents in eligible precincts can vote to have the government take back their
flats from the 70 year mark of their lease
This allows the government to begin redeveloping older estates even before
the lease expires
However, terms are expected to be less generous than those for SERS (Selective
En Bloc Redevelopment Scheme) which applies for ageing blocks with high
development value for redevelopment and compensates residents at market
rate. Only 5% of flats are expected to be eligible for SERS
In terms of timing, there is potentially a conflict in both schemes as both may
potentially kick in at the 70-year mark. We expect younger home owners who
want to monetize their remaining 30 years of lease to oppose the HIP Program in
view of the potential VERS while older home owners may prefer to remain in their
home and enjoy the benefit of HIP. For those looking to buy older flats (60 – 70
years remaining), it is therefore important to consider the overall demographic of
home owners in the estate if you are looking to live there in the long run.

Powered by DREA

DID YOU KNOW?

You can now search for HDB Listings on DREA!

SEARCH NOW AT
DREA.SG
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Special Feature
Property Investment Opportunities
Beyond Domestic Residential Market
-
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There are many other ways to invest in properties
The cost and outlay required for investing in Singapore residential properties has increased with the
latest round of cooling measures - 5% increment in Additional Buyer’s Stamp Duty (ABSD) and a
tightening of Loan-to-Value (LTV) ratio across all individuals who are buying their 2nd home onwards,
However, there continues to be a broad range of options for property investments which investors
may well begin looking into

Singapore
Commercial
Properties

One main advantage of commercial properties as compared to residential
properties is that it does not incur any form of ABSD. However, buyers will be
liable for the 7% GST.
There are namely 4 common types of commercial properties in Singapore;
Retail, Office, Industrial and Shophouses.
Retail

Real Estate
Investment
Trust (REITs)

Office

•

Experiencing
steep decline in
both prices and
rental since 2015

•

Contributed by
•
the change in
consumers’
behavior and
additional supply
of retail space
for next 12
months

•

Industrial

Both prices and
rental has been
bottoming up

•

Experiencing
steep decline in
both prices and
rental since 2016

Demand for
prime office
space is
expected to
continue be
strong for the
next 2 years due
to strong
business
sentiments

•

Demand for
manufacturingrelated space
continue to
decline

•

Demand for
business parks
remain strong

Shophouse
•

Versatile real
estate consisting
of both
commercial and
residential

•

Prices and
demand has
been slowly
picking up

•

Similar to retail,
rental has been
declining

REITs are an effective investment alternative to physical properties. Investors are
able to expect regular dividends, usually on a quarterly basis. It also offers high
liquidity and does not require huge initial capital outlays. REITs can be bought
on SGX, with minimum lot size of 100 units.
REITs typically focus on specific sectors. These sectors include; Residential, Retail,
Industrial, Hospitality, Commercial, Healthcare and Data Centres. Hence, one
might need to research before diving into any of the REITs.

Overseas
Properties

Over the past 5 years, we have seen an increase in interest among Singaporean
investors for overseas properties. Some of the popular investment destinations
include; Australia, Cambodia, Japan, Malaysia, Thailand, United Kingdom.
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Private Residential vs Commercial Properties
(Base Year 2011 = 100)

Price Index
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Retail

Office

'17

'1Q 18

Industrial

Following a series of Quantitative Easing (QE) since 2011, asset prices (real estate and beyond)
have inflated. Within the real estate segment, industrial properties have seen the greatest
asset price inflation (33% growth between 2011 and 1Q18). For retail and office properties
however, the trajectory has been mixed especially in the last 2 years
Investors should however be cautious not to look at opportunities in commercial properties on
a broad-brush basis. Dynamics for different sub-segments of properties (e.g. Industrial Parks)
can vary widely.
Understanding the drivers and underlying trends in specific property sub-segments is a crucial
starting point for first-time commercial property investors
Sources: Realis, SingStat, DREA Analytics

We see opportunities in specific
sub-segments of commercial
properties
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Retail has been hit hardest with some signs of improvement
Property Price index – Retail Space* (4Q 1998 = 100)
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Property Rental index - Retail Space* (4Q 1998 = 100)
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Based on the retail property price and rental index, the retail segment has been declining since
2015. A key contributor to overall retail weakness is eCommerce. Mall operators have been shifting
mix from retail to F&B / services as a balancing move. However, this is not something that can be
managed or replicated by individual retail property investors. Moreover, supply for retail spaces are
expected to increase significantly for the next 12 – 18 months, leaving little room for recovery.
In Singapore, there are mainly 2 types of shopping malls; strata-titled** malls and institution-

managed malls (such as CapitaMall). For investment purpose, retail investors are usually only eligible
to buy strata-titled units as institutions that own malls prefer having control over the malls.
Upside, if any, resides in the fact that supply for such strata-titled malls are limited. As of 2016, R’ST
Research reported that there are about 80 strata-titled malls in Singapore. Some of these malls may
also have En Bloc potential as developers continue to expand on their land bank. An example
would be Peace Centre, which is going for their 4th en bloc attempt, as it was previously 10% shy
away from the 80% requisite approval level. We note however, that there is heightened risk of an
economic recession in the next 12-18 months, and caution against speculative bets on En Blocs.
Before investing in a retail space, one should conduct thorough research on the property and to
consider the occupancy rate, as well as the type of lease.

Sources: SingStat, Business Times, Today Online
*In Central Region
**Owned by individual owners

Softening of retail rental rates appear to
have directly contributed to the decline
in asset values
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Both Office Prices and Rental begin to bottom up
Property Price index – Office Space* (4Q 1998 = 100)
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Property Rental index - Office
Space* (4Q 1998 = 100)
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With the 2nd wave of Co-Working space that entered the office scene in 2015, there has been a
decline in rental prices. The market is however starting to correct, as demand for office space continue
to rise due to improving business sentiments. Besides rental, capital values of office space have also
started to pick up.
According to Colliers International, it is expected that the prime office rental market will continue to
grow by 10 – 12% in 2018, and further inching up by 5 – 7% in 2019.
Sources: SingStat, Business Times
*In Central Region

Rental and capital values for offices
are in the initial phase of a pick up
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Property Price index – Industrial Space (4Q 2012 = 100)

110
105

Property Rental index - Industrial Space (4Q 2012 = 100)

110

-4%

100
95

105
100

90
85
80

-2%

95
90

75
70

85

65
60
’11

’12

’13

’14

’15

’16

’17 ’1Q 18

80
’11

’12

’13

’14

’15 ’16

’17

’1Q 18

According to Knight Frank, there would be a 5 million sqft increase in new industrial space for 2018.
Estimates suggest that rental rate change would range between -3% and 1% on a Y-O-Y basis. With
more downside than upside, we hold the view that industrial properties in general will continue to
soften

Property Rental index - Industrial Space (4Q 2012 = 100)

Industrial Space can be further classified into 4

categories; Multiple-User Factory, Single- User

115

Factory, Business Park and Warehouse.

110
105

Despite an overall decline rental trend, Business

100
95

Park remains in high demand and rental has

90

been increasing on a Y-O-Y basis. However, it

85

should be noted that Business Park are usually

80

not accessible for retail investors. One way to
2Q 3Q 4Q 1Q 2Q 3Q 4Q 1Q 2Q 3Q 4Q 1Q
'15 '15 '15 '16 '16 '16 '16 '17 '17 '17 '17 '18
Multiple-User Factory

Business Park

Single-User Factory

Warehouse

‘own’ shares in a Business Park is through REITs
such as Ascendas REIT.

More downside than upside in
industrial properties, but there
are bright sparks within subsegments

Sources: SingStat, JTC,
Knight Frank Research

+7%
Business Park
Rental Index

1Q ’17

1Q ’18

Powered by DREA

Shophouse demand begins picking up
Median PSF ($)

No. of Transactions
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Shophouses have always been a very versatile real estate investment among investors. Usually, it
comprises of both commercial and residential space. Hence, it is important for investors to note that
they are still liable for ABSD for the residential portion of the shophouse. As for the commercial portion,
it will incur the existing 7% GST.
In the recent years, demand have been slowly inching back up but it is still considerably far behind its
peak before the introduction of TDSR in 2013. Between the period of 2010 and 2012, transactions were
hovering between 300 and 400 annually.
Interestingly, though demand has been lower as compared to the pre-TDSR period, the prices of

these shophouses have appreciated. In 1H18, the median price (PSF) is $3130, which is 90% higher
than the median price of 2010.
One of the reasons for such high capital appreciation is due to limited supply. According to URA,
there are only about 6,500 shophouses in Singapore.
Sources: URA, Business Times

Shophouses experience
high capital appreciation
despite low demand

Median Price (PSF)

2010

+90%

1H18
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DEEP DIVE INTO
SHOPHOUSES
There are ~6000 Shophouses in Singapore, each with its own unique set
of attributes; Hybrid shophouses can be converted to commercial use
to attract higher rental yield and asset valuation
Residential shophouses are found mainly in Cairnhill, Emerald Hill, Blair Road, Joo Chiat Road and
are unique due to its vintage style. These shophouses are especially appealing for expats who
appreciate the artistic and historical nature of the property.
Residential with commercial use at first storey are housed along East Coast Road, Tanjong Katong
Road, parts of Bukit Timah Road, Tiong Bahru Area, parts of the Geylang Lorongs. These shophouses
were very popular during the 1960s-1990s among business operators who either stayed on the upper
floors or housed their workers there. These days, most shophouse investor-owners prefer to lease the
residential and shop space below to a single business operator tenant. Rental rates also tend to vary
depending on the built up and useable area of the unit and the unit sizes tend to vary.
Mixed Residential & Commercial Found largely along the entire stretch of Balestier Road and parts
of River Valley Road, these shophouses are hybrids that can be converted by applying to URA for a
Change of Use – as either residential or commercial. Traditionally, most of the upper floors would be
demarcated for commercial usage to attract higher rental yield or to optimise asset valuation.
Full Commercial Shophouse are located in the most popular stretches of CBD such as Raffles Place,
Tanjong Pagar, Chinatown Conservation Area, Beach Road (Kampong Glam Conservation Area) ,
Jalan Besar Road (Little India Conservation Area). These are mainly acquired for businesses, retail,
F&B usage etc and are highly sought after by UHNW (Ultra High Net Worth) property investors and
Real Estate Funds.

They are highly flexible in terms of usage and can be significantly upgraded in useable area (A&A
works to increase GFA) including asset enhancements (change of use) to deliver better rental yields
for the investors. The best of these properties are usually tightly held by savvy UHNW individuals, real
estate funds and family offices. If they‘re placed on the market for divestment, they usually get sold
in a flash when priced right!
These shophouses tend to be a good form of capital investment and has witnessed capital
appreciation in Singapore over the mid to long term owing to its scarcity and its potential high rental
yields. We will further explore its attractiveness as an investment asset in the subsequent pages
*More clarifications on the different usage and zonings can be found in the URA Master plan 2014.
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These shophouses date back as far as ~mid1800s to the 1960s and
are usually held by wealthy families in Singapore
Different post and pre-war era have different kinds of exterior facade and build. It ranges from the
early two storey low-structured two window panel frame shophouses to the later versions of ArtDeco style with courtyards or Modernistic business oriented tall shophouses with namesake
engraved on them. Some are very special and are owned by wealthy families of the past with
interesting history and heritage.

The tenure for these shophouses tend to vary from Freehold to 99
years but investors have the option to top up leases subject to
approval
Occupiers and tenants tend to vary depending on the zoning.
There is a large group of expat tenants, who live in residential shophouses and fancy the artistic
character that‘s not usually found in condominium developments.
The rest of the tenants would mainly be business operators especially the F&B sector where we
see an increasing influx of higher-end themed styled restaurants (Japanese/ Western Fusion) or
maybe even a Michelin-starred Celebrity Chef switching to these shophouses instead of the
usual retail shopping mall in town. Ultimately, the flexibility in the space planning, old world
charm as well as the main-road visibility does make a lot of difference in its marketing and
appeal.

These shophouses are extremely scarce and it is safe to say that
there will always be takers for it
Well located shophouses are hard to come by, and when a business flourishes there, they usually
won’t move for long time. When you consider the scarcity of these assets in Singapore, it is safe to
say (no matter where the shophouse is located), there will be always be takers for these assets be
it for rental or for divestment.

Growth in demand for co-working spaces have also fuelled demand for
shophouses in the CBD that can be converted into co-working spaces
A good number of second and third floor units of shophouses in the city and city fringes are being
snapped up very quickly by operators of co-working spaces. These business owners would usually
look at the upper floors for maximum rental economy of scale as they are lower in rental psf vs the
ground floor frontages. This is still excellent news for owners of shophouses as the ground floor
would usually be taken up by retail or F&B operators and have the highest rental return. With rising
popularity of co-working spaces, the upper floors are becoming mutually useful to the owners and
the tenants - bodes well for shophouse investors.
Some good examples of co-working spaces operated out of shophouses are, PlusConcept at 16
Purvis St, Workhouse at 60 Upper Weld Road and Mutual Works at 193 Jalan Besar Road… the list
goes on!
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8M Real Estate, Clifton Partners Real Estate are some of the active
Institutional players in this segment alongside family offices and funds.
Shophouses are usually tightly held by savvy UHNW individuals, Real Estate funds and family
offices, but there are also a good number of owners whom are elderly that have inherited family
businesses and are operating out of these properties (even though the numbers are dwindling).
8M Real Estate, Clifton Partners Real Estate, are active players but there are many more Asian
family offices and local funds whom are financially sound that are already holding a fair bit of
these assets.

There was a 40% increase in number of shophouse transactions in
2017 driven by an influx of demand from HNW individuals
According to a report by a CBRE, there were 148 transactions in 2017 with a total value that
crossed a billion dollars! Compared to 2016, this is a sizeable 40% increment year on year and
the numbers are not slowing down, especially with the new ABSD ruling, more investors are now
turning to commercial assets.

Most of the real estate funds or family offices contribute to a large percentage of the sales
volume. However, we do notice a lot of HNW individuals, whom bought recently and were
previously in the residential sector are also rapidly joining the fray - Alan Chong ( 52 Boat Quay )
and Prajogo Pangestu (13 and 15 Teo Hong Road ).
There is still a good number of potential HNW investors that are still observing the shophouse
market. With more HNW investors expected to enter the shophouse segment this year, we can
expect this sector becoming more and more vibrant and competitive, as Grade A well located
shophouses become an even more highly sought after asset.

Other than HNW, Retail and corporate investors are moving away
from the residential market to the shophouses segment and are
enhancing shophouse value through increasing its built up area or
through internal renovation work
Volume of property transactions in the commercial segment in Singapore has experienced steady
growth with the growth for the shophouse segment being nothing short of spectacular. More retail
and corporate investors are leaning towards it as a safe haven and alternative to the residential
market - that is peppered with ABSD charges.
Grade A properties often attract higher tenant demand, lower tax outlay and very healthy capital
appreciation. There is also the added benefit of owning a double frontage shophouse that is
tenanted to a stable branded tenant in the CBD area that pays premium rentals.
When an asset is enhanced either through increasing its built up area (A&A works) or through internal
renovation work to maximise rental returns from better tenants, the valuation tends to increase in
tandem, especially if it is located in CBD vicinity. Some investors may enjoy the rental yields for a few
years before divesting for healthy capital gains and eventually reinvesting into the next project,
which further fuels the volume of transactions in this segment.
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Shophouse owners have the flexibility to enhance assets through
renovation work, compared to retail malls, offices or industrial units
that are strata titled.
Shophouses have the flexibility to enhance its assets through major internal renovation works
and the ability to build rear extension of up to 4-5 storeys. This is however dependent on the
zoning.
Retail malls, offices, or industrial units, are usually strata-titled and do not have the same
flexibility. Commercial shophouses owners can renovate, create and revamp the entire unit
into an artistic structure for the needs of each tenant (e.g. a fine dining restaurant) although
this is subject to approval from relevant authorities. Retail malls and industrial units have less
control over tenant mix in the building and less control on the eventual market rental psf.

Shophouses with full commercial zoning are exempted from paying
ABSD
As there are different kinds of property zonings and usages in Singapore, only shophouses with
full commercial zoning are exempted from paying ABSD. Shophouses that are within
the ‘residential titled with commercial at first storey’ will have ABSD payable for the residential
component on the upper floors. The valuation and the ratio of ‘residential against commercial
percentage’ will usually be referred to and judged by the valuers as well as the banks. The
commercial component, as usual, will be exempted so an investor will have to factor ABSD into
the residential portion when he/she makes a purchase on these assets.

A pair of 3-storey shophouse at Teo Hong Road was recently sold to
Indonesian Tycoon Prajogo Pangestu for $22mil
The best areas are within the CBD area, particularly in District 1 and 2. Some of the noteworthy
addresses that are really popular are Amoy Street, Boon Tat Street, Telok Ayer, Pagoda Street,
Club Street, North Canal Road Area. These assets can go for as high as $2500-$3500 psf on
built-up area depending on the age and size of the assets.
Wah Loon Engineering founder Alan Chong also recently bought the tallest 6 storey, 999 years
leasehold shophouse building on the Boat Quay main river fronting stretch for $21.35mil, The
land area was only 1119sqft but the total built up area was 6300sqft and the psf achieved was
a staggering $3388psf !

A 10000sqft Shophouse in Rochor is $18mil while the same size in
Jalan Besar can be sold at $30mil
The locations and frontages/visibilty of a shophouse are the most important criteria when it
comes to the price of a shophouse. A corner unit with a double frontage facing the main road
is typically valued higher than a unit that is located along the same stretch with less visibility. The
better footfall and visibility it gets, the higher the demand this shophouse will more likely receive.
Zoning is the next most important determinant. For example, a full commercial zoning
shophouse (more flexibility on usage for a commercial premise on the upper floors) compared
to a residential upper floor will yield a higher valuation.
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REITs and Stapled Trusts expected to reap average of
6.7% Indicative Distribution Yield
SGX S-REIT INDEX
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This would result in a 12 month average total return of 2.5%. However, investors’ sentiments remainn

positive
as institutional4 investors bring 5in $26.1 million over
a period of 0 3 weeks since mid
June.
3
6
0

Furthermore, it is expected to reap an indicative average dividend yield of 76.7%. Such return would
be0
8
relatively high as compared to other passive investments such as the Straits Times Index (ES3. SI) which1…
only has a dividend of 3.05%.
Besides dividend yield, there are other factors

Top 5 Distribution Yield REITs

REITS

SGX
Code

YTD
Total
Return
%

which an investor would need to consider. For
12M
Total
Return %

Indicative
Dividend
Yield %

instance, one should consider the gearing
ratio (Debt to Total Assets) of the REITs. A REIT
that has conservatively managed its gearing

Lippo Malls
Indonesia Retail
Trust

D5IU

-17.9

-24.9

10.2

Cache Logistics
Trust

K2LU

-8.4

-10.5

8.5

Soilbuild Business
Space REIT**

SV3U

1.7

-2.8

8.5

EC World REIT

BWCU

-2.1

-4

8.3

highest dividend, it has a relatively negative

IREIT Global

UD1U

1.7

7.6

7.8

total return based on the past 12 months.

ratio is more likely to achieve higher returns for
unitholder in future as it has headroom to fund

acquisitions and build its portfolio
Also, one should consider the annual total
return. Though Lippo Malls Indonesia offers the

Sources: SGX, DrWealth

Dividend Yield should not be the only
consideration when investing in a REIT
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Overseas properties have been increasingly
popular among Singaporeans
Even though foreign property investment tend to be associated with higher risks, it has been

increasingly popular among Singaporeans. This might be due to the relatively lower stamp duties and
the smaller ticket size which makes it appealing. To further sweeten the deal, certain foreign
developers have also been aggressive with their marketing promotions, with some offering assured
rental return for a specific period.
Investing in a property is a huge financial commitment, and one should consider the risks before
investing.
For starters, here are a few things to consider when investing in a foreign property
Regulatory Risk – Understand regulations and restriction
It may be enticing to park your wealth in overseas property, especially if they are touting high, or even
guaranteed capital gains and/or yield. However, foreigner ownership restriction, leverage limits for
foreign buyers, hidden stamp duties and property taxes are all critical aspects that must not be
overlooked.
Market Risk – Critically research local market conditions

Property is a localised asset and investors should carefully assess local market conditions. Do note that
price trends – which are the most commonly available form of analyses are ultimately backward
looking measures.
Often, investors over-emphasize backward-looking research materials which are easily available, but
do not spend sufficient time on factors that matter a lot more. Upcoming supply, vacancy, financial
health of developers (especially for uncompleted projects) and potential changes in property market
regulations are all highly critical but are often overlooked.
Currency Risk- Understand macro trends and get independent advice
Even savvy property investors fall prey to currency risk. Some neglect FX risk and overlook the
importance of matching assets and liabilities. Fluctuation in currency values whether home currency
or foreign currency can either enhance or reduce the returns associated with foreign investments
When evaluating currency risk, investors should note that one should not rely purely on consensus
views. It might not be a definitive representative just because majority is expecting a certain trend.
Also, one should be mindful about whether to take advice on FX risk from agents and brokers who are

economically incentivized to close a property deal or a currency hedge.
Business Park Rental Index
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Top 6 property investment haven for Singaporeans
Australia

Cambodia

Median
Sydney: $550k Phnom Penh:
6
>$100k
Price (USD) Melbourne:
$375k
Perth: $260k
Brisbane:
$280k4
Foreigners'
Eligibility1

Eligible only to Not allowed
buy new
to own any
development 'landed'
properties

Japan

Malaysia

Thailand

United Kingdom

Tokyo:
$580k
Osaka:
9
$405k

Johor Bahru: Bangkok:
8
$300k
$440k
Kuala
Lumpur:
$350k
Penang:
9
$300k

London: $940k
Manchester:
14
$330k

No existing
restrictions

Eligible to
buy
properties
valued >
1Mil MYR in
certain
states

No existing
restrictions

Eligible for
apartment
units

Not allowed
to own any
'landed'
properties

13

Eligible for
apartment
units with
certain quota
15

%
Annualised
Capital
Growth

Sydney: 7.9%
Melbourne:
5.5%
Perth: -0.8%
Brisbane:
2.4%5

Phnom Penh:
7
6.6%

Tokyo: 3.7% Johor Bahru: Bangkok:
11
12
Osaka:
4.3%
15.6%
5
4.4%
Kuala
Lumpur: N.A
Penang: N.A

London: 5.7%
16
Manchester: 7%

% Rental
Yield

Sydney: 3.8%
Melbourne:
4.5%
Perth: 4.5%
Brisbane:
5.1%4

Phnom Penh:
8
5.33%

Japan (In
general):
10
3 - 4%

Johor Bahru: Thailand (In
11
5.6%
general):
8
Kuala
5.13%
Lumpur:
3.29% 8
3.72%
Penang: N.A

London: 4.91% 13
5.5%
Manchester:
17
5.5%

Ideal for

Investment,
Retirement,
Education

Investment,
Retirement

Investment

Investment,
Retirement

Investment,
Education

Investment,
Retirement

Legal
Rating (Out
of 1)2

0.81

0.32

0.79

0.54

0.5

0.81

Credit Risk
Rating3

Aaa

B2

A1

A3

Baa1

Aa2

Source:
1: JLL, 2: World Justice Project, 3: Moody’s, 4: Knight Frank Research
5: Deloitte, 6: OverseasCondo.sg, 7: InvestinProperty.com, 8: Global Property Guide
9: PropertyGuru, 10: South China Morning Post, 11: iProperty.com.sg, 12: Noble Development
13: Foxtons, 14: JLL Research,15: HomesandProperty.co.uk, 16: Architectural Digest, 17: Simplybusiness.co.uk

There are many overseas investment
options, with price tag starting from
$100k USD

Business Park Rental Index
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Australia – Which cities to invest in?
One of the most commonly asked questions among investors would be which cities to invest in in
Australia. After all, there are 6 different capital cities, all with their own investment traits. Among these,
there are 4 cities which stood out; Sydney, Melbourne, Perth and Brisbane.

Median Ticket
Size (USD)

Capital Growth
Last Year (%)

Capital Growth
Trend

Gross Rental
Yield (%)

Sydney

$550,000

-0.6

3.8

Melbourne

$375,000

7.9

4.5

Perth

$260,000

-4.4

4.5

Brisbane

$280,000

-5.5

5.1

Rental Yield
Growth Trend

Source: Knight Frank Research, Q2 2018

Among the 4 cities, Melbourne is the only city that shows an increasing trend for capital growth while
the other cities are slowing down in terms of capital growth. However, it should be noted that
properties across Australia still reap a relatively attractive rental yield ranging from 3.8% - 5.1%. Most of
these properties are experiencing relatively stable rental yield with Sydney experiencing a decrease in
rental yield as vacancy rate starts to increase.
Despite experiencing the highest gross rental yield, Brisbane is also experiencing the highest decline for
capital growth rate of -5.5%. Hence, one should consider their investment end goal, on whether the
investment is for long term capital gain or stable cash in flow.

Depending on your investment
objective, you might find
certain cities more attractive
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Cambodia – What are the key drivers of investment?
Despite its fast growing economy, Cambodia remains a relatively new country for Singaporeans to
invest in. However, in the recent years, we have seen more property seminars relating to Cambodia
properties. Here are some key drivers of why people are investing in Cambodia;
Strong Economic Growth
25,000,000,000
20,000,000,000

+9%
15,000,000,000
10,000,000,000
5,000,000,000

’00 ’01 ’02 ’03 ’04 ’05 ’06 ’07 ’08 ’09 ’10 ’11 ’12 ’13 ’14 ’15 ’16 ’17
Source: World Bank

Cambodia has an average GDP growth of 9% for the past 10 years. One of the factors that
accelerated its growth is due to the high influx of foreign investment. Till date, many MNCs such as
Amazon and Prudential have entered into the Cambodia market.
Furthermore, it is also benefitting from China’s ‘One Belt, One Road’ initiative, whereby more than 150
billion Yuan has been invested by China to develop Cambodia’s infrastructure. Hence, it is expected
that the economy will continue to grow meaningfully.

Cambodia experienced high
CAGR GDP growth of 9%
between 2008 – 2017
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Cambodia – What are the key drivers of investment?
Relatively Affordable Ticket Size
Comparing with other countries, Cambodia’s properties tend to have a lower ticket size. Investors are
able to buy a property unit in a prime location for as low as $100k USD. For investors seeking smaller
ticket size investments, it may be worthwhile to consider Cambodian property market.
High Potential Yield
Whether you are looking for a property with high potential capital appreciation or stable rental yield,
Cambodia has something to offer you.
For high end projects, it has shown an
increase of more than 10% in capital

appreciation within a short span of 3 years.
Moreover, for those who are looking for more
stable rental yield, many developers offer
‘Guarantee Rental Return’ (GRR), whereby
investor are able to enjoy guarantee rental
yield for a specific period. These rental yield
can be as attractive as 6% per annum.
Analysts remain positive that there is still room
Source: CBRE Research, Q2 2018

for the economy to grow, which could
translate to higher yield.

“The outlook of 2018 is one of continued optimism, with the economy showing no sign
of slowing.”
- Knight Frank, Country Head
Ross Wheble

High end projects in Cambodia has
experienced more than 10% capital
appreciation within the past 3 years
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Japan – New Sale vs Resale
Price Per Square Feet (SGD) – Q1 2017
In Tokyo, new projects tend to be more expensive as
compared to existing developments in the same

-38%
900

location. In 2017, the average price of a brand new
condo located in Tokyo would cost $900 SGD psf,
560

while a similar resale condo is priced at 38% lower
than a new condo.
One of the main contributing factors is the stigma
behind ‘2nd hand’ flats, whereby Japanese prefer to

New Sale

Resale

own brand new things.

However, in the recent years, there has been a shift in such negative stigma whereby home buyers
are exploring ‘2nd hand’ flat as an alternative due to its attractive prices. Furthermore, banks are
encouraging such buying behaviour by being more lenient with renovation loans. According to

RealEstate.co.jp ,there is an 18.4% increase in the number of sales of pre-owned flats between the
period of 2012 and 2016.
Nonetheless, the prices of these pre-owned flats have not matched new sale flats. For savvy
investors, there are still opportunities to secure a strategically located flat in the resale market.
Lower ticket size investments could translate to higher Return on Investment (ROI), since rental rate
would be relatively similar for properties within the same location.
For Singaporeans who are keen to invest in Japan properties, one could head to the many Japan
property-related investment seminars that are held regularly in town. One of such agencies which
hold monthly seminars would be PropNex International (Japan). It collaborates with a Japanese
real estate company, Bridge C Estate, which specifically cater to foreigners that are interested in
the Japan resale market.
Sources: Land Institute of Japan, RealEstate.co.jp

Prices of pre-owned flats have not
matched the new sale flats, allowing
investors to find good deals in the
resale market
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Invest in Central Tokyo
A Selection of Ultra Prime Central Tokyo Apartments

Property Prices starting from S$2XXK

5% Nett Guaranteed Rental Returns*
For 5 years on selected units only

Visit: http://tokyoproperty.sg/
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Malaysia – Which is better?
Due to its geographical location and the weakening of Malaysian Ringgit, Malaysia has been
regarded as an investment haven for some Singaporeans. However, similar to other large countries, it
can be daunting and difficult to decide on the exact place to invest.

Market Indicator 2018
Minimum Ticket Size
Landed

Klang Valley
(Kuala
Lumpur)

Apartments

Transaction
Volume
(Q1 17 –
Q3 17)

Population

129,841

7.2 Mil

12,174

1.67 Mil

28,570

1.8 Mil

For all: 1 Mil MYR

Mainland: 1 Mil MYR
Penang

Iskandar
(Johor Bahru)

Island: 2 Mil MYR
International Zones: 2 Mil
MYR for landed
properties
Non-International Zones:
1 Mil MYR for both stratatitled building and land
except for Medini

Source: CBRE Research, iProperty, Straits Times, World Population Review

In general, the overall Malaysia market has been experiencing a slowdown in growth due to a
mismatch of supply and demand. With excessive supply of high end developments, developers are
now seen offering more discounts. It presents a bargain hunting opportunity for savvy investors who are
looking to park their investment in Malaysia.
However, this might be more suitable for investors who are going for the long haul, as investors should
consider waiting for demand to pick up again. Some demand indicators would include transaction
volume and population. With a higher transaction volume and population growth, it might translate to
higher demand.

Transaction Volume and Population are
good indicators of demand for
properties in a market
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Thailand – Who are the potential tenants?
Investing in a foreign country can be overwhelming, especially when one is unfamiliar with the
different areas. In Bangkok, there are 50 different districts, each with their own distinct traits and
community that cater to either locals or expatriates. Depending on one’s investment objective, he /
she should decide on the right district.
Here are some of the districts which are popular among investors:

Area

Locality

Targeted Tenants

Wireless Road Known as 5th Ave of Bangkok, it is one of the most expensive Affluent, High Net
areas in Bangkok. One of the recent high profile
Worth Individuals
developments include 98 Wireless by Sansiri, whereby units
were sold between $2.84mil SGD - $10.15mil SGD.
*Or for Own Stay
Silom,
Sathorn
District

Bangkok's Central Business District (CBD), where many of the
MNCs are located.

Expats working for
MNCs

Rama IX,
Ratchada

Up and coming CBD area, where 'Rama IX Super Tower' will
be located. It is expected to be completed by 2021 and
would be the tallest building in South East Asia.

Expats working for
MNCs

Thonglor,
Ekkamai

Located at the city fringe, it is an area popular among
Japanese Expats.

Japanese Expats

Ratchathewi
District

Known for its connectivity and its close proximity to Siam/Chit Local
Lom (Shopping district), it is another popular housing district.
However, it is more catered towards the locals.

Super Prime* and Prime** condo projects

According to CBRE, there are about 87,000
expats with a growth rate of 2.8% annually
and indicates that the already sizeable
expat tenant pool will continue to grow.
Furthermore, there are limited prime units
launched annually due to land scarcity in
the central area. These reasons might be

appealing for investors who are targeting
the expats’ market.
Figure extracted from: Knight Frank Research

Sources: Knight Frank Research, BangkokPost, Daryllum.com
*Super Prime refers to top 1% condo projects in Bangkok
*Prime refers to the top 6% condo projects in Bangkok

There is still potential for the expats’ rental
market due to limited supply
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UK – Is investing in London still a viable option?
In the recent years, Central London’s property prices have been experiencing a slowdown, which is
mainly contributed by the Brexit uncertainty and excessive supply. According to CBRE research, as of
1Q18, Central London’s property prices have declined on an annual basis of 1.6%. Is Investing in
London still a viable option?
Here are 3 reasons why properties in London may still be worth considering;

Strong Macro-Economic Environment
According to Knight Frank research, Central London chalked the highest amount of cross-border
office investment among all the major cities including New York. This shows that business activities are
still thriving, which would translate to greater demand for housing in the long run. Furthermore, it is
expected that 900,000 more jobs (40% from the financial and business sector) would be created within
the next decade.
Weakening of UK Pound
In the midst of the Brexit uncertainty, investors are able to leverage on the weakened UK Pound. Since
its peak in 2015, Pound has depreciated close to 20% against Singapore dollars. This would mean that
the same £2 Mil property would be 20% cheaper for a Singaporean investor buying it now.
Property prices are declining
As mentioned earlier, Central London has experienced a decline of 1.6% for the past year. According
to PWC, this trend will at least continue till 2019 due to political and economic uncertainties. Hence,
there are still opportunities for investors to find a good deal. However, it should be noted that such
investments would be more suitable for people who has holding power and are going for long-term

investment goals.

“In our regional forecasts we predict price falling in London in
2018 and 2019 of 1.7 per cent and 0.2 per cent respectively.”
-Senior Economist, PWC
Richard Snook
Sources: CBRE Research, Knight Frank Research, Google Finance, Business Insiders

Investing in a property market that is experiencing
a down cycle is more suitable for investors with
holding power and going for long-term investment
goals
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UK – Should one invest beyond London?
Average Sales Price
(2BR)

Rental Growth (2017 %
Change)

Employment Growth

Central London

$1.28mil SGD

2.6%

1.7% pa

Manchester

$450k SGD

3.2%

1.3% pa

Liverpool

$370k SGD

2.8%

0.4% pa

Besides Central London, many Singaporeans have also started going beyond London to cities such as
Manchester. One of the primary reasons is due to its relatively low ticket price as compared to Central
London. Furthermore, there is ongoing rental demand due to its large student population. According
to UK Higher Education Statistics Agency (HESA), there are approximately 99,000 students from the 4
major universities located in Manchester.
Other Northern England cities would include Liverpool. Though Liverpool is relatively new for some
investors, it offers many investment opportunities. Liverpool is currently undergoing major infrastructure
development, which is translating into stronger business sentiments and many businesses moving North
to Liverpool. Just within the past decade, more than $8.94 billion SGD has been put into the
infrastructure development.
Similar to investing in other countries, the characteristics of each city are unique. One main advantage
of Central London is due to its position as an international financial hub which creates a stable
demand for housing.
In contrast, outside of Central London, these cities are not as saturated with housing options or housing
supply and offers attractive investment opportunities at relatively lower ticket size.

Sources: JLL Research, Savills Research, CBRE Research,
Foxtons Edifice Invest, Knightknox, Aspen Woolf, HESA

There are other places in UK which
have relatively smaller ticket size as
compared to Central London
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International Properties to look out for

-
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Australia (Perth) – NV Apartments
Perth has been labelled “the land of opportunity for savvy investors” as widespread development in
metropolitan and regional areas and a recovering state economy jointly lifted the property market out
of the doldrums in 2018.

As compared to Brisbane, Melbourne, and Sydney the three other major cities which levy additional
stamp duties on foreign investors, Perth is the only city out of the four which has yet to impose any
additional buyer’s stamp duty. Other than the attractive taxation for foreign property buyers,
investment quantum for Perth properties are also significantly lower. According to CoreLogic’s latest
house price index, average property prices of Perth is half that of Sydney and around 30% less than
Melbourne.
As one of Australia’s fastest growing city, population in Perth is predicted to double in 30 years from
2018, according to the Perth Now. On top of that, The Western Australian State Government has
invested more than $17 billion in infrastructure projects across the city, including flagship projects such
as the Perth City Link, Elizabeth Quay and the new Perth Stadium. Coupled with the regeneration
efforts, Perth is expected to welcome a large influx of local and expatriate professionals relocating to
the city, translating into a further increase in rental demand.
Seizing the opportunities in Perth, top Singapore developer, Fragrance Group has launched its new
residential tower in Perth’s CBD. NV Apartments, the only major residential development in the heart of
Perth CBD in recent years. Sitting in the heart of Murray Street, the property is less than 5 minutes’ walk

away from Perth’s main CBD (Street), St George’s Terrace. The residential building consists of Studio, 1
Bedroom and 2 Bedroom units, a perfect mix for tenants working in the CBD.
For those who are looking to invest in Perth properties, 2018 will be a good time. According to Western
Australia’s latest state budget released in May, foreign investors will be slugged with a 7% surcharge on
the purchase price of property investments in Western Australia. The new surcharge will take effect
starting from January 2019, hence property purchases within 2018 remain unaffected.

Out of the 4 Australia major cities, only
Perth is still exempted from the
additional buyer’s stamp duty today
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Cambodia (Phnom Penh) – GIA Tower
Due to the inflow of Foreign Direct
Investment, Cambodia is expected to
see a significant increase in demand
for both residential and commercial
properties.
As compared to residential properties,
office supply in Cambodia has always
been thin even in relatively more
developed areas like Phnom Penh.
Demand for commercial rentals is
expected to grow significantly as local
and foreign companies start setting up
their offices in the country.
For investors looking for long term investments, it may be worthwhile considering the Commercial
property market in Cambodia.
Many of the properties in Cambodia, offer guaranteed rental yields which means that your returns are
already assured during that period. One example of such developments would be GIA Tower, a
landmark development in Phnom Penh which offers 6% assured annual rental returns for five years.
GIA Tower is a joint venture between Cambodia’s largest Investment Group, OCIC and Cambodia’s
largest bank (Canadia Bank). It is a mixed development consisting of 2 residential towers known as
Diamond Twin Tower and a Grade A Office Tower, catering to demand for both residential and offices

spaces.
Exclusively marketed by Propnex International, GIA Tower was recently launched in Singapore at a low
investment quantum of USD1xxk for a Grade A Office Unit. This development offers the opportunity to
ride on the growing demand for Grade A office buildings in emerging markets like Cambodia where
more MNCs are beginning to enter

Office spaces can be a good investment
alternative in markets where there are
limited Grade A office supply
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Thailand (Bangkok) – XT Condominium by Sansiri
Sansiri Public Company Limited, Thailand’s Leading Real Estate Developer is the first real estate
developer to recognize and address the shift in Bangkok’s tenant profile to millennials. Millennials have
the benefit of witnessing massive disruptions in technology and are changing the property landscape
with them. They are not only looking for their next home or a place to live, they are seeking a place to
define their lifestyle and are changing the way they play, travel and discover.
Sansiri has paid close attention to these evolving needs and has recently introduced its new series of
mid-range condominiums, created to meet the lifestyle demands of the millennials. Personalized room
layouts, a new concept of co-sharing facilities and technology innovations are embedded in the
newly launched XT Condominium series. This new series of projects covers some of the trendiest areas
in Central Bangkok including Ekkamai, Huai Khwang and Phaya Thai and offers a collective lifestyle for
the millennials.
The XT Condominium series is one of the first to offer customers an opportunity to personalize their own
space according to their preference with various flexible room layouts to choose from. Riding on the
trend of remote working, the co-working spaces within XT Condominiums also provide young

professionals a new way of living and working through its collaborative work spaces and creative
studios. Everything is within your home.
In terms of technology, the XT Condominiums are designed to provide tenants with accessibility,
convenience as well as flexibility and are linked up with Smart Devices that allows them to control
everything from their home security to their washing machines solely with their phones. Free Wi-Fi, as
well as virtual exercise equipment and gym, are also part of the vision to provide a more connected
lifestyle. Even digital payments and electronic vehicle charging facilities are meticulously introduced
to make life seamless.
Two of the three launches, XT Ekkamai and XT Huaikhwang received overwhelming responses from
both the local and international markets. Investors who missed the projects are now anticipating the
launch of the third project - XT Phayathai, which is expected to be revealed in August!

Millennials are changing the
face of real estate
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Three UK Properties that are Suitable for Buy-to-Let
Investors

1. Westgate House at Ealing, London (West London)
Westgate House in Ealing is best known as a
landmark luxury development in West London,
appealing most to first time home buyers and
“buy-to-let” investors who are seeking luxury
living and convenience at an affordable price.
Developed by London’s largest privatelyowned residential property developer, Galliard
Homes, this leading developer has built a
reputation in building market-leading new
homes in locations that are ready for

regeneration – where people would buy, either
to live or invest at an attractive entry price.
Westgate House is no different.
It sits on a highly sought-after location in one of the most premium localities that brings you from
Hangar Lane to the Capital’s financial hub in merely 10 minutes. Offering residents immediate
access to Central line services into the heart of the Capital, together with fast and direct road
connections routing East into Central London and west to London Heathrow, the UK’s motorway
network and the South West itself, this home appeals to investors looking to “buy-to-let”.

Appealing most to first time home buyers
and “buy-to-let” investors who are
seeking luxury living and convenience at
an affordable price.
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Three UK Properties that are Suitable for Buy-to-Let
Investors

2. Stadia Three at Wimbledon, South West London
Like Westgate House Ealing, Stadia Three is set to be a landmark residential development in
South West London, Wimbledon and is most ideal for commuters in London and Buy-to-Let
investors. This flagship development comes with a rich heritage and is a part of a wider
regeneration masterplan that is expected to be transform the former Wimbledon greyhound
stadium into a dynamic new mixed-use development for South West London.
Galliard Homes has again impressed us with its choice of location offering its residents a cosmopolitan
lifestyle complete with a vast choice of European style café culture, indie boutiques, bars and
fashionable eateries. Nestled in the heart of Wimbledon, residents of Stadia Three do not have to worry
about connectivity as it still benefits from London’s transport connections with direct access to the
District and Northern lines including excellent travel connections by car to the A3.
For “Buy-to-Let” investors in Singapore,
connect with One Global Property
Services for a list of Exclusive London
properties. Founded by Mr James
Puddle, the team acts as global
property matchmakers to bring you an
international perspective in the world’s
most prestigious real estate networks.

Comes a rich heritage and is a
part of a wider regeneration
masterplan
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Three UK Properties that are Suitable for Buy-to-Let
Investors

3. The Fabric Village at Gildart Street, Liverpool

Besides Central London, many property investors have also started going beyond London to cities
such as Liverpool. Liverpool has been undergoing major infrastructure development and has seen
many businesses move from the more traditional hubs to Liverpool.
Leading property developer, YPG recently unveiled its Fabric Village development, that is expected
to change the face of Liverpool’s Fabric District. Over the years, YPG has built a reputation as a
specialist regeneration company which provides property development, construction and
management solutions in UK.
Its new Fabric Village Development sits in the heart of Liverpool that has roots dating back to the
early 19th century where many fabric manufacturing businesses were located. YPG’s Fabric Village
development is also strategically located in the Knowledge Quarter - one of the largest biomanufacturing hubs in the world with major universities and life science research centers which has
in turn created a strong and stable rental demand from a growing pool of undergraduates and
professionals. This property is at a premium location in Liverpool where restaurants, bars and
shopping centres are all at your doorstep and is most suitable for “Buy-to-Let” investors.
For more information on Fabric Village, visit One Global’s website on YPG’s Fabric Village.

Besides Central London, many property
investors have also started going
beyond London to cities such as
Liverpool.
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Spotlight: Berkeley Group, award-winning London
developer delivering quality homes and successful
places
The Berkeley Group is a FTSE 100 company with a portfolio of over 60 developments. They are a
leading developer and market leader when it comes to creating exceptional homes to live, work
and invest in. Built on 40 years of experience, Berkeley operates in cities that it knows and
understands, London, Birmingham and the South of England.
Berkeley’s developments are a destination and aspiration for home owners. The group’s key
principles on sustainability and ‘placemaking’ ensures a proven track record of delivering excellent
homes. We highlight 3 successful schemes in central London that define placemaking, due to
proximity to main transportation links, landmarks and the world’s best universities.

1. London Dock Wapping, E1W

London Dock was the former commercial hub of London and has seen its working docks
transformed into an emerging new neighbourhood that is just moments from Tower Bridge,
the Tower of London, River of Thames and the City. Filled with independent cafes,
restaurants and lifestyle amenities, this vibrant part of London is being regenerated into a
new development that is conveniently located near Zone 1 transport links and some of the
world’s top universities in London, Imperial College, London School of Economics, University
College London and King’s College London.
It brings over 6 acres of landscaped open spaces and private residents’ health and
entertainment facilities that makes it the ideal home to investors and home owners who
want to live in the city but be well connected to all major airports and the Eurostar at King’s
Cross St. Pancras.

Why London Dock?
Located in the prestigious postal code E1, close to Tower of London, this historically rich development is an
integrated mixed development with all the amenities you need, close to Tower Hill Tube Station (a Zone 1
Station). Find out more about London Dock here
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Spotlight: Berkeley Group, award-winning London
developer delivering quality homes and successful
places
2. Filmworks Ealing

Ealing, W5

Filmworks is the latest addition to Ealing’s lifestyle quarters and bustling town centre. Only 11 minutes
away from London’s Bond Street, 14 mins from Heathrow Airport and 25 minutes from Canary Wharf
via the Elizabeth Line (2019), this new exciting development is home to an exciting mix of premium
brands, a cinema, and lifestyle restaurants.
The development has been designed by award-wining architect TP Bennett, who was behind One
Hyde Park. Widely seen as the City’s most unique and appealing boroughs, Filmworks Ealing’s appeal
is about to be even more appealing with the opening of the Elizabeth Line, that puts it in the centre
of the city with unrivalled access to world-class universities.

Why Filmworks?
The opening of the Elizabeth Line will connect this premium neighbourhood to Bond Street, Heathrow
Airport and Canary Wharf. Find out more about Filmworks Ealing here.
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Spotlight: Berkeley Group, award-winning London
developer delivering quality homes and successful
places
3. Beaufort Park

Colindale, NW9

North West London’s most exciting destination, Beaufort Park, is just under 30 minutes from Central
London. Located along the Northern line, one gets to enjoy quick and easy access into the city as
well as a 24-hour weekend tube service. The development offers a unique balance of city living
intermixed with tree-line boulevards, private courtyards and landscaped parkland.
This collection of apartments is an 8 minute walk away from Colindale tube station and provides swift
journey into Central London including King’s Cross, Leicester Square and London Bridge. Surrounded
by 8 acres of beautifully landscaped gardens, its residents enjoy a fantastic range of on-site
amenities, including bars, restaurants and shops at their doorstep. Beaufort Park comes with its
renowned health and fitness destination, The Spa, that is coupled with state-of-the-art exercise
facilities and a 24hour dedicated concierge service.

Why Beaufort Park?
Launching in Singapore this September, Beaufort Park is London’s exciting new development that is a
short ride away to Central London. Home to a rich mix of shops, bars and restaurants including a Chinese
Restaurant that has been voted as “the best Dim Sum in England”, Beaufort Park is perfectly located to
access all the Capital has to offer. Find out more about Beaufort Park here

Powered by DREA

Appendices

-

Powered by DREA

New Launch Sale (Private Property) Buying Process
Things to look out for
•
T-90

1

Obtain AIP (Approval In
Principal) from a bank
(valid for 30-90 days)

•

•
T-90

2

Research on condos

•

•
3

T

T+14
to
T+21

4

Before
T+35

5

T+49

6

Decide on a new launch

Give banks a whole set of documents so you don’t
get surprises when you raise an actual loan request
Understand cash flow requirements, deadlines,
mode of payment of different fees (e.g. ABSD has to
be paid in cash first) and the different policies that
may restrict you from getting a loan (e.g. TDSR, LTV)

Cash flow

None

Do your research however note that some intangible
factors may not be quantifiable
Confirm with your bank beforehand that they will be None
able to issue a bank loan letter of offer within 14 days
of exercise of option
Many buyers have already paid the option fee
before realizing that they are unable to get a bank
loan due to TDSR, LTV or other loan restrictions
AIP is very important, buyers are recommended to fill
out the actual application form and provide the full
set of documents

5-10%
Option
fee in
Cash

Sign Option to Purchase

•

Sale & Purchase
Agreement (S&P) to be
delivered to buyer

•

Option to purchase is valid for 3 weeks from delivery
of S&P
-

Sign S&P Agreement and
return to developer

•

If buyers decide to not exercise the option, they can
be refunded up to 75% of the option fee paid (market norm)

Pay Remaining down
payment (Some developers
may allow payment to be
made within 8 weeks of
signing of OTP)

•

Different developers require down payment to be
paid at different times – buyers should check with the
developer of the condo

Pay Stamp Duty and/or
Additional Buyer’s Stamp Duty •

Stamp duty has to be paid in cash first

10-15% down
payment in Cash
and/or CPF

First 180,000: 1%
Next 180,000: 2%
Remainder: 3%

COMPLETION

When buying a newly launched
property in Singapore, do take time
to plan and take note of the above
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Resale Private Property Buying Process
Steps

T-90

T-90

1

2

Things to look out for

Obtain AIP (“Approval In
Principal”) from a bank
Valid for 30-90 days

•

Give banks a whole set of documents so you don’t
get surprises when you raise an actual loan request

•

Understand cash flow requirements, deadlines, None
mode of payment of different fees (e.g. ABSD has to
be paid in cash first) and the different policies that
may restrict you from getting a loan (e.g. TDSR, LTV)

•

Do your research however note that some intangible
factors may not be quantifiable
DREA.sg provides various information in one place so
as to make it easier to research on homes
Confirm with your bank beforehand that they will be
able to issue a bank loan letter of offer within 14 days
of exercise of option

•

Research on condos

•

Decide on a condo and make
Offer to Purchase
3

T

T+14

4

•

Pay Option fee (1% of property•
price)
•
Option to Purchase issued by
Seller and is valid for 14 days

Exercise Option to Purchase
and pay 4% Exercise fee

•
•
•
•

T+28

T+84
T+ 108

Cash flow

5

Pay Stamp Duty and/or
•
Additional Buyer’s Stamp Duty

6

Pay Remaining down
payment

None

Be careful not to download an Offer to Purchase
from unverified sources – not all documents are valid
In Singapore, and not all terms and clauses are in
1% Option
line with market norms in Singapore
fee in
Specify which fixtures are included and whether you
Cash
are buying with tenancy in the Offer to Purchase
If buying with tenancy, it is advisable to review the
rental contract and look out for tenant escape
clauses
Hire an experienced lawyer
4%
Lawyers will do title search for the buyer
Exercise
Check for major external environment changes fee in
before paying exercise fee
Cash
Buyers have the right to cancel Option to purchase
under specific circumstances
Stamp duty has to be paid in cash first

First 180,000: 1%
Next 180,000: 2%
Remainder: 3%

15% downpayment in
Cash and/ or
CPF

When buying a resale property in
On top of the
down
payment,
it is
Singapore,
doexisting
take time
to plan
and take
important
set aside budget for stamp
note
of thetoabove
duty as it needs to be paid in cash

77
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Series of Cooling Measures
Feb’10

❑ Introduced Sellers Stamp Duty (“SSD”) for private residential property
❑ Lowered Loan-to-Valuation (“LTV”) from 90% to 80% for private property

Aug’10

❑ Further increased holding period of SSD from 1 to 3 years with graduated
stamp duty
❑ Increased minimum cash payment to 10% for buyers with >1 loan
❑ Decreased LTV for multiple mortgage holders from 80% to 70%

Jan’11

❑ Increased SSD period from 3 to 4 years and increased rates (1st yr – 16%
(from 3%), 2nd yr – 12% (from 2%), 3rd yr – 8% (from 1%) and 4th yr – 4% (from
0%)
❑ Lower LTV for non-individual purchasers (50%) as well as individuals (60%)

Dec’11

❑ Introduction of Additional Buyers Stamp Duty (“ABSD”)
❑ 10% for foreigners and non-individual buyers
❑ 3% for PRs buying ≥ 2 properties and Singaporeans buying ≥ 3
properties

Sep’12

❑ Issuance of new guidelines for shoebox units

Oct’12

❑ Further LTV restrictions:
❑ Loan tenure capped at 35yrs for individual and non-individual buyers
❑ LTV for non-individual buyers lowered to 40%
❑ For 2nd mortgage loan borrowers and above, LTV lowered to 40% for
loans >30 years or extend beyond 65
❑ LTV of 60% for first time borrowers beyond 65

Jan’13

❑ Increased ABSD for Singaporean buyers (1st home – 0%, 2nd home – 0% to
7%, 3rd home – 3% to 10%)
❑ Increased ABSD for Singapore PRs (1st home – 0% to 5%, ≥ 2nd home – 3%
to 10%)
❑ Increased ABSD for Foreigners (≥ 1st home: 10% to 15%)
❑ 1st loan LTV – 80%, 2nd – 50%, ≥ 3rd – 40%; LTV will be even lower for loan
tenure of more than 30 years or where borrower is >65 years
❑ Increased cash downpayment for 1st property to 5% - 10% and 2nd to 10%
- 25%

Jun’13

❑ Introduction of total debt servicing ratio (“TDSR”)
❑ Maximum total debt limit of 60% taking into account monthly
repayment for property loan and other debt obligations
❑ Apply a haircut of 30% to all variable rental income and amortize
value of eligible financial assets when computing TDSR

Jul’18

❑ Adjustment of ABSD and LTV rates
❑ Increase of 5% ABSD across all segments for 2nd and later private
properties
❑ Lowering 5% LTV limit across all segments regardless 1st home
purchase or later

The latest round of cooling measure is
expected to deter speculators from
investing in the domestic residential
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Districts in Singapore

D1 Boat Quay / Raffles Place / Marina

D15 East Coast / Marine Parade

D2 Chinatown / Tanjong Pagar

D16 Bedok / Upper East Coast

D3 Alexandra / Commonwealth

D17 Changi Airport / Changi Village

D4 Harbourfront / Telok Blangah

D18 Pasir Ris / Tampines

D5 Buona Vista / West Coast / Clementi New Town

D19 Hougang / Punggol / Seng Kang

D6 Cityhall / Clarke Quay

D20 Ang Mo Kio / Bishan / Thomson

D7 Beach Road / Bugis / Rochor

D21 Clementi Park / Upper Bukit Timah

D8 Farrer Park / Serangoon

D22 Boon Lay / Jurong / Tuas

D9 Orchard / River Valley

D23 Bukit Batok / Bukit Panjang

D10 Tanglin / Holland

D25 Admiralty / Woodlands

D11 Newton / Novena

D26 Mandai / Upper Thomson

D12 Balestier / Toa Payoh

D27 Sembawang / Yishun

D13 Macpherson / Potong Pasir

D28 Seletar / Yio Chu kang

D14 Eunos / Geylang / Paya Lebar

