
PROPERTY PERSONALISED

Visit EdgeProp.sg to  nd properties, research market trends and read the latest news The week of December 31, 2018 | ISSUE 863-84

MCI (P) 047/08/2018 PPS 1519/09/2012 (022805)

OFFICE
Limited new supply and 

rising rents brighten 
outlook EP10

SHOPHOUSES
Ripe for the

picking 
EP14

RETAIL
Reimagining
use of space

 EP16

INDUSTRIAL
More fl exible use

of space in the offi ng 
EP18

Residential market 
to see spike in new launches

With about 60 projects slated for launch in 2019, 
are new-home sales likely to increase?

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

The Thomson area in prime District 11, with the Balestier and Toa Payoh areas beyond  

SPECIAL
PULLOUT
• Milestone

events in 2018
• New launch 

hotspots
in 2019



XXXXX

EP2 • EDGEPROP | DECEMBER 31, 2018

Residential market
to see spike in new launches

RESIDENTIAL

EDITORIAL
EDITOR | 
Cecilia Chow
CONTRIBUTING EDITOR |
Pek Tiong Gee
WRITERS | Timothy Tay, 
Bong Xin Ying, Charlene Chin
DIGITAL WRITER | Fiona Ho

COPY-EDITING DESK | 
Elaine Lim, Evelyn Tung, 
Chew Ru Ju, Shanthi Murugiah
PHOTO EDITOR | 
Samuel Isaac Chua
PHOTOGRAPHER | Albert Chua
EDITORIAL COORDINATOR |  
Yen Tan
DESIGN DESK | 
Tan Siew Ching, 
Christine Ong, Monica Lim, 
Tun Mohd Zafi an Mohd Za’abah 

ADVERTISING + 
MARKETING 
ADVERTISING SALES

DIRECTOR, COMMERCIAL 
OPERATIONS | Diana Lim
SENIOR ACCOUNT MANAGERS |
Janice Zhu, James Chua
ACCOUNT MANAGER |
Pang Kai Xin
REGIONAL BUSINESS 
DEVELOPMENT MANAGER | Cole Tan
HEAD OF MARKETING & BRANDING |
Han YaoGuang

CIRCULATION
DIRECTOR | Dominic Kevin Sim
MANAGER | Bryan Kek
EXECUTIVES |  
Malliga Muthusamy, Ashikin Kader

CORPORATE 
CHIEF EXECUTIVE OFFICER | 
Bernard Tong

PUBLISHER
The Edge Property Pte Ltd
150 Cecil Street #13-00
Singapore 069543
Tel: (65) 6232 8688
Fax: (65) 6232 8620

PRINTER
KHL Printing Co Pte Ltd
57 Loyang Drive
Singapore 508968
Tel: (65) 6543 2222
Fax: (65) 6545 3333

PERMISSION AND 
REPRINTS
Material in The Edge Property 
may not be reproduced in any 
form without the written 
permission of the publisher

We welcome your comments
and criticism: propertyeditor.sg@
bizedge.com 

Pseudonyms are allowed but 
please state your full name, 
address and contact number for 
us to verify.

| BY CECILIA CHOW |

M
ost years start at a relatively sedate pace, 

with just a sprinkling of new launches. 

Not 2019. Several developers have already 

lined up previews in January, ahead of 

Chinese New Year on Feb 5. They include 

Roxy-Pacific Holdings’ Fyve Derbyshire and RV Alti-

tude; TEE Land’s 35 Gilstead (the former Casa Con-

tendere); One Meyer by Sustained Land; and Jervois 

Prive (former Jervois Green) by a consortium led by 

the owner of Spring Court restaurant, says Ismail Ga-

foor, PropNex executive chairman and CEO. 

Another slate of new launches is being readied 

for launch after Chinese New Year, and these are of 

bigger projects, including SingHaiyi’s The Gazania 

(former Sun Rosier) and The Lilium (former How 

Sun Park). 

The two biggest projects that will be rolled out in 

2019 are the former Normanton Park (1,882 units) 

and Treasure at Tampines (former Tampines Court), 

with more than 2,000 units. “These are also likely 

to be launched in 1Q2019, after Chinese New Year,” 

says Gafoor. 

In the pipeline for launch next year are about 60 

projects (see chart). “The window of opportunity for 

launching projects is just eight to nine months,” says 

Gafoor. This is after discounting Chinese New Year 

(February), the June school holidays and December 

holidays, he says. 

Desmond Sim, CBRE executive director of research 

for Singapore and Southeast Asia, says: “Developers 

will definitely avoid the Hungry Ghost Month next 

year as well. In a bull market, people will still launch 

during the Hungry Ghost Month, and there will still 

be buyers, but not in a cautious market.” 

With the ramp-up in the number of projects com-

ing onstream, developers are also likely to deploy “all 

kinds of marketing strategies — from special offers 

at soft launches to incentivising agents — to make 

the best of their launch”, adds Sim. 

With about 60 projects slated for launch in 2019, are new-home sales likely to increase?

COLLIERS INTERNATIONAL RESEARCH, URA

Prime Districts 9, 10 and 11 account for 
24 projects — around 40% of total projects 
scheduled for launch in 2019

PICTURES: SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

Hot areas with the most launches
This year is likely to close with 40 new projects and a 

total of 14,000 units launched, says Tricia Song, Col-

liers International head of research for Singapore. In 

the pipeline for launch next year are an estimated 55 

to 60 projects, offering 17,000 to 18,000 new units. 

“Depending on market conditions, some of these pro-

ject launches may spill over into 2020,” she reckons. 

Based on en bloc and government land sale (GLS) 

sites sold from end-2017 to 1H2018, there are more 

projects that could be launched in Districts 10 and 

15, says Colliers’ Song (see chart). 

“Prime locations such as Holland Road and Bukit 

Timah in District 10 and the popular East Coast en-

clave in District 15 have not seen new launches of 

large projects — more than 250 units — in a long 

time,” adds Song. “These new larger projects are 

able to provide a variety of facilities and social spac-

es for residents.” 

New launches in the Amber Road-Meyer Road 

neighbourhood should see “keen interest”, given their 

proximity to East Coast Park and Katong,” says Ong 

Teck Hui, senior director of research at JLL. “The pop-

ularity of East Coast among the expatriate communi-

ty makes properties in the area good for both owner-

occupation and investment,” he adds. “East Coast die-

hards will eagerly await the launch of these projects.”

The Thomson-East Coast MRT Line is also expect-
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ed to be ready by 2023, notes Colliers’ Song. 

“Residents in these projects will get to enjoy the 

convenience of the commute to the city and the 

proximity of these projects to good schools.” 

‘Mega projects’ in 2019
Some districts, such as District 5, may have 

just three new projects in the pipeline: The 

two notable ones are the redevelopment of 

the Normanton Park en bloc site (1,882 units) 

and the former Park West condo (1,454 units). 

Their combined total of 3,336 units, howev-

er, is more than the 2,128 units from a total 

of 12 projects in District 10; and 1,342 units 

from eight projects in District 15. 

Normanton Park and Park West are also in 

areas that saw new launches of sizeable projects 

recently, notes Song. For example, Normanton 

Park is near the 548-unit Kent Ridge Hill Res-

idences, launched in November. Meanwhile, 

Park West is near the 520-unit Twin Vew and 

the 716-unit Whistler Grand, which were 

launched in May and November respectively.

Next year will see at least a handful of pro-

jects with more than 1,000 units. “Some of 

these launches will be spread out to 2020, as 

there were significantly fewer land sales since 

July 2018,” says Song. 

Many of these sites are redevelopments in 

privatised HUDC estates purchased en bloc from 

2H2017 to 1H2018. The biggest is Treasure at 

Tampines on the site of the former Tampines 

Court (2,225 units). Florence Residences on 

the site of the former Florence Regency (1,410 

units) is another new launch.

“Tampines Court has limited competition 

in the locality,” says Song. “But owing to the 

sheer size of the project — 2,225 units — it is 

likely to be priced competitively and still of-

fer a compelling theme.”

Keen competition
Florence Residences located on Hougang Ave-

nue 2 in District 19 is in an area that saw a 

high level of new launches in 2018: the 613-

unit Garden Residences; the 1,052-unit Affini-

ty at Serangoon; and 1,427-unit Riverfront Res-

idences. “Thus, the developer needs to either 

offer something differentiated or compete on 

pricing,” says Song. 

Two new mega projects that will feature 

about 1,000 units but occupy sites purchased 

in GLS are: the private residential project at 

Silat Avenue in Kampong Bahru (1,101 units); 

and the executive condo (EC) on Sumang 

Walk in Punggol Central, with 955 units. “The 

EC project should sell well because it’s the 

only one to be launched in 2019,” says Pro-

pNex’s Gafoor.

These launches “should be fairly exciting 

to watch”, given their huge plot sizes, which 

would allow developers to come up with inter-

esting development concepts, says JLL’s Ong. 

He sees these projects “remaking” their neigh-

bourhoods, especially if they incorporate “fresh 

ideas and concepts that spell a different liv-

ing and lifestyle experience for home buyers”.

These “mega projects” tend to be located in 

the suburbs and would, therefore, draw buyers 

looking for opportunities at, or near, entry-lev-

el pricing for new private homes, adds Ong. 

“They would meet the needs of owner-occu-

piers, including HDB upgraders.” 

The 800-unit new project on the site of the 

former Pearl Bank Apartments is another high-

ly anticipated large-scale development because 

of its city-fringe location, says Ong. He expects 

the new project to “set new benchmark prices” 

in the neighbourhood, owing to “the breath-

taking views” from the high-floor units and its 

proximity to Outram MRT station. 

Prime districts take the lead
About 40% of projects headed for launch next 

year are in prime Districts 9, 10 and 11. De-

velopers of these projects have the option of 

showcasing them overseas if sales at home are 

soft, says Nicholas Mak, ZACD Group execu-

tive director and head of research. These pro-

jects appeal to an international audience be-

cause of their freehold tenure, and proximity 

to the Orchard Road shopping belt and top in-

ternational schools, he adds. 

While the additional buyer’s stamp duty 

(ABSD) for overseas buyers is high — at 20% 

since July, from 15% previously — Singapore 

still looks compelling compared with other global 

markets such as Hong Kong, Canada, Australia 

and the UK, “which have equally high tax re-

gimes for foreign homebuyers”, points out Mak. 

In prime District 9, two projects on GLS 

sites that CBRE’s Sim considers “attractive” are: 

Frasers Property’s Jiak Kim Street develop ment 

fronting the Singapore River, and City Devel-

opments’ HAUS on Handy Road, just across 

the road from Plaza Singapura shopping centre 

and the Dhoby Ghaut MRT interchange station. 

New-home sales in 2019 could 
top 2018 volume
With the ramp-up in the number of new launch-

es next year, the number of new units sold 

could range between 8,000 and 10,000 units, 

estimates JLL’s Ong. “Demand will depend 

on economic and business conditions, which 

are contingent on external factors such as the 

[US-China] trade war.” 

The housing market is expected to be more 

challenging next year, with exuberance already 

curbed by the cooling measures in July and 

the new regulation regarding minimum average 

unit sizes outside the Central Area announced 

in October. “No further cooling measures are 

expected next year, though,” says CBRE’s Sim. 

“Still, sentiment could be hit by rising inter-

est rates.”

If demand is supply-led, new-home sales next 

year could still do better than in 2018, says Col-

liers’ Song. “1H2018 was really handicapped by 

a lack of available launches and choices,” she 

adds. “2019 should see a gradual acceptance of 

the new cooling measures.” 

She expects developers to sell 9,500 to 

10,000 new homes in 2019, “amid the sub-

stantial pipeline of new projects that could be 

launched for sale”. She adds: “Developers are 

also likely to look towards a progressive and 

sustainable sales target to achieve full take-up 

within five years.”

PropNex’s Gafoor estimates new-home sales 

next year to be in a similar range. “Despite the 

various rounds of cooling measures, and TDSR 

[total debt servicing ratio] introduced in 2013, 

the number of new homes sold in the three years 

from 2014 to 2016 were in the 7,000-to-8,000 

range,” he says. “That’s the inherent demand 

from upgraders, local and foreign homebuy-

ers. It’s not unimaginable to see sales figures 

of 9,000 to 10,000 units next year.” 

In the current market environment, devel-

opers aim to sell at least 20% of the units on 

the launch weekend, notes Gafoor. “That’s 

considered a very credible performance to-

day. Pre-cooling measures, the expectation 

was to sell 40% of the units on the launch 

weekend.” 

Price sensitivity
Developers are aware of home buyers’ “price 

sensitivity” and are pricing their projects ac-

cordingly to attract them, says Gafoor. 

ZACD’s Mak agrees, saying: “Most de-

velopers are realistic. They know it will take 

more than a year to sell all units in a project 

with more than 400 units. They are unlikely 

to slash prices to sell quickly, as this will hit 

their bottom line.”

Selling out projects too quickly will mean 

having to buy new land parcels at a higher cost 

— given the 5% ABSD that they have to pay 

upfront, adds Mak. “It makes more sense for 

them to maintain their prices at a steady pace 

of sales until after the fourth year [of launch]. 

It’s only then that developers have to decide 

whether to adjust prices. They will still have 

one more year to sell all the units in the pro-

ject before the 25% ABSD kicks in at the end 

of the fifth year.” 

As such, Mak projects price growth of 

“0% to 3%” for 2019.

Based on the en bloc and GLS sites sold from end-2017 to 1H2018, there are more projects that could be launched in District 10 (Farrer and Holland Road area, pictured), says Colliers

New launches in the Amber Road-Meyer Road neighbourhood are expected to see keen interest, 
given their proximity to East Coast Park and Katong

Normanton Park, which will be redeveloped into a new condo of 1,882 units, is one of the biggest projects 
slated for launch in 2019

E
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Homes for the wealthy — larger 
plots and higher prices for GCBs

| BY TIMOTHY TAY |

T
he total number of Good Class Bun-

galow transactions in 2018 stood at 

39 as at end-November. Leong Boon 

Hoe, chief operating officer of List So-

theby’s International Realty Singapore 

(List SIR), expects the full-year figure to match 

the 42 deals last year. 

GCB sales surged from 25 deals in 2014 to 

32 in 2015. While the sales dipped slightly in 

2016 to 29, they rose sharply to 42 last year. 

Leong attributes the strength of the GCB mar-

ket to the profile of the owners and buyers: ul-

tra-high-net-worth (UHNW) individuals with 

strong financial backing who are also long-

term property investors.     

While the property cooling measures imple-

mented in July have brought about a “wait-and-

see approach” among most property buyers, 

the niche group of GCB buyers is less affect-

ed, says Leong. Their buying decisions are not 

limited to affordability, but are instead based 

on whether “the property fits their needs, ob-

jectives and fancy”, he says.

Of the top 10 GCB sales by absolute prices 

this year, at least five changed hands in the 

months following the July cooling measures, 

according to data from URA and List SIR. 

A prominent sale is that of a GCB on Dalvey 

Road in the White House Park GCB area. It is 

the most expensive GCB transacted this year, 

according to caveats lodged with URA Realis. 

The GCB was sold for $93.9 million ($1,804 

psf) in September, just two months after the 

latest property cooling measures. The house 

sits on an elevated land area of 52,055 sq ft 

at one of the highest points in the estate, and 

was home to one of Singapore’s founding fa-

thers, the late Lim Kim San. The GCB belonged 

to the estate of Lim, who was also the first 

chairman of the HDB and oversaw the early 

development of public housing in Singapore.

On July 20, a 30,419 sq ft GCB on Belmont 

Road in the Belmont Park GCB area was sold 

for $43.5 million ($1,430 psf). A 15,070 sq ft 

GCB in the same area changed hands a month 

later, fetching $33.8 million ($2,243 psf) when 

it was sold on Aug 28.

Among the top 10 GCBs sold this year were 

a 29,149 sq ft house on Camden Park in the 

Camden Park GCB area, which fetched $40 

million ($1,373 psf) on Sept 22; and a 16,200 

sq ft house on Cluny Road in the Cluny Park 

GCB area, which was sold for $30.8 million 

($1,901 psf) on Nov 23.

GCBs are restricted properties and covet-

ed by foreigners. Some of the recent purchas-

es were by newly minted Singapore citizens 

from China, Taiwan and India, as well as se-

lected permanent residents who have obtained 

approval to purchase from the Land Dealings 

Approval Unit of the Singapore Land Author-

ity. The typical profile of GCB buyers tends 

to be UHNW families involved in the real es-

tate, fashion, F&B, engineering and construc-

tion businesses, says Leong.

Six of the top 10 GCB deals have either reached 

or exceeded $40 million in purchase price (see ta-

ble). Last year, only four of the top 10 GCB deals 

managed to either hit or cross this threshold. 

For the 39 GCBs sold by end-November, the 

average land rate translates into $1,509 psf, 

or 13.6% higher than the average land rate of 

$1,329 psf for the 42 GCBs sold last year, ac-

cording to List SIR. This is because most of 

the GCBs sold this year either occupied larger 

plots or were newly built, says Leong.

For instance, a newly built bungalow on a 

15,091 sq ft site on Jervois Hill in the Chat-

sworth Park GCB area commanded a sale price 

of $41.2 million, or $2,729 psf — an all-time-

high psf price achieved for a GCB transacted. 

For next year, Leong expects more big-plot 

GCBs to be sold, “as there are investors who 

are looking to buy such trophy assets”. Own-

ers tend to be discreet when putting up their 

properties for sale, and most have the hold-

ing power to wait for a suitable offer, he says.

Leong also expects the GCB segment to “main-

tain a similar level of performance” in terms of 

the number of deals as the past two years.

PICTURES: SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

This GCB on Belmont Road fetched $33.8 million 
($2,243 psf) when it was sold in August

The second-highest transaction of a GCB this year was the sale of this house on
Leedon Road for $57.5 million in January

The sale of this house on Jervois Hill in June at $2,729 psf achieved an
all-time-high psf price for a GCB

LIST SOTHEBY’S INTERNATIONAL REALTY SINGAPORE

Top 10 transactions in 2018 (January to November) versus 2017
LOCATION OF PROPERTY AREA  TRANSACTED UNIT PRICE LOCATION OF PROPERTY AREA TRANSACTED UNIT PRICE
 (SQ FT) PRICE ($)  ($ PSF)  (SQ FT) PRICE ($)  ($ PSF)

January to November 2018     2017      

Dalvey Road  52,055 93,900,000 1,804 Queen Astrid Park  29,709 46,000,000 1,548

Leedon Road  43,928 57,500,000 1,309 King Albert Park  39,224 43,800,000 1,117

Bin Tong Park  23,272 48,000,000 2,063 Leedon Park  31,216 40,880,000 1,310

Belmont Road 30,419 43,500,000 1,430 Victoria Park Close  29,956 40,000,000 1,335

Jervois Hill 15,091 41,200,000 2,729 Cluny Hill  15,102 35,500,000 2,350

Camden Park  29,149 40,000,000 1,373 Cluny Road  20,236 34,500,000 1,705

Coronation Road West 25,425 36,000,000 1,416 Rochalie Drive  16,770 33,000,000 1,968

Dalvey Road  20,139 35,400,000 1,757 Lermit Road  17,373 28,300,000 1,629

Belmont Road  15,070 33,800,000 2,243 Jalan Kampong Chantek  27,502 27,588,888 1,003

Cluny Road 16,200 30,800,000 1,901 Bukit Tunggal Road  20,355 26,500,000 1,302

Note: Th ese transactions are based on caveat data. Transactions with no caveats lodged are not included.

E
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Non-landed units in CCR purchased 

by PRs and foreigners

Profi le of homebuyers in CCR

Note: Caveats for 2018 are only up to fi rst week of December
Note: Caveats for 2018 are only up to fi rst week of December

Top 10 luxury condos in CCR sold in 2018*
(by absolute price)

TABLES: URA, LIST SIR

*Based on caveats lodged up to Dec 4

PROJECT  AREA (SQ FT) TRANSACTED UNIT PRICE SALE DATE
  PRICE ($) ($ PSF)

New Futura 7,836 36,280,000 4,630 May 3

Gramercy Park 7,287 24,500,000 3,362 Feb 28

Bishopsgate Residences 6,641 24,000,000 3,614 Nov 30

Nassim Park Residences 6,932 20,800,000 3,001 June 29

Th e Nassim 7,061 19,600,000 2,776 Jan 12

Boulevard Vue 4,478 18,270,240 4,080 June 23

Boulevard Vue 4,478 18,180,000 4,060 May 7

Marina One Residences 6,469 18,000,000 2,782 June 21

Th e Nassim 6,598 17,000,000 2,576 Jan 17

Le Nouvel Ardmore 3,907 16,800,000 4,300 May 21

| BY CHARLENE CHIN |

P
rices in the luxury condomini-

um market have made a come-

back this year. The 10 high-

est prices for luxury condos 

have improved from a year 

ago. In 2018, the 10 highest condo 

prices ranged from $16.8 million to 

$36.28 million, above the range of 

$16.02 million to $25.58 million in 

2017, according to List Sotheby’s In-

ternational Realty (List SIR). 

Luxury property prices have “re-

covered from the doldrums”, says 

Leong Boon Hoe, chief operating of-

ficer of List SIR.

The highest price fetched for a con-

do in the Core Central Region (CCR) 

from Jan 1 to Dec 4 was at New Fu-

tura, on Leonie Hill Road (see Table 

1). The unit sold was a 7,836 sq ft, 

five-bedroom penthouse that fetched 

$36.28 million ($4,630 psf). It was 

ranked the highest price in terms of 

absolute and psf prices. 

The condo unit that fetched the 

second-highest absolute price was at 

Gramercy Park, on Grange Road. The 

7,287 sq ft, five-bedroom penthouse 

was sold for $24.5 million ($3,362 

psf) on Feb 28. 

The third-highest price paid for a 

condo unit was at Bishopsgate Res-

idences, off Chatsworth Road. The 

6,641 sq ft, four-bedroom unit on 

the ground floor was purchased for 

$24 million ($3,614 psf) on Nov 30. 

How did Singaporean
buyers fare? 
In terms of buyer profile, the num-

ber of new homes in the CCR bought 

Surge in top-end prices in 2018 

They bought 95 units, compared with 

142 in 2017. On the other hand, for-

eigners purchased more new luxury 

homes this year (184 transactions) 

compared with last year (181). Pro-

portionally, foreigner purchases have 

risen to 33%, from 20% last year. 

Purchases of resale units in the 

CCR were a more popular option for 

Singaporeans. In 2018 up to Dec 13, 

1,699 purchases were recorded. This 

was still down from the 2,555 trans-

actions recorded last year.

Meanwhile, for both new and re-

sale non-landed homes in the CCR, 

properties priced between $2 million 

and $5 million were the most sought 

after by PRs and foreigners (see Ta-

ble 3). This trend has held through-

out 2017 and 2018. 

What’s in store for 2019?
List SIR’s Leong believes the perfor-

mance of the wider residential mar-

ket will give a good indication of the 

outlook for the luxury market in 2019. 

The 0.5% increase in URA’s private 

residential price index for 3Q2018 

shows that “home prices are stabilis-

ing, having climbed by about 7% in 

the first half of the year”, he notes. 

However, the luxury property mar-

ket is expected to be slow-moving 

in 1H2019. “Investors — both local 

and foreign — [are likely to] size up 

the global scene with respect to the 

outcome of Brexit and the US-China 

trade war,” says Leong. Sales will 

pick up in 2H2019, he says. “Prod-

uct differentiation and price points 

will be the main factors to move 

sales,” he adds.

There will be more choices for 

buyers looking at the luxury condo 

market next year, based on the sup-

ply pipeline for new condo units in 

Districts 9, 10 and 11, says Leong. 

Moreover, developers have snapped 

up prime sites at record prices, he 

adds. Hong Kong-listed Shun Tak 

Holdings purchased a 66,542 sq ft, 

freehold site on Nassim Road for $218 

million in June. The price translates 

into $2,744 psf per plot ratio (ppr), 

including development charge. 

Swire Properties, Hong Kong-list-

ed Swire Group’s property arm, 

bought the former Hampton Court 

at Draycott Park, off Ardmore Park, 

for $155 million in January 2013. 

The purchase price works out to 

$2,526 psf ppr.

Then, there is the government 

land sales (GLS) site on Cuscaden 

Road, which was purchased at $410 

million by a joint venture between SC 

Global Developments and two oth-

er Hong Kong-listed property groups 

— Far East Consortium Internation-

al and New World Develop ment. 

The price tag works out to $2,377 

psf ppr for the 61,597 sq ft, 99-year 

leasehold site. 

Will these luxury projects be 

launched at record prices? “Devel-

opers will compete on product differ-

entiation, creative pricing and mar-

keting strategies, and timing,” says 

Leong. “The five-year time frame 

to complete the projects and sell all 

the units to avoid paying the 25% 

additional buyer’s stamp duty will 

steer pricing strategies. We believe 

this will be good for the market as a 

whole, keeping price rises in check 

and sales volume chugging along at 

a healthy pace.”

He believes the Singapore market 

is “simply playing catch-up” to oth-

er global cities. “As an internation-

al gateway to global businesses and 

trade, Singapore’s residential mar-

ket has stayed muted for 15 quar-

ters,” he says. 

by Singaporeans in 2018 up to Dec 

13 stood at 272, down from 534 in 

2017, based on figures provided by 

List SIR (see Table 2). This marks a 

decline in the proportion of Singa-

porean buyers in new projects at the 

top-end of the market to 46%, from 

59% last year. 

Singapore permanent resident (PR) 

buyers have also purchased fewer 

luxury condos in the CCR this year. 

The most expensive 
condo unit sold in the 

CCR was at New Futura; it 
went for $36.28 million

At Gramercy Park, an apartment that fetched $24.5 million was the 
second most expensive condo unit sold in the CCR

E

PICTURES: SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

Table 1

Table 2

Table 3

 SINGAPOREANS SINGAPORE FOREIGNERS COMPANIES TOTAL
  PERMANENT (NON-PRS)
  RESIDENTS (PRS)

New sales

2017 534 142 181 43 900

Proportion 59% 16% 20% 5%

2018* 272 95 184 5 556

Proportion 46% 17% 33% 1%

Resales

2017 2,555 510 385 84 3,534

Proportion 72% 14% 11% 2%

2018* 1,699 378 247 54 2,378

Proportion 71% 16% 10% 2%

 BELOW $2 MIL $2 MIL TO $5 MIL ABOVE $5 MIL TOTAL

2017 451 565 194 1,210

Proportion 37% 47% 16% 

2018* 228 462 206 896

Proportion 25% 52% 23%
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Limited new supply and
rising rents brighten outlook
| BY CECILIA CHOW |

T
he office sector was the one bright spot 

in the real estate market in 2018. Av-

erage gross monthly rents for Grade-A 

office space in the CBD rose 10.8% in 

2018, according to preliminary esti-

mates by JLL Research — from $9.17 psf in 

4Q2017 to $10.16 psf in 4Q2018. It surpassed 

the 7.6% rental growth in 2017. As a whole, 

Grade-A office rents in the CBD have recov-

ered by 20.8% from the recent bottom of $8.41 

psf in 1Q2017, says JLL. 

“The outlook is positive,” says Chris Archi-

bold, JLL head of leasing. “Grade-A office rents 

in the CBD have been rising at 2% to 3% a 

quarter over the last 12 months. It will con-

tinue to trend upwards because of the under-

supply in the market over the next few years.” 

The dearth of new Grade-A supply in the 

CBD in 2019, coupled with the withdrawal of 

Chevron House for refurbishment, will further 

tighten supply, putting increased upward pres-

sure on rents, according to JLL Research. How-

ever, the availability of new supply outside the 

CBD should help relieve some pressure and 

cap CBD Grade-A rental growth. 

Capital values for Grade-A office space in 

the CBD rose 12.2% y-o-y in 2018: from $2,463 

psf in 4Q2017 to $2,763 psf in 4Q2018. This is 

faster than the 10.6% increase in 2017. CBD 

Grade-A office space has therefore seen capital 

values recover 25.2% from the recent bottom 

of $2,206 psf in 1Q2017. JLL Research says, 

“Demand-and-supply fundamentals are sup-

portive of continued steady growth in capital 

values in 2019.” 

Rapid expansion of co-working, 
flex-space operators
Demand for office space in the Downtown Core 

came up to 1.3 million sq ft in the first nine 

months of 2018 — surpassing the one million 

sq ft for all of 2017, according Mark Lampard, 

head of regional tenant representation, South-

east Asia, at Cushman & Wakefield (C&W).

Demand was driven by the rapid expansion 

of co-working operators, with Hong Kong-based 

Campfire signing on for an entire 11-storey build-

ing of 85,000 sq ft at 139 Cecil Street, a redevel-

opment of the former Cecil House. Singapore-list-

ed property giant CapitaLand took a 50% stake 

in The Work Project, which has leased 41,000 

sq ft in Asia Square Tower 2 and 31,000 sq ft in 

Capital Tower, according to C&W. In October, a 

joint venture between CapitaLand and The Work 

Project bought out Collective Works’ co-work-

ing space at Capital Tower, which occupies an 

Office potential supply: Grade-A CBD
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There was a resurgence of demand from tenants in the financial sector, with HSBC Bank concluding a deal to relocate and take up 140,000 sq ft
at Marina Bay Financial Centre Tower 2 in 2020

The Beach Road-Bugis area has undergone dramatic rejuvenation over the last few years, especially with the 
completion of South Beach (pictured) and DUO

entire floor plate of close to 22,000 sq ft.

Co-working or flexible-space (flex-space) 

operators have been a force to be reckoned 

with, and were a major source of demand for 

office space. CBRE expects leasing momentum 

from this segment to continue into 2019. “The 

scale of individual leasing deals by co-work-

ing operators is increasing and we can expect 

a few players signing deals in the 50,000-to-

75,000 sq ft range,” says Moray Armstrong, 

CBRE managing director of advisory and trans-

action services, Singapore.

Start-ups, tech firms dominate
The start-up scene in Singapore has been vibrant. 

CBRE Research estimates that Singapore-based 

startups have received a total of US$4.65 billion 

($6.37 billion) in venture capital funds. 

“Most of these start-ups are generally going 

into co-working spaces managed by third-par-

ty flex-space operators,” says JLL’s Archi-

bold. “We have seen some come out of these 

co-working spaces and move into more tradi-

tional office space, but that wave is still rela-

tively new. Most of these flex-space operators 

are expanding their portfolios so they can ac-

commodate the expansion of these start-ups 

as they grow.” 

Technology firms are still active in expan-

sionary activity. “Technology occupiers have 

been at the forefront of much of the leasing 

excitement in both the office and business 

park sectors over the past two years,” notes 

CBRE’s Armstrong. 

Several large technology players are look-

ing to expand their presence in Singapore for 

their Southeast Asia operations while many 

smaller ones continue to locate in Singapore 

because of its business-friendly environment. 

More major tech companies, including those 

from China, are expected to come to Singapore 

next year, says Armstrong.

While Grade-A space is preferred, rising 

rents mean that smaller players or start-ups 

are willing to widen their office options to in-

clude Grade B/B+ offices in choice locations, 

according to CBRE Research.

There was also a resurgence of demand from 

tenants in the financial sector, notes C&W’s 

Lampard, with HSBC Bank concluding a deal 

to relocate and take up 140,000 sq ft at Marina 

Bay Financial Centre (MBFC) Tower 2 in 2020. 

In addition, Allianz inked a lease for 50,000 sq ft

in ASB Tower (a redevelopment of the former 

CPF Building) on Robinson Road by Ascendas

SingBridge.

Limited supply until 2022
Grade-A office supply in the CBD was limited, 

with the completion of Frasers Tower in 2Q2018 

adding 663,000 sq ft to the market. Supply in 

4Q2018 consists solely of 18 Robinson with 

136,000 sq ft. “Supply will remain low at an 

annual average of 700,000 sq ft from 2019 to 

2021 — well below the 10-year annual average 

of 1.2 million sq ft,” adds C&W’s Lampard.  

The expected completion of 9 Penang Road 

and Funan in 2019 will inject 557,000 sq ft. 

This will be followed by the completion of 

ASB Tower, Afro-Asia i-Mark and Hub Syner-

gy Point in 2020, which will add 782,000 sq ft 

in the CBD. The year 2021 will mark the com-

pletion of CapitaSpring (redevelopment of the 

former Golden Shoe Carpark) with 635,000 sq 

ft of prime office space (see chart). 
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“With the newly completed projects enjoy-

ing high occupancy rates, owing to increased 

leasing demand, the office market is now firm-

ly tilted in landlords’ favour,” says Lampard. 

The next large wave of supply will come in 

in 2022, with the completion of Central Boule-

vard Towers and Guoco Midtown, which will 

inject 2.2 million sq ft of premium Grade-A 

office space.

Rejuvenation of Beach Road-Bugis area
The Beach Road-Bugis area has undergone 

dramatic rejuvenation over the last few years, 

especially with the completion of South 

Beach and DUO. Beach Centre, located op-

posite South Beach, has also been revived 

with the opening of WeWork’s flagship space 

in December 2017.

The historic Raffles Hotel is undergoing an 

extensive makeover, and scheduled to reopen 

in mid-2019. 

When completed, Guoco Midtown and the 

redeveloped Shaw Tower will reinforce the 

status of Beach Road-Bugis area “as a vibrant 

commercial hub”, complementing the Mari-

na Bay and Raffles Place business districts. 

“There is no doubt that the Beach Road corri-

dor has been transformed by the quality new 

developments that have come online,” says 

CBRE’s Armstrong. “This micro-market offers 

increasing attraction to MNCs and the quali-

ty of the tenant mix has improved markedly.”

The tenant profile at South Beach and DUO 

shows that the Beach Road-Bugis area appeals 

to “a broad mix of companies — from banks 

to tech companies”, observes JLL’s Archibold. 

Recent tenants at South Beach include busi-

ness consultants FDM Group, financial institu-

tion Sino Suisse Capital and online video firm 

Brightcove, according to Corporate Locations in 

its September Office Market View. Duo Tower’s 

latest tenants include Arab Bank; cleanroom 

and clean air devices provider Quest Technology 

Systems; and internet security firm SonicWall.

Upward trajectory in office rents
All signs point to office rents maintaining their 

upward trajectory over the next two to three 

years, albeit at a more measured pace than the 

early part of the rental recovery cycle. CBRE 

Research is projecting an 8% to 10% growth in 

Grade-A office rents in the CBD Core in 2019. 

Demand looks relatively stable while pipe-

line supply is moderating, all of which are 

posi tive indicators. “Singapore’s office mar-

ket approaches 2019 in pretty decent health,” 

says CBRE’s Armstrong. “We believe the mar-

ket-strengthening phase will continue through 

next year, underpinned by a decent level of oc-

cupier demand, limited new supply and de-

clining vacancy levels.”

The only dark cloud on the horizon is the on-

going US-China trade conflict. Negative effects of 

the trade war are already being felt. “Manufac-

turing and export growth seem to have slowed, 

dragged down by greater uncertainty in global 

markets,” notes Desmond Sim, CBRE Research 

head of research for Singapore and Southeast 

Asia. Should the conflict worsen, it could have 

a negative impact on business expansion and 

investment plans, he cautions, which could in 

turn affect office demand.

Beach Centre, located opposite South Beach, has also been revived with the opening of WeWork’s flagship 
space within the building in December 2017

Frasers Tower (pictured) was completed in 2Q2018. With limited supply pipeline over the next few years and 
low vacancy rates, rents are expected to continue on an uptrend.

E
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Shophouses ripe for the picking

Saik Road in November, according to a ca-

veat lodged with URA Realis. The freehold 

three-storey shophouse is leased to Butcher 

Boy, an Asian fusion grill and bar, on the first 

level, with offices occupying the upper floors. 

It fetched $14 million in the latest transaction, 

which translates into $4,300 psf, a new record. 

Prior to the Keong Saik Road deal, the re-

cord had been set by the sale of 21 Boon Tat 

Street. The two-storey, 999-year leasehold, 

conservation shophouse with an attic was 

sold for $16.5 million ($4,259 psf) in Octo-

ber. The property has a built-up area of 3,874 

sq ft and sits on a land area of 1,759 sq ft. 

It boasts Michelin-star restaurant Cheek by 

Jowl as a tenant on the first level. The deal 

was brokered by JLL’s Lee. 

In August, Lee brokered the sale of 64 Club 

21 Boon Tat Street was sold for $16.5 million ($4,259 psf) in October, a record price in psf terms. It was surpassed in November by the sale of 31 Keong Saik Road for $14 million, or $4,300 psf. 

| BY CHARLENE CHIN |

T
he property cooling measures in July 

have influenced the super-rich to switch 

from luxury homes to an alternative 

asset class: conservation shophous-

es, which are in limited supply, espe-

cially those zoned for commercial use in the 

prime districts

“After the cooling measures were imposed, 

we started getting more enquiries from people 

wanting to buy shophouses,” says Clemence 

Lee, JLL senior director of capital markets  who 

specialises in shophouses. “Investors started 

to shift their focus towards commercial prop-

erties due to the higher stamp duties levied on 

residential property.” 

Sales for shophouses in the 11 months from 

January to November 2018 have already hit 

$1.371 billion, based on URA data as at Nov 

16. This is close to the peak in 2012, when 

$1.385 billion worth of shophouse deals were 

concluded. Lee is expecting full year sales in 

2018 to exceed the record in 2012. 

The total transaction value in 2012 was 

$1.38 billion but the number of transactions 

then was 291, according to JLL. In comparison, 

156 shophouses have changed hands to date 

this year. This shows that the average value 

of shophouses transacted has almost doubled 

over the past six years (see table). 

Record prices
Before the property cooling measures took ef-

fect on July 6, the number of transactions for 

shophouses stood at 101. Post-cooling meas-

ures, 55 sales were logged, with new benchmark 

prices achieved in the latter part of the year. 

The latest was set by the sale of 31 Keong 

JLL

The shophouse at 64 Club Street was sold for $21.8 million ($3,880 psf), the biggest deal on the street in 
terms of absolute prices

Street, a 2,250 sq ft, two-storey shophouse on 

a 999-year leasehold site. It was a milestone 

transaction as it marked the biggest-ever deal 

on Club Street in terms of absolute prices at 

$21.8 million ($3,880 psf). The property has 

a gross floor area of 5,618 sq ft. 

The property was able to command pre-

mium pricing because it is approved for full 

F&B use, says Lee. It is currently tenanted to 

Caffé B, a Japanese-Italian fusion restaurant. 

The shophouse was previously transacted in 

March 2013 for $12.98 million. 

Change in buyer profile
In the past, shophouse buyers were a mix of 

investors and owner-occupiers. But with pric-

es having risen, the buyer profile has wid-

ened to include local and overseas high net

worth investors, family offices and boutique 

real estate funds. They perceive conservation 

shophouses as good long-term investments. 

“Beyond the strong heritage value, conser-

vation shophouses also offer capital preser-

vation even in the midst of economic uncer-

tainty,” adds Lee.

These buyers tend to zoom in on shop-

houses in prime Districts 1 and 2, particular-

ly those in the CBD, Tanjong Pagar and Chi-

natown conservation areas, as a majority of 

the units are zoned for commercial use. That 

explains the record prices achieved for shop-

houses in these areas. For instance, the buy-

er of the shophouse at 64 Club Street was a 

Hong Kong family office. Meanwhile, the buy-

er of 21 Boon Tat Street and 31 Keong Saik 

Road was reportedly Singaporean James Heng, 

founder of home grown tour operator Duck & 

Hippo group. The company was sold to Lon-

don-based Big Bus Tours, an operator of open

PICTURES: SAMUEL ISAAC CHUA/THE EDGE SINGAPORE
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YEAR NO OF TRANSACTIONS VALUE

2018* 156  $1,371,622,899 

2017 150  $1,033,063,428 

2016 216  $709,118,664 

2015 104  $657,304,688 

2014 106  $585,092,688 

2013 205  $1,265,961,593 

2012 291  $1,385,187,605 

*January to November

Y-o-y comparison of 
shophouse sales 

NO. ADDRESS POSTAL AREA TRANSACTED CONTRACT TENURE
  DISTRICT (SQ FT) PRICE ($) DATE 

1 48/49/50 Mosque Street  1  6,039  64,800,000 March 1 99 yrs from Aug  28, 2002

2 380/382/384/422 ETC Upper Bukit Timah Road  23  105,563  63,238,000 April 30 99 yrs from  March 18, 1947

3 17/45/46/61/77 Circular Road/Boat Quay  1  6,006  45,500,000 Feb 27 999 yrs from June 28, 1826

4 89 Neil Road  2  10,527  39,000,100 June 14 Freehold

5 95 Beach Road  7  3,488  32,188,800 Jan 17 999 yrs from Jan 25, 1827

6 33 Liang Seah Street  7  2,691  29,000,000 July 12 999 yrs from  Jan  25, 1827

7 381 Joo Chiat Road  15  5,705  27,000,000 March 12 Freehold

8 273/275 South Bridge Road  1  3,089  26,500,000 Feb 28 999 yrs from  Oct  1, 1827

9 77 Amoy Street  1  2,777  25,000,000 March 22 999 yrs from  Oct 01, 1827

10 40/41 Duxton Hill  2  2,540  24,800,000 Oct 19 99 yrs from  Sept 22, 1988

11 27/27A/27B/27C Tanjong Pagar Road  2  3,014  23,800,000 Jan 23 99 yrs from  Dec 19, 1994

12 64 Club Street  1  2,250  21,800,000 Aug 3 999 yrs from  Oct 1, 1827

13 52 Boat Quay  1  1,119  21,350,000 June 4 999 yrs from  April 20, 1826

14 33/35/37 Tras Street  2  4,446  21,200,000 Nov 8 99 yrs from  April 08, 1994

15 144/146/148/92/94 Rangoon Road/Sing Avenue  8  6,878  20,000,000 Jan 16 Freehold

* Based on URA Realis data downloaded as at Nov 16, 2018

Top 15 shophouse deals in 2018*

TABLES: URA, JLL

top bus sightseeing tours, which is now the 

biggest in the world

Shophouses in the city fringe, for instance 

in the Joo Chiat and Tembeling Road, Bales-

tier and Jalan Besar areas have an element of 

mixed-use, with commercial use on the first 

level and residential use on the upper floors. 

“Foreigners are restricted from buying such 

properties because of the residential compo-

nent,” says Lee. For sellers of such properties, 

it means their pool of buyers has shrunk by 

half, as only locals are eligible. The residential 

component also means the property is subject 

to additional buyer’s stamp duty. “It’s a dou-

ble whammy ” he remarks. 

Co-working drives demand
Co-working operators are a force to be reck-

oned with in the commercial space, and con-

servation shophouses are no exception. We-

Work, for instance, has opened at 22 Cross 

Street, a shophouse in China Square Central 

complex, occupying a total of 28,700 sq ft. The 

US co-working giant has nine spaces in Sin-

gapore to date. 

The Working Capitol has expanded be-

yond its flagship space at 1 Keong Saik Road, 

and taken up more space at the neighbour-

ing 3 Keong Saik Road and 120 Neil Road. 

The combined floor space is estimated at 

40,000 sq ft. It has also taken up another 

30,000 sq ft at the shophouse on 89 Neil 

Road, which brings its total footprint in the 

area to 70,000 sq ft. 

Another co-working operator  Found  has E

The shophouses at 27-33 New Bridge Road and 77 Boat Quay (right) were part of a portfolio of nine shophouses and a commercial building pur-
chased by 8M Real Estate earlier this year for $82.5 million 

cular Road and New Bridge Road neighbour-

hood. The purchase price for the portfolio was 

$82.5 million.  

In July, 8M Real Estate purchased the bou-

tique hotel Wanderlust at 2 Dickson Road in 

Little India for $37 million. It is the latest in 

taken up 10,700 sq ft on the upper level of a 

row of shophouses at Cuppage Terrace and 

another 23,000 sq ft across four shophouses 

along Amoy Street

“Co-working operators want to be located 

in more quirky spaces,” says Lee. Proximity to 

amenities like restaurants, cafes, bars and pub-

lic transport is also a factor these co-working 

operators and companies located within their 

premises look out for, he adds. Some start

ups have also opted to move into conserva-

tion shophouses as they realise they can turn 

the space into “a nice and fun environment”. 

Hotel play
The largest buyer of shophouses this year has 

been 8M Real Estate, a boutique real estate in-

vestment firm founded by Ashish Manchhar-

am. Its purchases earlier this year include a 

portfolio of nine conservation shophouses and 

a commercial building in the Boat Quay, Cir-

a string of boutique hotels purchased by the 

group. Earlier acquisitions include the former 

Club Hotel at 28 Ann Siang Road, which 8M 

Real Estate purchased for $52 million in June 

2017. It has since been repositioned and reo-

pened as Ann Siang House. Also in June 2017, 

8M Real Estate paid $75 million for the former 

79-room Naumi Liora, which occupied 10 shop-

houses along Keong Saik Road.   

Rental rates for shophouses in gentrified ar-

eas have also increased. Keong Saik Road is an 

example. Once a “red-light district”, it is a pop-

ular entertainment and dining enclave with a 

wide mix of restaurants, cafes and bars today. 

“As gentrification continues and more upscale 

tenants are attracted to the area, capital values 

of these shophouses are likely to increase, and 

with it, rental rates,” observes Lee. 

Shift to city fringe?
With prices of shophouses in the CBD area 

already at record levels, Lee expects some 

investors to look at shophouses in the city 

fringe, for instance those in the Beach Road, 

Jalan Besar, Little India and Joo Chiat are-

as. As capital values in these locations have 

not risen as much as those in the CBD area, 

investors will be able to purchase at higher 

rental yields, he adds. 

Improved fundamentals in the office sec-

tor are also likely to have a positive impact 

on the rental rates and thereby improve yields 

of office space in shophouses in 2019, notes 

Lee. Prices are also expected to continue on 

an upward trend.

Table 1

Table 2

Wanderlust was purchased by 8M Real Estate this 
year for $37 million

Lee: Beyond the strong heritage value, conservation 
shophouses also offer capital preservation even in 
the midst of economic uncertainty 

JLL
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Mall landlords and tenants reimagine space use 

retail space is expected to come on 

stream, says Knight Frank. This is 

60% more than the one million that 

entered the market in 2018. The bulk 

of the new retail space in 2019 is from 

Jewel Changi Airport (close to 579,103 

sq ft), which is said to be 90% leased 

ahead of its opening. Funan will add 

about 324,000 sq ft of retail space, 

while PLQ Mall at Paya Lebar Quarter 

will contribute 340,000 sq ft. 

The new retail spaces next year 

are not expected to compete “head-

on” with Orchard Road malls, says 

C&W’s Chua. However, the opening 

of Terminal 4 at Changi Airport would 

mean more visitor arrivals to Singa-

pore, and increased tourism spend-

ing, thereby, benefiting Orchard Road 

malls, she adds. C&W forecasts that 

prime Orchard Road retail rents could 

rise 1.5% in 2019. In prime suburban 

malls, C&W expects a 2% increase 

in rents next year on the back of im-

proved consumer sentiment.

Given their locations, the up-

coming malls in 2019 are also un-

likely to compete directly with each 

other. “Malls are very location-spe-

cific, and are generally clustered 

around transport nodes,” says Alan 

Cheong, senior director and head of 

research for Savills Singapore. “The 

catchment area is usually a 3km to 

5km radius.”

Curating tenant mix
In the past, mall owners focused on 

improving the hardware — the façade 

and interior spaces of the buildings 

— via asset enhancement initiatives. 

Recent AEI works on some older malls 

have, however, yielded diminishing 

returns, says Cheong. “Mall owners 

are now wary about spending more 

on AEI.” 

These days, mall landlords are 

increasingly paying attention to cu-

rating the right tenant mix to pull 

in the crowds, says Wendy Low, ex-

ecutive director and head of retail 

at Knight Frank Singapore. These 

include a range of entertainment, 

amusement as well as fitness and 

wellness centres. 

Malls that provide “athleisure or 

amusement offerings” continue to 

attract the community — whether 

family members or friends — to bond 

and be entertained, says Low. Malls 

that have been successful in doing 

this include VivoCity with its Time-

zone flagship store, and the newly 

opened Superpark at Suntec City. 

“The experiential trend will be an 

increasingly crucial aspect for mall 

landlords to consider and follow, as 

they seek ways to stand out from the 

rest,” she notes. 

More retailers are investing in 

technology and adopting cashless 

payment systems such as QR codes 

to simplify and speed up the shop-

per experience, continues Low. Re-

tailers are looking at ways to reim-

agine their service offerings with 

| BY TIMOTHY TAY |

W
ith e-commerce chang-

ing consumer behav-

iour, even retailers and 

mall owners on Or-

chard Road are look-

ing at ways to convert footfall into 

sales. There has been a restructuring 

of offerings in shopping malls, with 

an increased focus on activity-based 

and F&B tenants, observes June Chua, 

Cushman & Wakefield (C&W) head 

of leasing, commercial/industrial. 

Current trends in the retail scene 

include pop-ups, multi-label concepts 

and the introduction of co-work-

ing spaces, continues Chua, “all of 

which strive to keep the mall expe-

rience fresh for shoppers”. Landlords 

and retailers are expected to invest 

more in technology to “seamlessly 

integrate the online and offline ex-

perience” for consumers, she adds.

Prime Orchard Road malls tracked 

by C&W saw retail rents edge up 

0.9% in the first nine months of this 

year, while rents of suburban malls 

climbed 2.9% over the same period. 

“The indication is that well-managed 

malls with superior locations have al-

ready come out of the woods and are 

able to attract the bulk of footfall and 

command higher rents and enjoy full 

or near-full occupancy,” says Chua. 

Today, prime monthly retail rents 

in the Central Region range from $30 

to $50 psf, while rents in the subur-

ban areas are $25 to $32 psf, says 

Lee Nai Jia, Knight Frank senior di-

rector and head of research.

However, overall retail rents in 

the Central Region are expected to 

decline further, ending the year with 

a 2% to 3% fall. “We believe retail 

rents will bottom out in 2019,” C&W’s 

Chua says. “Sentiment on the econ-

omy and job market is still [optimis-

tic] and could have a positive spill-

over effect on consumer confidence 

and spending.”

New supply of 1.7 million sq ft
Next year, about 1.7 million sq ft of 

A view of prime Orchard Road — Singapore’s most famous shopping strip

JustCo at Marina Square occupies 60,000 sq ft on the third level and caters for 
more than 1,000 members at the co-working space The upcoming Jewel at Changi Airport will add 579,100 sq ft of retail space next year

JEWEL CHANGI AIRPORT DEVT

PICTURES: SAMUEL ISAAC CHUA/THE EDGE SINGAPORE
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Major upcoming retail supply in key precincts
(above 50,000 sq ft NLA)

Nett lettable retail space (’000 sq ft)
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more “one-stop-shop experiences”. 

More collaboration is also expect-

ed among different trades, she adds.

Co-working in malls
Co-working has also provided a 

new lease of life for malls, especial-

ly on the upper floors, which typi-

cally suffer from lower footfall. One 

example is JustCo, which took up 

an entire floor plate of 60,000 sq ft 

on the third level of Marina Square. 

The co-working space has a mix of 

office suites and hot desks that ca-

ter for over 1,000 members. 

In June last year, Hong Kong-

based co-working operator The Work 

Project opened its flagship space of 

21,000 sq ft on the fourth level of 

OUE Downtown Gallery. 

The entry of co-working operators 

to fill up malls reflects “the dire situ-

ation” in shopping centres, says Sav-

ills’ Cheong. However, it also shows 

that bigger co-working space operators 

are now willing to pay higher rents to 

secure space within malls, he adds. 

Next year is the year that “experi-

ential retail will be tested”, says Sav-

ills’ Cheong. “Experiential retail will be 

a good line of defence for mall own-

ers against the onslaught of e-com-

merce. If [experiential retail] fails to 

draw in higher footfall, there would 

be no choice but [for landlords] to 

substantially lower rents.” The retail component of Paya Lebar Quarter will comprise 340,000 sq ft of retail spaceE

LENDLEASE
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D
yson, the British firm famous for its 

bladeless fans and bagless vacuum 

cleaners, announced in October that 

it would be building its first electrical 

vehicle factory in Singapore. Construc-

tion is scheduled to start in December and to 

be completed in 2020. The new electric vehi-

cles are expected to roll off the assembly lines 

in early 2021. 

The production manufacturing facility will 

build on Dyson’s existing advanced motor and 

battery expertise in Singapore and draw on 

the nation’s expertise in R&D, advanced man-

ufacturing, automation and access to supply 

chains, says the company.

“Singapore continues to attract higher-val-

ue-added manufacturing companies, such as 

Dyson, to set up manufacturing facilities,” 

says Brenda Ong, executive director of indus-

trial and logistics at CBRE. “Given the skilled 

labour and strong government support, more 

of these advanced manufacturing companies 

are focusing on production of parts for robot-

ics, Internet of Things and autonomous vehi-

cles here.”

Strong demand for warehouse, 
high-value-add space
In July last year, e-retail giant Amazon.com 

launched Prime Now to households in Singa-

pore, offering same-day delivery service. To 

meet that promise, Amazon opened a 100,000 

sq ft Prime Now warehouse near Jurong.

With the rise in e-commerce and expecta-

tions of faster delivery time, there is a strong 

focus on shortening last-mile delivery time, ob-

serves CBRE’s Ong. “At the same time, there 

is an increasing need to consolidate at a retail 

and warehouse level to ensure that costs are 

kept competitive for retailers and consumers.” 

Interest in the logistics sector of the indus-

trial space is expected to remain strong, espe-

cially as the government places a strong focus 

on scaling up the urban logistics in Singapore, 

says Ong. “Confidence in the warehouse sector 

is evident; more third-party logistics providers 

[3PLs] are expanding here.” Notable 3PL ware-

houses in the pipeline include Bollore Logis-

tics’ warehouse on Sunview Way (0.54 mil-

lion sq ft); Schenker Singapore’s warehouse 

on Alps Avenue (0.55 million sq ft); and Yus-

en Logistics’ warehouse on Tuas Avenue 13 

(0.22 million sq ft). 

Sectors that continue to drive leasing de-

mand were those in the high-value-added in-

dustries, such as precision engineering and 

electronics, with specific requirements such 

as clean rooms, says Ong. 

Based on JTC statistics, industrial leasing 

volume from January to October surpassed the 

annual leasing tally in 2017 by 8.6% y-o-y to 

$55.04 million, according to CBRE. Occupan-

cy rates were shored up, especially in build-

ings with higher specifications, and there was 

also a stronger take-up in recently completed 

warehouses. As a result, net absorption sur-

passed net supply in 3Q2018, which led to a 

0.4 percentage point increase in the overall oc-

cupancy rate to 89.3%. 

Stronger leasing performance in higher-spec-

ification industrial properties is expected to 

keep rents and capital values stable over the 

next 12 months, says Ong. “However, this is 

also fairly dependent on how companies in-

tend to adjust their business strategies based 

on the ongoing [US-China] trade war.”

Slow demand for multiple-user 
factory space 
The multiple-user factory space segment saw 

negative absorption of 0.37 million sq ft over 

the same period from January to October. CBRE 

attributes this mainly to the Central region, 

where negative net absorption was about 0.96 

million sq ft. Coupled with the total net sup-

ply of 0.28 million sq ft in 3Q2018, vacancy 

rates rose slightly by 50 basis points to 14.5%. 

“Overall demand for strata-titled industri-

al properties continued to remain slow, espe-

cially as buyers’ choices depend on the re-

maining land lease tenure and location,” says 

CBRE’s Ong. Overall strata deal count rose 

0.6% y-o-y to 828 units in 2018. At the same 

time, overall caveat sales volume exceeded 

2017 sales volume by 6.9% at $898.12 mil-

lion. According to caveats lodged with URA, 

58% of the transacted units had remaining 

lease tenures of 30 to 59 years. Strata-titled 

developments in the Central region achieved 

the highest sales volume, accounting for 37% 

of total units, notes CBRE.

In the absence of sites with long tenures 

from the Industrial Government Land Sales 

programme, developers are venturing into 

the private market for such industrial sites. 

Examples include Oxley-SLB Development’s 

joint purchase of Pei Fu Industrial Building 

for $76.25 million in April 2018; and Zhao Zhi 

Chao’s purchase of Citimac Industrial Complex 

for $430.1 million in July 2017. Both proper-

ties have freehold tenures.  

Tapering supply
Total completed industrial space in 2018 was 

about 10 million sq ft, says Tricia Song, head 

of research for Singapore at Colliers Interna-

tional. This is about half the 20.9 million sq 

ft built in 2017. Song expects new supply to 

increase to 13.8 million next year, across all 

industrial segments, before easing from 2020. 

She sees future supply of industrial space re-

maining “significantly below” the 16 million 

to 21 million sq ft completed between 2013 

and 2017. “This should bring some relief to 

industrial landlords,” adds Song. 

While rents for high-specification space are 

More flexible use of space in the offing

Industrial strata transaction volume*
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expected to inch up, Colliers expects those of 

older industrial spaces to decline slightly or 

flatten out.

While industrialists are buying for their own 

use, real estate investment trusts (REITs) and 

property funds continue to be the main source 

of demand for industrial property. Colliers no-

ticed growing institutional interest in acquir-

ing industrial spaces, especially in niche sec-

tors such as data centres, hi-spec facilities and 

modern ramp-up logistics buildings in 1H2018. 

Data centres are increasingly sought after 

by some investors, property funds and REITs, 

says Nicholas Mak, ZACD Group executive di-

rector of research. “Data centres cater to the 

growing data needs of the expanding popula-

tion of mobile phones and mobile devices. But 

they also require large investments and spe-

cialised operators to maintain such centres.”

Business parks
In the business park segment, demand was 

driven by qualifying users from the science, 

technology and media industries. Agribusiness 

group Wilmar International is developing a 

new facility in Biopolis, one-north. The facili-

ty will be built by Boustead Projects. 

More recently, within the Biopolis cluster 

of one-north, US-based Eli Lilly and its sub-

sidiary Lilly Centre for Clinical Pharmacology 

(LCCP) opened a 40,600 sq ft research facility 

in Synapse in November. China-based insur-

ance group, Ping An, officially opened One-

Connect Financial Technology (Singapore) 

last month. It spans 15,000 sq ft at Mapletree 

Business City II.

“Business park demand will be sustained 

by cost-conscious companies that do not need 

to be in the CBD and are looking to relocate in 

business parks to achieve cost savings,” says 

Christine Li, head of research for Singapore at 

Cushman and Wakefield (C&W). This will un-

derpin the demand for business parks, particu-

larly in the city fringe, as they are more highly 

sought after by MNCs, she adds.

Blurring of lines 
There is an increasing demand for more flex-

ible use of industrial space arising from the 

blurring of lines between manufacturing and 

services, observes Tay Huey Ying, head of re-

search at JLL Singapore. 

In Woodlands, JTC is test-bedding a mul-

ti-tenanted building on a site zoned Business 

1-White to support manufacturing companies 

in co-locating their service-driven activities 

such as R&D and after-sales support, along-

side their manufacturing operations. JTC will 

allow a wider range of uses in the Business 1 

component, including industrial-related uses 

that are closely linked to or provide critical 

support for the industrial sector.

“If successful, the industrial landscape could 

see the introduction of more of such flexible 

facilities to cater to the evolving needs of in-

dustrialists,” says Tay. “Developers and indus-

trial property owners could also explore ways 

to future-proof their facilities, such as incor-

porating flexibility into the building’s design 

for future modification without having to tear 

down and rebuild.” 

The industrial property market reached 

a point of “stabilisation” in 2H2018, notes 

CBRE’s Ong. “Most of the supply pressure has 

been alleviated”. Most of the projects in the 

pipeline over 2019 to 2021 are targeted at sin-

gle-users, and upcoming major multiple-user 

developments are JTC facilities, she adds. “On 

the back of a moderating pipeline supply, the 

pickup in leasing demand for buildings with 

higher specifications has helped support oc-

cupancy levels.”

The Dyson campus in the UK. The company will open its first electric vehicle factory in Singapore in 2020.

E

BLOOMBERG

*Data as at Dec 17               ^January to November
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Balmoral Gardens unit tops gains for 2018

E

Top 10 gains and losses from Jan 1 to Dec 4

URA, EDGEPROP

Most profi table deals

Note: Computed based on URA caveat data as at Dec 11 for private non-landed houses transacted between Jan 1 and Dec 4. Th e profi t-and-loss computation excludes transaction costs such as stamp duties.

Non-profi table deals

 PROJECT DISTRICT AREA (SQ FT) SOLD ON (2018) SALE PRICE ($ PSF) BOUGHT ON PURCHASE PRICE ($ PSF) LOSS ($) LOSS (%) ANNUALISED LOSS (%) HOLDING PERIOD (YEARS)

1 Turquoise 4 3,746 Sept 5 1,175 Nov 7, 2007 2,545  5,132,280 54 7 10.8

2 Th e Tate Residences 9 3,229 April 25 2,477 Aug 3, 2007 3,500  3,301,500 29 3 10.7

3 Turquoise 4 2,433 Jan 29 1,476 Oct 29, 2007 2,586  2,700,240 43 5 10.3

4 Seascape 4 2,680 Sept 11 1,716 Nov 16, 2011 2,700  2,636,000 36 6 6.8

5 Turquoise 4 2,411 March 21 1,493 Oct 29, 2007 2,562  2,577,600 42 5 10.4

6 Grange Infi nite 9 2,217 June 8 2,052 Sept 28, 2007 3,181  2,503,000 35 4 10.7

7 Turquoise 4 2,088 July 5 1,485 Feb 20, 2008 2,658 2,450,300 44 5 10.4

8 Th e Berth By Th e Cove 4 2,939 Feb 28 1,106 Oct 4, 2011 1,919  2,388,824 42 8 6.4

9 Turquoise 4 2,400 Jan 18 1,491 Oct 19, 2012 2,446  2,292,000 39 9 5.3

10 Th e Oceanfront @ 

 Sentosa Cove 4 5,242 April 3 1,374 July 23, 2007 1,780  2,130,000 23 2 10.7

 PROJECT DISTRICT AREA (SQ FT) SOLD ON (2018) SALE PRICE ($ PSF) BOUGHT ON PURCHASE PRICE ($ PSF) PROFIT ($) PROFIT (%) ANNUALISED PROFIT (%) HOLDING PERIOD (YEARS)

1 Balmoral Gardens 10 4,758 May 4 2,295 Nov 26, 2002 368  9,170,315 524 13 15.4

2 Nassim Mansion 10 3,520 June 5 2,841 Nov 20, 2003 994  6,500,000 186 7 14.6

3 Balmoral Gardens 10 4,779 May 4 2,268 March 27, 1996 1,046  5,841,318  117 4 22.1

4 Urban Resort 

 Condominium 9 4,715 July 12 2,948 Feb 25, 2016 1,803  5,400,000  64 23 2.4

5 336 River Valley 9 3,068 July 4 3,586 April 6, 2011 1,891  5,200,000  90 9 7.2

6 Th e Claymore 9 3,348 May 3 2,629 March 8, 2004 1,225  4,700,000  115 6 14.2

7 Ardmore Park 10 2,885 Feb 19 2,912 Aug 7, 2003 1,300  4,650,000  124 6 14.5

8 336 River Valley 9 1,539 July 4 3,248 Feb 8, 2001 494  4,240,000  558 11 17.4

9 Grange Residences 10 2,852 Jan 10 2,805 March 5, 2004 1,354  4,139,105 107 5 13.9

10 Th e Claymore 9 3,348 June 14 2,629 Aug 1, 1995 1,604  3,429,000  64 2 22.9

| BY CHARLENE CHIN |

T
he seller of a unit at Balmoral Gardens, 

on Balmoral Road in District 10, made 

the top gain of $9.17 million over the 

period of Jan 1 to Dec 4. The 4,758 sq 

ft unit on the third floor was bought 

for $1.75 million ($368 psf) in November 2002, 

and sold for $10.9 million ($2,295 psf) on May 

4. The seller reaped a 524% profit, or an an-

nualised profit of 13% over 15.4 years. 

The transaction at Balmoral Gardens was 

part of a bulk purchase by Aurum Land, the 

boutique development arm of Woh Hup Group. 

Eight units were purchased on May 4, at an 

average price of $10.4 million ($2,316 psf), 

based on caveats lodged with URA. The bulk 

purchase totalled $83 million and marked the 

first transaction in the development since 2012. 

In February, the 40-unit Balmoral Gardens 

was put up for collective sale, but the attempt 

failed. The asking price then was $92 million, 

or a land rate of $1,872 psf per plot ratio. 

The second top gain made over the period in 

review — a 186% profit of $6.5 million — was 

at Nassim Mansion, on Nassim Hill in District 

10. A 3,520 sq ft, four-bedroom unit on the third 

floor was purchased for $3.5 million ($994 psf) in 

November 2003, and sold for $10 million ($2,841 

psf) on June 5. This means the seller made an 

annualised profit of 7% over 14.6 years. 

The freehold, 72-unit Nassim Mansion was 

completed in 1977. 

The third-highest profit made was also in 

a resale at Balmoral Gardens, which raked in 

a 117% profit of $5.84 million. The 4,779 sq 

ft unit on the third floor was bought in March 

1996 for $5 million ($1,046 psf), and sold for 

$10.84 million ($2,268 psf) on May 4. This 

translates into an annualised profit of 4% over 

22.1 years. This transaction also formed part 

of the bulk purchase by Aurum Land.

The sale of a unit at the freehold Urban Resort 

Condominium, on Cairnhill Road in District 9,

was the fourth most profitable transaction in the 

period in review, making a 64% profit of $5.4 

million. The 4,715 sq ft, four-bedroom unit on 

the 17th floor was bought in February 2016 for 

$8.5 million ($1,803 psf), and sold for $13.9 mil-

lion ($2,948 psf) on July 12. The seller therefore 

made an annualised profit of 23% over 2.4 years. 

The 64-unit Urban Resort Condominium 

was completed in 2012. It is a seven-minute 

walk to Somerset MRT station, and a 13-min-

ute walk to the Orchard Road shopping belt. 

The fifth-highest gain made in the period 

in review was in a resale at 336 River Valley 

— the seller reaped a 90% profit of $5.2 mil-

lion. The 3,068 sq ft unit on the 13th floor was 

bought in April 2011 for $5.8 million ($1,891 

psf), and sold for $11 million ($3,586 psf) on 

July 4. This translates into an annualised prof-

it of 9% over 7.2 years. 

This resale was part of a bulk purchase by Far 

East Organization, which paid $124.1 million for 

27 units — 23 apartments and four penthouses. 

This translates into an average of $2,574 psf, 

based on a total built-up area of 48,222 sq ft. 

The purchase of the 28th and final unit is 

still underway, pending a court order for the 

sale to go through, says Stella Hoh, director 

of Richmond Capital Investments, which put 

up the units for sale in May.

336 River Valley, previously known as AA 

Centre, is a 14-storey residential and commercial 

development on River Valley Road in District 9.

During the period of Jan 1 to Dec 4, three 

of the top five losses arose from transactions 

at Turquoise, on Cove Drive in Sentosa Cove. 

Turquoise is a 91-unit condo in District 4 that 

was completed in 2010.

The biggest loss was incurred in the sale 

of a 3,746 unit, four-bedroom unit on the 

sixth floor of the development. Having sold 

the property for $4.4 million ($1,175 psf) 

on Sept 5, the seller sustained a 54% loss 

of $5.13 million. The unit was purchased in 

November 2007 for $9.53 million ($2,545 

psf). Over a holding period of 10.8 years, 

this translates into an annualised loss of 7%. 

The seller of a unit at The Tate Residences,

on Claymore Road in District 9, made the sec-

ond top loss of $3.3 million for the period in 

review. The 3,229 sq ft, four-bedroom unit on 

the 27th floor was bought for $11.3 million 

($3,500 psf) in August 2007, and sold for $8 

million ($2,477 psf) on April 25. This trans-

lates into a 29% loss, or an annualised loss of 

3% over 10.7 years.

The Tate Residences, by Hong Leong Hold-

ings, comprises 85 freehold units and was com-

pleted in 2011. 

The third top loss for the period in review 

— a 43% loss of $2.7 million — was sustained 

in another resale at Turquoise. The owner of 

a 2,433 sq ft, four-bedroom unit on the fourth 

floor sold the property for $3.59 million ($1,476 

psf) on Jan 29, having purchased it in Octo-

ber 2007 for $6.29 million ($2,586 psf). He in-

curred a 5% annualised loss over 10.3 years. 

The fourth-biggest loss was made in the re-

sale of a 2,680 sq ft, four-bedroom unit on the 

fifth floor of Seascape — the seller sustained a 

36% loss of $2.64 million. The unit was bought 

for $7.24 million ($2,700 psf) in November 

2011 and sold for $4.6 million ($1,716 psf) on 

Sept 11. Over a holding period of 6.8 years, 

this translates into an annualised loss of 6%. 

Completed in 2011, the 151-unit Seascape 

is on Cove Way, also in Sentosa Cove and an 

eight-minute walk from Turquoise.

Another resale at Turquoise made the fifth 

top loss for the period in review. A 2,411 sq 

ft, three-bedroom unit on the fourth floor was 

sold for $3.6 million ($1,493 psf) on March 21, 

sustaining a 42% loss of $2.58 million for the 

seller. The unit was purchased in October 2007 

for $6.18 million ($2,562 psf). Over a holding 

period of 10.4 years, the seller incurred an an-

nualised loss of 5%.

A unit at Balmoral Gardens made the top gain for the period under review, raking in a $9.17 million profit

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE
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Mortgagee sales 
may rise in 2H2019

BUILDING NAME/ADDRESS FLOOR AREA   TYPE OF   PRICE FETCHED OPENING MARGIN DISTRICT
 (SQ FT) DATE (2018) SALE SECTOR SUBSECTOR   AT AUCTION ($)   PRICE ($)  (%) 

25 Pasir Ris Way   9,892  May 21 Mortgagee Residential  Landed   5,000,000   5,000,000  0 18

Th e Berth by Th e Cove  2,938  Feb 28 Mortgagee Residential  Non-landed   3,250,000   3,280,000  -1.0 4

683 Hougang Avenue 8  1,334  Feb 27 Mortgagee Retail  HDB shophouse   2,700,000   2,700,000  0 19

International Plaza  936  March 22 Mortgagee Commercial  Offi  ce   1,710,000   1,750,000  -2.0 2

Th e Commerze @ Irving  1,690  Aug 24 Mortgagee Industrial  Non-landed   990,000   1,060,000  -6.6 13

Biggest deals under the hammer in 2018

JLL SINGAPORE RESEARCH
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ers’ listings increased to 615 in 2018, up 43% 

from 430 in 2017 (see Chart 1). Owners’ sales, 

however,  fell to 11 in 2018 (to end-November), 

from 12 transactions in 2017. Mortgagee sales 

declined to 23 transactions in 2018 (to end-No-

vember), from 36 in 2017. 

Impact of cooling measures 
As with the rest of the property market, de-

mand in the auctions segment was dampened 

by the property cooling measures in July. This 

was especially so for one- and two-bedroom 

unit types, which many investors look out for, 

says Joy Tan, head of auction and sales at Ed-

mund Tie and Co (ET&Co).

This particular group of investors has 

“channelled their interest to industrial and 

commercial properties instead”, says Tricia 

Song, head of research for Singapore at Col-

liers International. Consequently, the propor-

tion of residential property listings has con-

tracted, notes Song. In 2017, it was 54%. In 

1H2018, the proportion of residential listings 

was 52%. However, following the property 

cooling measures, the proportion dropped to 

47% (see Chart 2).  

Interest in large three- and four-bedroom 

apartments priced below $2 million remains 

healthy, says ET&Co’s Tan. Such units appeal 

mainly to owner-occupiers. 

 

Biggest transactions under the hammer
In the biggest transacted residential deal for 

the year (see table), a semi-detached house 

at 25 Pasir Ris Way in the eastern corner of 

Singapore was sold for $5 million ($505 psf) 

in May. With a land area of 3,999 sq ft and a 

built-up area of 9,892 sq ft, the unit attract-

ed 15 bids. The mortgagee sale was brokered 

by ET&Co.

The second-largest residential transaction 

was the sale of a duplex penthouse on the 

sixth- storey of The Berth by the Cove. The 

2,938 sq ft, four-bedroom unit was sold for 

$3.25 million ($1,105 psf) at an auction con-

ducted by ET&Co in February, and marked the 

first sale of a unit in Sentosa Cove at an auc-

tion this year. The previous owner had pur-

chased it for $5.64 million ($1,919 psf) in 2011. 

Positive outlook for auction market
The property cooling measures in July had 

affected the resale market, which saw a sig-

nificant drop in transactions in 2H2018. Sell-

ers in the secondary market are expected to 

face greater difficulty in disposing their prop-

erty as more buyers turn to new launches 

next year. Mok Sze Sze, JLL Singapore head 

of auction and sales, expects more owners 

to turn to the auction market to list their 

properties.

Mortgagee sales are also set to rise. “With 

the trade war and the current market senti-

ment, we foresee an increase in mortgagee 

sales of 10% to 15% in 2019 compared with 

this year,” adds Mok. 

ET&CO’s Tan sees mortgagee sales being 

“muted” in 1H2019. With interest rates ex-

pected to rise in the middle of next year, she 

expects an increase in the number of mortga-

gee sale listings in 2H2019.

Colliers International director of capital 

markets and investment services, Steven Tan 

sees collective sale beneficiaries turning to 

the auction market to shop for a replacement 

home next year. 

ET&Co’s Tan agrees. “Many en bloc benefi-

ciaries see auctions as an opportunity to hunt 

for a good buy, especially mortgagee sales.”

Industrial and commercial listings are also 

expected to rise, and this will be particular-

ly so “for strata shops that were built in the 

last five years and priced above $3,000 psf”, 

according to Sharon Lee, senior director and 

head of auction and sales at Knight Frank Sin-

gapore. “We can expect a positive outlook for 

the auction market,” she says. E

A semi-detached house at 25 Pasir Ris Way was sold for $5 million ($505 psf) in May

ET&CO                                         

| BY BONG XIN YING |

M
ore owners are choosing to list their 

properties on the auction market 

this year. Including re-listings, the 

number of properties put up for 

sale at auctions totalled 1,087 this 

year (as at Nov 30). This was 35.4% higher 

than the figure in 2017. According to Colliers 

International, the figure is the highest record-

ed since 2008.

From Colliers’ data, the total number of mort-

gagee listings in 2018 increased to 472, up 27% 

from 373 in 2017, while the number of own-

Mortgagee sales versus owners' sales 
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| BY CECILIA CHOW |

W
hile Singaporean buyers are still 

interested in shopping for prop-

erty overseas, they are some-

what more cautious. “This is 

because of the proliferation of 

property market regulations, the rising cost of 

finance, uncertainty surrounding Brexit and, in 

some markets, a high volume of new supply 

weighing on prime prices,” writes Liam Bailey,

Knight Frank global head of research, in a 

Dec 17 report titled “Prime Global Forecast 

2019”. Muted growth is expected next year, 

says Bailey. 

In the UK housing market, lingering uncer-

tainty over Brexit has led more people to pre-

fer renting instead of buying, says Doris Tan, 

regional director of Strawberry Star, who spe-

cialises in international property marketing.

Australian property prices have been on a 

tear, especially those in Sydney and Melbourne, 

fuelled by foreign buying interest. That has led 

to the Australian government’s hike in stamp 

duties for foreign buyers.

Tan sees buying interest returning to Perth, 

as “prices there have fallen significantly com-

pared with Sydney and Melbourne”. 

Next year is likely to see interest in emerging 

markets such as Bangkok, Thailand; Phnom 

Penh, Cambodia; and Ho Chi Minh City, Vi-

etnam. Tan also expects to see investor in-

terest in resort properties in Japan, particu-

larly Niseko. 

In August, the New Zealand government 

banned foreigners from buying existing homes. 

The exceptions were Australians and Singapo-

reans, owing to free-trade deals with the two 

countries. Tan therefore sees buying opportu-

nities in New Zealand for Singaporean buyers.  

In the current environment, “developed 

markets” still have the broadest appeal, says 

the Urban Land Institute and PwC in their No-

vember report titled “Emerging Trends in Real 

Estate — Asia-Pacific 2019”. 

Australia remains the most popular choice 

because of sound fundamentals, with rela-

tively high yields and good prospects for rent 

increases, according to the report. The coun-

try’s deep and liquid markets offer a port in 

a storm. It also found Japan sharing many of 

the same attributes.

Australia remains the most popular choice because of sound fundamentals

Buying opportunities
in overseas markets
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Investors still consider Sydney (pictured) and Melbourne to be top investment markets
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O
n the first weekend of De-

cember, Australian devel-

oper Crown Group show-

cased its Mastery by Crown 

Group project in Singa-

pore. It was part of a global launch 

that kicked off simultaneously in 

Sydney, Jakarta and Shanghai in 

mid-November; followed by Hong 

Kong at end-November; Singapore 

in early December; and Tokyo in 

January next year. 

Upon completion, the project lo-

cated in Waterloo, Sydney will have 

five towers with 374 luxury apart-

ments, restaurants, cafés and shops.

According to Iwan Sunito, Crown 

Group chairman and group CEO, for-

eigners generally make up 30% to 

40% of the buyers of his residential 

projects. They include Chinese, In-

donesians and Singaporeans.

Higher stamp duties
Over the past two years, the Austra-

lian state governments have raised 

buyer’s stamp duty and surcharges 

for foreign homebuyers in an effort 

to tame property prices, particu-

larly in cities such as Sydney and 

Melbourne. 

Foreign homebuyers in Sydney 

have to pay an 8% surcharge (from 

4% before), on top of a 7% buyer’s 

stamp duty from July this year. In 

Melbourne, the foreign buyer’s sur-

charge is 7%. Foreign homebuyers in 

South Australia were likewise hit with 

an additional stamp duty of 7% from 

January this year, while those in West-

ern Australia will have to pay addi-

tional buyer’s stamp duty of 7% from

January 2019.

The latest upswing in the property 

market has seen “extraordinary price 

growth” in Sydney and Melbourne, 

says Craig Godber, CBRE Australia 

head of residential research. House 

prices in Sydney rose 46% from 

2012 to 2017. “Foreign investment 

in Australian residential properties 

peaked in 2015/16, further stoking 

the strong demand conditions in Syd-

ney and Melbourne, but has fallen 

since,” he adds.

Higher stamp duties on foreign 

purchasers is just one of a range 

of factors that have significantly 

dampened foreign demand, says 

Leigh Warner, head of residen-

tial research at JLL Australia. Oth-

er factors include Chinese capital 

controls and domestic credit con-

ditions. “With the Sydney and Mel-

bourne housing markets being in 

late-cycle, more buyers are look-

ing elsewhere at present,” he adds. 

“We don’t expect a further decline 

in foreign buyer demand because 

it has already fallen to quite mod-

erate levels.”

Crown Group’s Sunito points out 

that even the governments of Singa-

pore, Hong Kong and Canada have 

raised stamp duties for purchases by 

foreign homebuyers in recent years. 

“Nevertheless, there are still inves-

tors who want to deploy their money 

overseas, and real estate is the pre-

ferred choice,” he says. 

Sunito cites his father’s experi-

ence. Originally from Indonesia, his 

father purchased his first property in 

Sydney in 1995 for A$100,000. “To-

day, that same property is worth A$3 

million [$2.9 million],” he relates. 

“Even my own property investments 

in Singapore haven’t grown by the 

same pace. That’s why Asians still 

favour Sydney.” 

‘Hard landing’?
A recent Organisation for Economic 

Cooperation and Development (OECD) 

survey on Australia, released earlier 

in December, highlighted risks relat-

ed to housing and debt. While house 

prices have eased recently, they re-

main high — for example, prices in 

Sydney and Melbourne have more 

than doubled since 2005. 

Historically, price falls of 5% to 

10% are associated with cyclical down-

swings in the Australian property 

market, notes CBRE’s Godber. With 

a higher volume of new apartments 

being completed next year in sub-

markets such as inner Brisbane and 

inner Melbourne, residential proper-

ty prices in these submarkets could 

fall more than 10% in 2019. “We in-

terpret price falls as markets correct-

ing rather than crashing,” he says.

JLL Australia’s Warner sees “the 

possibility of further tightening of 

credit, uncertainty around a feder-

al election where the impact of neg-

ative gearing changes will be front 

and centre, plus high prices and debt 

levels”. These are factors that could 

affect the Australian property mar-

ket next year, he adds. 

Warner does not expect a hard 

landing. “None of these factors alone 

or together will necessarily cause a 

bigger downturn,” he adds. “But they 

do make [the Australian property mar-

ket] very vulnerable to an external 

shock to our economy at present”.

Increase in ‘non-price incentives’
As more projects complete in 2019, 

developers of new apartments priced 

at the same level as 18 months ago 

may need to adjust prices to meet the 

changing level of demand, says Mi-

chelle Ciesielski, head of residential 

research at Knight Frank Australia. 

Eighteen months ago, new apartments 

in Sydney were priced at an average 

of A$1,300 psf; in Melbourne, they 

averaged A$901 psf.

However, Ciesielski sees develop-

ers of new projects in Melbourne and 

Sydney increasing “non-price incen-

tives” to draw in buyers instead of 

adjusting prices.

Crown Group’s Sunito says there 

have been only two new project launch-

es in the prime area of Sydney since 

June. “There is no large supply com-

ing in,” he observes. “Chinese devel-

opers are exiting the market because 

of their government’s capital controls.” 

In the luxury property markets, with 

only a limited pipeline of new prime 

residential projects slated for launch 

in Sydney next year, Knight Frank’s 

Ciesielski is projecting an overall price 

growth of 2% to 3% in 2019. 

“Melbourne will welcome more 

new prime projects in 2019, so the 

city is forecast to see a more sus-

tainable 1% to 2% price growth in 

its prime residential market over the 

same period,” she adds.

Bracing for a price correction

A view of Sydney Opera House and the city skyline. In July, the New South Wales state government doubled its foreign buyer’s stamp duty to 8%.

In December, Crown Group launched its latest Sydney residential project,
Mastery by Crown Group

By end-2019, Perth, Adelaide and Sydney will align with Melbourne’s (pictured)
foreign buyer’s stamp duty rate

CROWN RESIDENCES

CROWN GROUP
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P
ublic-listed Thai property developer 

Sansiri showcased four of its Bangkok 

projects in Singapore over the week-

end of Nov 24 and 25. The projects 

were XT Ekkamai in Sukhumvit; XT 

Phayathai, located within a five-minute walk 

of the Phayathai BTS station; The Base Saph-

anmai, located a five-minute drive from the 

Don Mueang Airport; and The Line Wong-

sawang, just 200m from the Wongsawang 

train station. 

According to Sansiri, pre-sales to foreign 

property buyers totalled THB12.56 billion 

($526.4 million) as at Nov 5, which means it 

is close to achieving its target of THB13 bil-

lion for the full year. The firm is projecting a 

40% increase in international property sales 

from last year. 

In general, the Bangkok residential mar-

ket saw a higher concentration of launches in 

2H2018 than in 1H2018, according to James 

Pitchon, executive director of research and 

consulting at CBRE Thailand. Most of these 

launches in the latter part of the year were lo-

cated on extensions of the mass transit line, 

he notes. The average price of new condos 

launched as at 3Q2018 was THB137,933 psm, 

up 26.4% y-o-y, says CBRE.

Foreign interest in Bangkok’s residential 

launches has come mainly from Chinese buy-

ers, notes Pitchon. “Some developers have be-

come very reliant on sales to foreigners and 

have, in some cases, reached the 49% limit, 

which was very rare in the past.” 

Bangkok is also a popular destination for 

Singaporean investors. Based on CBRE data, 

Singapore buyers made up the ninth-largest 

group of foreign purchasers in Bangkok. 

Next year, emerging markets such as Bang-

kok, Cambodia and Ho Chi Minh City are ex-

pected to continue to attract Singaporean in-

vestors looking for alternative markets, says 

Doris Tan, regional director of Strawberry Star 

property group.

Sales to Chinese purchasers and other for-

eigners are expected to slow in 2019, though, 

says CBRE Thailand. “In some cases, foreign 

purchasers have been promised unrealistic re-

turns such as 7% to 8% yields and price in-

creases of 10% a year,” says Pitchon. “In many 

cases, these returns are unlikely to be achieved 

and overseas sentiment towards Thai property

could change.” 

There are no property cooling measures to 

deter foreign buyers in Thailand. Amid con-

cerns over elevated household debt, howev-

er, Thailand’s central bank tightened borrow-

ing criteria for domestic home purchasers in 

October. With effect from Jan 1, 2019, buyers 

of homes worth more than THB10 million, or 

buyers of second homes are required to make 

down payments of at least 20%. Loan-to-value 

ratios have also been capped at 80%. Banks 

will be restricted from providing loan advanc-

es that exceed the value of a property. 

As a result, CBRE expects domestic demand 

for residential properties to contract. More de-

velopers are expected to turn to foreign buy-

ers to make up for the shortfall. Foreign buy-

ers “pay primarily from their own funds”, as 

they are unable to obtain mortgage financing

from Thai banks, notes Pitchon.

On the one hand, home sales are expected 

to slow, as a result of reduced local end-user 

demand. Rents are expected to stay flat. The 

expatriate population, which accounts for 95% 

of the rental market in the CBD, is expected 

to stay stagnant next year. As prices have ris-

en while rents have not, yields are expected 

to be compressed. 

On the other hand, Bangkok is set to face a 

“huge wave of infrastructure investment”, says 

a report released by Urban Land Institute and 

PwC in November. These investments are ex-

pected to transform public transport in Bang-

kok and open up a number of new locations 

for real estate investment and development. 

This development will bode well for real es-

tate prices and rents of future projects located 

along these new public transport lines. 

Bangkok beckons

In general, the Bangkok residential market saw a higher concentration of new launches in 2H2018 than in 1H2018
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In October, listed property developer City Developments previewed in Singapore the first phase of 
its London residential project, Teddington Riverside, located along River Thames

Birmingham (pictured) is regarded as the second fastest-growing UK city in 2018, and has emerged as one of the 
investment hotspots in 2019

SEVEN CAPITAL CITY DEVELOPMENTS

Brexit clouds outlook in housing market

tional property marketing teams, observes Tan. 

Buying opportunities
However, the UK market still presents buy-

ing opportunities, especially in regional cit-

ies, adds Tan. 

This is in line with the investment hotspots 

in 2019 identified by UK developer Seven Cap-

ital, in a release on Dec 11. Birmingham — re-

garded as the second fastest-growing UK city 

in 2018 — topped the list. Its current popu-

lation of close to 1.15 million is expected to 

grow by 13.5% to 1.3 million over the next 20 

years. Property prices are said to have grown 

36.8% since 2013. 

Another catalyst is the High Speed 2, a high-

speed railway that is under construction. It is 

expected to connect London, Birmingham, 

the East Midlands, Leeds and Manchester, 

and scheduled to complete in phases between 

2026 and 2033. With HS2, London will be even 

more accessible to Birmingham. 

Manchester is another investment hotspot. 

Its population this year was 545,500, and is 

likely to grow by 14% over the next 20 years. 

Property prices over the past decade have in-

creased 27%, and have gone up 33.6% since 

2013. In 2016, Manchester was voted “Best 

UK City to Live”. 

The third investment hotspot identified 

by Seven Capital is Liverpool. Its economy is 

considered the fastest growing in the UK, bol-

stered by flagship developments such as the £5 

billion ($8.7 billion) Liverpool Waters scheme 

and the Regenerating Liverpool master plan. 

The plan is to bring 38,000 new jobs to the 

city and deliver 35,000 new homes by 2033, 

which will boost the population from 491,500 

to above 500,000. Property prices have risen 

23.5% over the past five years. 

The other three investment hotspots in 2019 

are Edinburgh, Leicester and Slough, accord-

ing to Seven Capital. 

Increasing interest from new buyers
Some investors may have become “sceptical” 

about the UK market, but others see the cur-

rent uncertainty “as an opportune time to take 

stock”, says Tan. 

While activity in the UK housing market 

has slowed, Knight Frank data points to an in-

crease in registrations of interest by new pro-

spective purchasers in London “to levels last 

seen in early 2015 — well before the EU Ref-

erendum”, says Bailey. 

Political uncertainty is currently the sin-

gle biggest risk for buyers and sellers, con-

cedes Bailey. “Once this risk recedes, market 

sentiment should strengthen accordingly,” 

he adds.

| BY CECILIA CHOW |

T
he uncertainty over Brexit has taken 

a toll on the UK housing market, both 

in terms of sentiment and transaction 

volume. “The housing market in Eng-

land and Wales has seen a slowing in 

both transactions and price growth since ear-

ly 2018 and these trends are gathering pace as 

the end game for the Brexit negotiations has 

moved closer,” comments Liam Bailey, Knight 

Frank’s global head of research. “The prime 

market in London has been particularly affect-

ed, with transactions lower by 20% in Octo-

ber on a year-on-year basis.” 

Prices have largely adjusted for the stamp 

duty hike, which was introduced in 2014. The 

result is that the average price fall in prime 

London was 15%, while transaction volume 

has plunged 40% since 2014, according to an 

Oct 12 market comment by Property Vision, 

a UK-based property buyer advisory firm. 

Holding back
The mounting uncertainty in the Brexit is-

sue has made potential homebuyers, includ-

ing investors from Singapore, more cautious, 

says Doris Tan, regional director of Strawber-

ry Star, an international property company. 

Tan is a 30-year real estate veteran, spe-

cialising in marketing overseas, especially 

UK, property in Singapore. “The UK property 

market is in limbo, with little direction for in-

vestors and owner-occupiers. Potential home-

buyers have therefore held back on their pur-

chases, preferring to rent instead.”

2018 was a year of two halves for UK 

property launches in Singapore. “The first 

half was strong, with many launches,” says 

Tan. “The second half was slower, owing to 

uncertainty over Brexit and the UK econo-

my. The British pound has also fallen sharp-

ly as a result.”

Developers with projects in the UK will 

continue to showcase them at roadshows in 

Asia next year, as buying interest in China 

and Hong Kong remains healthy, says Tan. 

“Singaporeans have perhaps either over-

bought in London, or feel that it’s time to 

take a breather.” 

Owing to the dearth of sales in Singapore in 

recent years, some UK developers have scaled 

down on weekend roadshows here. This has, 

in turn, taken a toll on some of the internation-

al property consultancies. While JLL, Straw-

berry Star and One Global continue marketing 

UK and other overseas projects in Singapore, 

others have reduced the size of their interna-

The prime market in London has been particularly affected, with transactions lower by 20% in October on a y-o-y basis, says Knight Frank
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