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CapitaLand’s M&A will give it access to Ascendas-Singbridge’s Changi Business Park

Revelry turned quiet 
luxury at Rivière
The site’s legacy, 300m river frontage, proximity to 
two MRT stations and design by SCDA Architects are 
expected to draw both investors and owner-occupiers.

Turn to our Cover Story on Pages 8 & 9.
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Scale model of the 36-storey twin-tower luxury residential project, Rivière, designed by SCDA Architects
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JTC launches two sites 
under industrial GLS 
programme 
JTC has launched two sites un-
der the first half of the 2019 in-
dustrial government land sales 
(IGLS) programme – one for 
tender and the other for ap-
plication. 

The site at Senoko Drive is 
zoned for industrial use un-
der “B2”, and measures 1.22ha 
with a gross plot ratio of 2.5. 
The land is under a 30-year ten-
ure, and is the last of the five 
confirmed list sites under this 
IGLS programme. 

The tender for the Senoko 
Drive site will close on July 
23, at 11am. 

The other site, at Tuas Av-
enue 6, is also zoned under 
“B2” industrial use and spans 
0.54ha. With a gross plot ra-
tio of 1.4, it has a 20-year ten-
ure. This is the sixth of seven 
reserve list sites for this IGLS 
programme. 

Applications can be sub-
mitted to JTC for the Tuas 
Avenue 6 site, which will be 
released for sale only if it re-
ceives a minimum offer that 
is acceptable to the govern-
ment, JTC says. 

Newton Lodge launches 
second collective sale 
attempt at $44 mil 
Newton Lodge, a 16-unit apart-
ment near Novena, is making 
its second try at a collective sale 
following its attempt in Janu-
ary, at the same asking price of 
$44 million, or $1,468 psf per 
plot ratio (ppr). 

The reserve price translates 
to $1,359 psf ppr once the ad-
ditional 8% bonus gross floor 
area (GFA) for balconies and 
communal areas is included. 
Development charges are not 
payable for the redevelopment. 

The property, a six-minute 
walk to Novena MRT Station 
on the North-South Line, is on 
a freehold site spanning 21,409 
sq ft. It is zoned for residen-
tial use under the 2014 Master 
Plan, with an allowable gross 
plot ratio of 1.4.

The property may be rede-
veloped into a low-rise apart-
ment project comprising up 
to 27 units averaging 1,076 sq 
ft each. 

The tender for Newton Lodge 
closes on July 11, at 2.30pm. 

Cascadale at Upper 
Changi Road East up for 
collective sale at $270 mil 
Owners of the 134-unit, free-
hold Cascadale, at Upper 
Changi Road East in District 
16, have launched their prop-
erty for collective sale for the 
first time at the reserve price 
of $270 million, or $1,071 psf 
per plot ratio. 

The price tag includes an 
estimated development charge 
of $17 million before factoring 
in any bonus gross floor areas. 

Cascadale sits on a 167,528 
sq ft site zoned for residential 
use, with a gross plot ratio of 
1.6. It is a seven-minute walk 
to Upper Changi MRT Station 
on the Downtown Line, and is 

close to Singapore University of 
Technology & Design (SUTD), 
Changi City Point, Changi Busi-
ness Park, Singapore Expo and 
Changi Airport. 

The property may be rede-
veloped into a condo compris-
ing 292 units, each at 915 sq ft, 
says JLL, which is marketing 
the property. 

Office and retail space at 
the Octagon for sale at 
$43 mil  
A freehold ground floor retail 
space and two office floors at 
the Octagon on 105 Cecil Street 
are up for sale at $43 million, 
which translates to $3,500 psf 
for the ground floor retail unit 
and $2,450 psf for the two of-
fice floors.

The space for sale is on the 
first, second and fourth floors 
of the building. It occupies a 
total area of 15,995 sq ft: the 
retail floor occupies 3,617 sq 
ft, while the two upper office 
floors cover 6,189 sq ft each.  

The ground floor unit is cur-
rently leased to a fitness cen-
tre, while the two upper office 
floors are occupied by two sep-
arate childcare centres. 

The Octagon is a 25-storey 
office building with two levels 
of basement carpark, located at 
the junction of Boon Tat Street 
and Cecil Street in Singapore’s 
CBD. It is a nine-minute walk to 
Raffles Place MRT Station, and 
a three-minute walk to Telok 
Ayer MRT Station. 

The tender for the space will 
close on July 3 at 3pm. 

Jervois Prive previews at 
prices from $2,816 psf
Jervois Privé in Tanglin launched 
its showflat preview at 8 Jervois 
Lane on May 25, with special 
pricing for early birds.

At 100A Jervois Road, the 
45-unit condominium is sur-
rounded by Good Class Bun-
galows, high-end residenc-
es and foreign embassies in 
District 10. 

There will be one-bedders 
at 549 sq ft, priced from $1.62 
million; two-bedroom units 
from 689 sq ft, priced from 

$2.01 million; three-bedroom 
units from 1,109 sq ft, at pric-
es from $3.18 million. Ear-
ly bird prices will start from 
$2,816 psf.

The 27,109 sq ft site was 
built on the former Jervois 
Green development, which 
was acquired by Midas Land 
back in December 2017. 

It is designed by four-time 
President Design Award-win-
ning architect Yip Yuen Hong, 
and modelled after the old 
black-and-white colonial-styled 
estates that form part of the 
heritage of the Tanglin precinct. 

Jervois Privé is a 13-minute 
walk to Redhill MRT Station. It 
is also close to shopping desti-
nations such as Tanglin Mall, 
Great World City and Valley 
Point. Facilities at the devel-
opment include a 25m swim-
ming pool, a jacuzzi pool, a 
BBQ pit and dining pavilion, 
an indoor gym and an outdoor 
fitness area on the rooftop of 
the development.

Singapore is second most 
attractive office location 
for tech, media and 
telecomms: Colliers 
Singapore is the second most 

attractive office location for 
the tech, media and telecom-
munications sectors, ahead of 
Shenzhen and behind Banga-
lore, based on a Colliers re-
port on Asian office markets 
released on May 27.

Technology, media and 
telecommunications (TMT) 
have become a “key driver” 
of demand for office space, 
says Colliers. Larger tenants 
tend to be concentrated in the 
CBD or CBD fringe locations, 
while smaller tenants tend to 
be located in business parks, 
notes Colliers. 

Singapore reflects a “high 
availability of talent”, which 
“outweighs a lower ranking on 
property metrics”, notes Col-
liers. The Shenton Way/Tan-
jong Pagar area has the high-
est occupancy rate for office 
tenants in the TMT sector, at 
21%. This is followed by City 
Hall, with an occupancy of 
17%, and Raffles Place, at 12%. 

The “high accessibility” 
and ongoing rejuvenation of 
the area attract tenants to the 
Shenton Way/Tanjong Pagar 
area, says Colliers. Two new 
Grade-A buildings were com-
pleted in 2016, and a couple 

more are expected to be com-
pleted in 2020-2021. The area 
is served by three MRT sta-
tions: Raffles Place, Tanjong 
Pagar and Telok Ayer. 

Bangalore scores first place 
due to its “high long-run GDP 
growth, depth of talent pool, 
high availability of quality of-
fice stock, low staff costs and 
rents, and low-living cost”, the 
report states. The top three of-
fice spaces are located at Outer 
Ring Road (ORR), Whitefield 
and North Bengaluru. 

The ORR is easily acces-
sible and houses a large tech 
cluster, with the highest office 
stock in the city. However, Col-
liers expects demand to shift 
towards Whitefield as ORR has 
an “overburdened infrastruc-
ture” and “limited vacancy”. 
To attract demand, Whitefield 
has quality supply at compet-
itive rents, with the upcoming 
completion of the metro rail 
to fuel further demand. 

Although North Bengalu-
ru is not a TMT cluster, Col-
liers expects ample new sup-
ply of office stock. However, 
the road networks are poor in 
the area, it notes.  

Shenzhen comes in third 
place due to the development 
of its tech sector that houses 
large TMT groups and R&D 
bases. The three clusters that 
stand out are in Nanshan: Hi-
Tech Park Middle Zone, Hi-Tech 
Park South Zone, and Houhai. 

Hi-Tech Park Middle Zone 
is an established cluster, hous-
ing the headquarters of Ten-
cent, Baidu and ZTE. The cur-
rent office vacancy rate stands 
at about 24%. It is served by 
one metro line and numerous 
bus lines. 

Hi-Tech Park South Zone 
comprises universities, R&D in-
stitutions and business parks, 
with a current office vacan-
cy rate at 35%. It is current-
ly served by one metro line. 

Houhai, a younger tech clus-
ter, has attracted firms such 
as Lenova and Alibaba. It has 
ample availability of Grade-A 
office buildings and a vacan-
cy rate of 18%. It is served by 
two metro lines, and one up-

JLL

JLL

Newton Lodge sits on a freehold site spanning 21,409 sq ft

Cascadale sits on a 167,528 sq ft site zoned for residential use
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coming metro line. 
Nanshan benefits from support-

ive policies from the central govern-
ment, points out Colliers. Although 
there is a high supply of new office 
space, demand and supply should 
balance out by end-2020, it adds.

The study takes into account the 
best office market locations based 
on existing tech clusters, availabil-
ity of quality office stock, accessi-
bility and rents. 

Maldives to achieve more 
than $622 mil of resort 
transactions in 2019: JLL 
The Maldives’ hospitality indus-
try is set to see its “highest ever” 
transaction level in 2019, with more 
than US$450 million ($622 milllion) 
worth of resort transactions either 
completed or under offer, accord-
ing to real estate consultancy JLL.

Previously dominated by Asian 
investors, the Maldives is now at-
tracting cross-border capital from 
Europe and the US, JLL says. 

In the first quarter of 2019, the 
tourism market of the Maldives ex-
perienced a 15% y-o-y increase in 

visitor arrivals, according to the 
Ministry of Tourism. In January 
alone, arrivals from the largest re-
gional source market of Europe rose 
by 9%. Other notable markets in-
clude India and the US, which saw 
increases of 86% and 44% y-o-y 
respectively. 

“In the next nine to 12 months, 
we expect more of our European 
and American clients to enter the 
Maldives hospitality market,” says 
Charlie MacIldowie, vice president 
of JLL Hotels & Hospitality Group.

So far this year, JLL has brokered 
the sale of two hospitality brands. 
In April, German-based Seaside Ho-
tels & Resorts acquired Finolhu Mal-
dives, a resort in Baa Atoll, at an es-
timated US$90 million. In February, 
Conrad Maldives Rangali Island re-
sort, part of Hilton Worldwide Hold-
ings, was sold to American private 
equity giant Blackstone Group for 
an undisclosed sum.

CapitaLand forms new 
executive committee, business 
structure 
CapitaLand has made several key 

executive appointments effective 
July 1, in line with its new business 
organisation structure following its 
Ascendas-Singbridge acquisition, it 
announced on May 27. 

The acquisition, set to be complet-
ed by end-June, will see CapitaLand 
having over $123 billion of assets 
under management, it highlighted. 

A CapitaLand Executive Commit-
tee (CL Exco) will be formed to pro-
vide strategic business planning and 
organisation integration, and will be 
led by group CEO Lee Chee Koon. Its 
members include: 
• Manohar Khiatani, senior executive 

director. He will assist the group 
CEO in matters relating to organ-
isation integration, India and the 
business park businesses. Khiatani 
is currently deputy group CEO of 
Ascendas-Singbridge.

• Jason Leow, president, Singapore 
& International. He will oversee 
the business and growth of Cap-
itaLand Group in Singapore and 
internationally, excluding China 
and India.

• Lucas Loh, president, China. He 
will oversee the business and 
growth in the region. Both Leow 
and Loh will drive growth across 
diversified real estate classes in-
cluding commercial; retail; busi-
ness park, industrial and logistics; 
integrated development, urban de-
velopment and residential.

• Jonathan Yap, president, Capita-
Land Financial. He will oversee 
the Group’s REITs and business 
trusts, as well as private and third- 
party funds. He will also oversee 
the Group’s India business. He is 
currently the group chief operat-

ing officer and group chief finan-
cial officer of Ascendas-Singbridge.

• Tan Seng Chai, chief corporate & 
people officer. He is currently group 
chief people officer.

• He Jihong, chief corporate strategy 
officer. She will identify strategic 
business focus areas and formu-
late corporate strategies to en-
sure long-term sustainable busi-
ness results for the group. She is 
currently chief investment officer 
of Ascendas-Singbridge.

• Lynette Leong, chief sustainabili-
ty officer. She will be responsible 
for the group’s sustainability strat-
egy and policies, and integrating 
them into its business and oper-
ations’ strategic environmental, 
social and governance efforts at 
various stakeholder levels. She is 
currently chief business innova-
tion officer.

• Wen Khai Meng, senior adviser, 
group strategy.

• Andrew Lim, who will remain as 
group chief financial officer. 

• Kevin Goh, who will continue as 
CEO of The Ascott Limited to over-
see the growth of CapitaLand’s 
lodging business.
CapitaLand will also set up a 

Group Centre of Excellence (COE) 
to focus on building capabilities, 
innovation and setting standards 
for business sectors and operat-
ing platforms that the group par-
ticipates in. The Group COE’s fo-
cus areas comprise urban strategy, 
business communities development, 
retail innovation, customer servic-
es & solutions, sustainability and 
digital & technology.

Khiatani will oversee the COEs 

for business communities develop-
ment and customer services & solu-
tions. Leow will oversee the COE 
for retail innovation, and Loh will 
oversee the COE for urban strategy.

Colin Low appointed as 
Frasers Hospitality Trust CEO 
Frasers Hospitality Trust has ap-
pointed Colin Low, its former head 
of investment, as its CEO.

Low will succeed Eu Chin Fen in 
the position, from July 1. Eu will 
move on to Frasers Hospitality, a 
business unit of Frasers Property 
Limited, as chief investment officer.

Low, 42, was previously head 
of hotel investment properties for 
EMEA (Europe, the Middle East and 
Africa) at CBRE. 

He has seven years of experience 
with the Frasers Property Group, 
first as director of business devel-
opment at Frasers Hospitality, from 
2011 to 2014, and subsequently as 
head of investment of Frasers Hos-
pitality Asset Management, a po-
sition he has held since the listing 
of Frasers Hospitality Trust in 2014 
until 2018. 

 
C&W’s UK residential team 
appoints John Koh to 
head international project 
marketing  
Cushman & Wakefield’s (C&W) 
UK residential team has appoint-
ed John Koh as its head of interna-
tional project marketing. Based in 
Singapore, Koh will lead a new in-
house team specialising in the sale 
of new-build London and UK resi-
dential developments.

He he ld  former  pos i t ions 
at PropNex, Colliers and Knight 
Frank, and marketed a wide range 
of leading projects for many large 
and high-profit developers in the UK.

Neil Batty, C&W’s head of the 
global international project mar-
keting business, says: “The UK, in 
particular London, has traditional-
ly been a popular investment des-
tination for Asian investors. This 
investment appetite continues to 
grow, particularly for well-located 
developments.”

The real estate services compa-
ny currently operates internation-
al project marketing teams across 
Asia including Hong Kong, Shang-
hai and Beijing. — Compiled by 
Charlene Chin

JLL

CUSHMAN & WAKEFIELD

Jervois Privé on Jervois Road previews at early bird pricing from $2,816 psf

The Octagon is located at the junction of Boon Tat Street and Cecil Street 
in Singapore’s CBD

Cushman & Wakefield’s UK residential 
team has appointed John Koh as its head 
of international project
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Colin Low will succeed Eu Chin Fen as 
Frasers Hospitality Trust CEO from July 1
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| BY AMY TAN |

M
ainboard-listed Metro Holdings has 
appointed Yip Hoong Mun as its 
group CEO and executive director 
with effect from June 1. He suc-
ceeds Lawrence Chiang, who will 

step down on May 31 and be adviser of the 
group with effect from June 1. This is in line 
with the group’s property investment and de-
velopment strategies. 

Yip currently serves as Metro’s deputy group 
CEO, a position he assumed in May last year. He 
has also been appointed as group CEO and CEO 
of Metro China Holdings since January 2017. 

“Succession planning has always been a 
priority to ensure the continuity and execu-

tion of core strategies at Metro,” says Metro’s 
chairman Winston Choo. 

Yip has over 30 years of experience in ex-
ecutive and senior management roles in stra-
tegic planning, operations, hospitality, real 
estate investment and development. He start-
ed his career with Indeco Engineers and later 
moved on to BP South East Asia. 

Prior to joining Metro Holdings, he spent more 
than 20 years within CapitaLand Group where 
he served different roles in various business 
units. He was the managing director of Ascott 
China in 2003 and then the CEO, Asia Pacific 
and Gulf Region, of the Ascott Group in 2006.

Subsequently, he has been involved in prop-
erty developments in the Gulf Region, Vietnam 
and Indonesia of CapitaLand Group. 

Over the years, Metro has grown to become a 
property and retail group with investments and 
operations in the region. Today, it has two core 
business segments: property investment and de-
velopment, and retail. Its key markets are Sin-
gapore, China, Indonesia and the UK. 

Metro’s retail arm serves customers through 
a chain of three Metro department stores in 
Singapore, and another 11 department stores 
in Indonesia. 

Meanwhile, its property arm owns and man-
ages several prime retail and office properties 
in first-tier cities in China, such as Shanghai 
and Guangzhou. It also has properties in Sin-
gapore, China, Indonesia and the UK. 

In April, a 50:50 joint venture between Met-
ro Holdings and Evia Real Estate paid $395 

million for 7 and 9 Tampines Grande. On its 
part, Metro invested about $45.6 million for 
its 50% capital commitment share. 

Situated in Tampines Regional Centre, the 
Grade-A office development comprises two 
blocks of eight-storey office towers linked by 
a double-volume entrance lobby, with retail 
and F&B outlets on the ground floor.

The development has a site area of 86,110 
sq ft and gross floor area of 361,660 sq ft. With 
a net lettable area spanning 288,000 sq ft, it 
has a 91% committed occupancy rate, with 
key tenants including Hitachi Asia, AIA Sin-
gapore and Sysmex Asia Pacific.

Looking ahead, Yip says he will build upon 
the group’s foundation and pave the way for 
similar collaboration opportunities. 

SPOTLIGHT

Yip Hoong Mun appointed as Metro
Holdings group CEO

MARKET TRENDS

| BY CHARLENE CHIN |

I
n line with rising demand for food factories 
and central kitchens in Singapore, real es-
tate consultancy Colliers expects such facil-
ities to offer the more attractive yields com-
pared to office and retail, it highlighted in 

a report released on May 29. 
Colliers forecasts that food factories with 

30-year land tenures are able to offer yields of 
about 6-7%, compared to 3.25-3.65% for office 
properties, and 4.4-4.9% for retail properties. 

Demand for food factories and central kitch-
ens in the country has risen over the years, 
with a focus on major food zones in the east, 
north-east and central regions, the report states.

A total of 637,115 sq ft of food factory space 
(equivalent to 1-2% of current food factory 
stock) has come into supply in 2019 to date, 
a surge from the 31,431 sq ft completed in the 
whole of 2018. 

Factory rents and prices in major food 
zones in the east, north-east and central re-

gions have outperformed the west and north 
regions, based on JTC data, according to the 
report. Colliers believes that this is due to their 
close proximity to the city centre or residen-
tial estates, which facilitates food catering and 
delivery services. 

However, in established food zones in the 
west region (Pandan Loop, Jalan Tepong) 
monthly rents can range from $1.50-2.40 psf, 
while those in the north region (Senoko Av-
enue, Mandai Link) can fetch $1.80-2.40 psf.

Mature food manufacturing areas such as 
MacPherson, Pandan Loop and Bedok North 
are able to maintain occupancy between 80% 
and 100%, reveals the report. Meanwhile, 
those in newer and further-off locations, such 
as Tuas and Senoko, tend to have occupancies 
of around 60%.

Colliers also found that well-located food 
factories with better facilities such as freezers 
can fetch about 25-35% higher prices than oth-
ers. In March 2017, US-based PGIM Real Es-
tate acquired 1 Buroh Lane, a cold store food 

distribution centre, at $300 psf, Collier high-
lights. In March 2019, WTT Trading divested 
its food factory with a cold store at 3 Mandai 
Link for $325 psf.

The increased demand and rents in the F&B 
industry reflect the Singapore government’s 
push to raise productivity and cut reliance on 
manpower, as outlined in the Food Manufac-
turing Industry Transformation Map rolled out 
in November 2016. The plan includes devel-
oping quick models like ready-to-eat meals, 
promoting adoption of manpower-lean tech, 
equipping employees with new skills, and ex-
panding the reach of Singapore’s F&B compa-
nies globally. 

Upcoming supply 
An upcoming 3.68 million sq ft of food factory 
space (9-10% of current food factory stock) is 
expected to come into supply, concentrated in 
the north, east and west regions. Of that, 80% 
is scheduled to be completed in 2019-2020.

The largest upcoming project, JTC Bedok 

Food City, has a total gross floor area of more 
than 1 million sq ft, and is slated for comple-
tion in early 2020, notes Colliers. 

An integrated Halal Food Hub of 600,000 
sq ft is also expected to be completed in two 
years, at a cost of $80 million-100 million. 
This was proposed this May by Elite Partners 
Capital and the Singapore Malay Chamber of 
Commerce and Industry to position Singapore 
at the forefront of innovation in the region’s 
halal industry.

Overall, Colliers forecasts demand to lag 
behind supply in 2019-2020. Demand, how-
ever, will be sustained by the rise of popular-
ity of food delivery services and e-commerce 
– Foodpanda and Deliveroo started their cen-
tral kitchens in the last two years; the need of 
F&B operators to streamline retail spaces; and 
the government’s push for greater productiv-
ity and innovation in F&B, it says. 

Meanwhile, rents and prices of food facto-
ries are expected to remain largely stable over 
the next three to five years, it adds. 

Food factories to offer higher yields compared 
to office, retail: Colliers

E
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Yip Hoong Mun (pictured) succeeds Lawrence Chiang 
as Metro Holdings group CEO and executive director 
with effect from June 1

SAMUEL ISAAC CHUA/EDGEPROP SINGAPORECUSHMAN & WAKEFIELD

In April, Metro Holdings acquired 7 and 9 Tampines Grande through a 50:50 joint venture between its subsidiary Metrobilt Construction and an affiliate of SRIF GP
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| BY TIMOTHY TAY |

T
he government has concluded that it 
cannot take a “hands-off” approach to 
managing Singapore’s property market 
and allow asset bubbles to develop. 
“This is not what a responsible gov-

ernment would do,” says Lawrence Wong, 
Minister for National Development and Sec-
ond Minister for Finance.

“Our aim is not to bring prices down, but 
to steady the cycle and to stabilise the mar-
ket. [We want] to have a steady and sustained 
property market, moving broadly in line with 
income growth,” he reiterates. “This is a shift 
from the past where we tended to take a more 
laissez-faire approach [to the property market].”

The property market has shown that left to 
itself, it tends to go through large price swings. 
This harms genuine homebuyers and if correc-
tive actions are not taken to prevent an asset 
bubble from forming, the costs would eventu-
ally be larger and more painful for everyone, 
the minister says.

“Investors have to consider what it means 
to buy property and the implications for prop-
erty values,” says Wong. He warns that peo-
ple’s fear of missing out may also lead them 
to be caught up in the price cycle.

The interplay between markets and state in-
tervention is always at work in the real estate 
industry, especially in ensuring the affordabil-
ity of housing. “We cannot just continue with 
the status quo and assume that property pric-
es will always appreciate, regardless of funda-
mentals,” the minister says.

IREUS
Wong was speaking at the National University 
of Singapore’s (NUS) conference on “Real Es-
tate and Urban Studies”, which was held on 
May 24 at the Raffles City Convention Centre. 
The event was organised by the Institute of 
Real Estate and Urban Studies (IREUS), the 
university’s research unit for real estate studies.

The conference saw the official launch of 
the institute’s new name and focus. It was for-
merly known as the NUS Institute of Real Es-
tate Studies. “The inclusion of the word ‘ur-
ban’ in the institute’s new name reflects the 
broadened scope of its research, covering ur-
ban issues in the context of cities and the built 

environment,” says Seek Ngee Huat, chair-
man of IREUS.

Big data analytics and property technolo-
gies have entered the curriculum of real es-
tate and urban studies, expanding the role of 
IREUS. Many other macro trends like changing 
demographics, climate change, and socio-eco-
nomic tensions will also provide rich research 
areas for the institute, Seek says.

“Learning from our own experiences [in real 
estate] and what other countries have done is 
certainly an area where we can all benefit from 
more in-depth research and analytical work,” 
says Wong. Policy thinking around these sub-
jects has evolved over the years in tandem with 
major trends and needs, he adds.

Land use planning
In land-scarce Singapore, one of the ways the 
government has ensured the best use of the 
available land is through competitive govern-
ment land sales, and allocating land by price 
generally helps to ensure that it will be put to 
the best use, Wong says. “This works quite 

well in most circumstances. But if we only 
rely on the market, many other uses will be 
priced out.”  
   These uses include green spaces, recrea-
tional areas, and places for community and 
civic purposes.

Lately, land zoning has not been easy to 
regulate given the changes in the local op-
erating environment. “The traditional ways 
of zoning by residential, commercial, and in-
dustrial land are coming under some pres-
sure because these definitions are blurring,” 
he says. For example, a food manufacturer 
may go into logistics, delivery, and even re-
tail, and may want to house all that in one 
building. Meanwhile, the rise of short-term 
accommodation is becoming more prolific 
among residential properties, he adds.

All these cause tensions that need to be 
managed and they pose challenges to regula-
tors, who must continuously review and up-
date them. Some regulations may need to be 
changed and be made more flexible, and reg-
ulators should also guard against the tendency 

to keep rules too deeply entrenched and rigid, 
the minister says.

Wong notes that in Singapore, residential 
property is “both a home and the single larg-
est asset for many people”. He cites a recent 
HSBC survey which found that Singaporeans 
had spent more time on property searches 
than reading bedtime stories to their children. 
“I don’t think this is necessarily a good thing, 
but it perhaps shows how strongly Singapore-
ans feel about real estate,” he says. 

Analysing residential demand
A panel discussion was also held at the NUS 
conference. It featured Alan Cheong, head of 
research at Savills Singapore, alongside Sin 
Lye Chong, group director of land sales and 
administration at URA, and Prof Daniel Mc-
Millen of the University of Illinois (Chicago). 
The panel discussion was moderated by Ong 
Choon Fah, CEO of Edmund Tie & Co. 

Cheong says: “With so much competition 
coming over the next few months, some in the 
industry are still paying commissions that are 
not in line with what some consultants be-
lieve they should be”, and this could partly 
explain the recent sales rates for new private 
homes. According to URA data for new private 
home sales in April, there was a 30% m-o-m 
decline in the number of units sold by devel-
opers, and most of the units sold came from 
projects launched last year.

Both Cheong and Ong also note that recent 
new private home sales point to some parents 
paying the downpayment for residential prop-
erty investments for their children. Cheong 
believes this could help support future resi-
dential demand despite demographic chang-
es, and amid concerns that GDP growth in the 
future is likely to be slower compared to pre-
vious decades.

However, Ong says: “We have also seen in-
stances where parents brought their children to 
showflats, wanting to buy a residential prop-
erty for them. But lately, the kids don’t seem 
that interested.” Some millennial buyers con-
sider themselves global citizens and they want 
the flexibility to be able to move to different 
cities, she adds.

EVENTS

PICTURES: NATIONAL UNIVERSITY OF SINGAPORE
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Government can’t adopt ‘hands-off’ approach to 
managing property market: Lawrence Wong

Lawrence Wong, Minister for National Development, says: “Investors have to consider what it means to buy property and the implications for property values.” 

Seek Ngee Huat, chairman of IREUS, says global macro 
trends like changing demographics, climate change, 
and socio-economic tensions will provide rich research 
areas for the institute

At the panel discussion at the NUS conference are (from left): Alan Cheong, head of research at Savills Singapore; 
Prof Daniel McMillen of the University of Illinois (Chicago); Ong Choon Fah, CEO of Edmund Tie & Co; and  
Sin Lye Chong, group director of land sales and administration at URA
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T
wice a week, Vernon Lee, country gen-
eral manager at Frasers Hospitality Sin-
gapore, would make it a point to or-
ganise bicycle tours around Changi 
and East Coast for guests at Capri by 

Frasers at Changi City. 
The itinerary on these tours are not rigid 

and could take guests anywhere from East 
Coast Park to the NEWater Visitor Centre at 
Koh Sek Lim Road off Bedok or even to Ma-
rina Bay, depending on the guests’ stamina 
and requests. 

“We did a lot of food trails in East Coast 
because there are so many good eats nearby,” 
he says. “It’s about engaging the guests so that 
we know them personally and they are not just 
faces in the crowd.”

As a result of these bicycle tours, Capri by 
Frasers at Changi City sees recurring visits from 
guests who have kept in touch with Lee through 
social media channels and make it a point to 
catch up with him when they are in town. 

Social living 
Now, Lee is hoping to create a similar “off the 
beaten track” experience for guests at Capri by 

Fraser at China Square. Opened for soft launch 
on May 6, the property is the brand’s second 
hotel residence here. 

The Capri brand was launched in 2012 and 
was positioned to cater to millennials travel-
lers. Capri by Frasers at Changi City was its 
first development. 

Its second hotel residence at China Square 
features 304 rooms across 16 floors in 280 sq 
ft superior, deluxe and executive, and 312 sq ft 
studio configurations. All rooms have a kitch-
enette equipped with a microwave and mi-
ni-fridge, and the studios have an additional 
cooker hood and hob. 

Designed with social living in mind, the 
property features The Den, a co-working 
space dedicated for guests. This includes 
wireless charging and work pods for guests 
who prefer some privacy. The space is also 
stocked with ready-to-eat meals, coffee, juic-
es, and snacks. 

“Ready-to-eat meals are not something that 
every hotel provides, but millennials may pre-
fer this fuss-free meal as opposed to going to 
the restaurant,” says Lee. For guests who are 
not keen on microwavable meals, the hotel also 
has a restaurant. Lee adds that he is always 
happy to recommend good eats within the vi-

cinity since the development is close to Chi-
natown, Maxwell and Telok Ayer. 

In addition to The Den, the hotel has also 
turned its launderette into a social space with 
a coffee table that incorporates the original 
Atari Pong arcade game. In due course, the 
hotel will be installing a PlayStation there as 
well. Meanwhile, its gym also provides guests 
with the option to socialise, with treadmills 
that can be synced to a network where guests 
can compete in a run with someone else lo-
cated elsewhere in the world. 

To target millennials, the space is filled with 
“instagrammable” designs and artwork. BLINK 
Design Group was engaged to create vibrant 
art and designs that showcase iconic structures 
and early Chinatown dwellers, paying hom-
age to the historical roots of Chinatown. Lit-
tle touches can also be seen in the rooms. For 
example, the bedside table was custom-made 
to resemble a tingkat – a metal lunchbox com-
prising stacked tiers.

Leveraging technology
With this new hotel, Capri is also enhancing 
productivity through the use of technology. 
Doing away with the traditional use of room 
cards to activate power in rooms, all rooms are 

now powered by smart control technology that 
detects guest occupancy, improving overall en-
ergy efficiency. 

Capri is also working on a separate cloud-
based app that taps on the in-room smart con-
trol to prioritise housekeeping, together with 
RFID tagging of linen and uniforms to aid de-
livery and tracking.

“Things like that enhances our productiv-
ity,” says Lee. “We’re not really at the age of 
full automation yet; I think the technology can 
handle it but right now a lot of people still like 
human interaction.”

An upcoming Frasers Hospitality app will 
also enable Capri to meet guests’ needs on the 
go, including 24/7 concierge services com-
plemented by chatbot technology. The app 
will be beta-tested at Capri by Fraser at Chi-
na Square this year before being rolled out 
across all properties worldwide. For now, Ca-
pri will continue to retain a manual check-in 
so guests have the option to speak to some-
one if they prefer.  

Prime location
Since its launch in 2012, the Capri brand has 
expanded to over 3,300 rooms in 13 cities in-

Capri by Frasers at China Square 
targets millennial travellers

Opened for soft launch on May 6, the development is the Capri by Fraser’s second hotel residence in Singapore 

BLINK Design Group was engaged to create vibrant art and designs that 
showcase iconic structures and early Chinatown dwellers

Designed with social living in mind, the development features The Den, a 
co-working space dedicated for guests Guests can enjoy views of the CBD from the rooftop pool

PICTURES: SAMUEL ISAAC CHUA/EDGEPROP SINGAPORE
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| BY KIM YONG |

C
ulture eats strategy for breakfast, as 
the saying goes, and nowhere is this 
more apt than in the realm of work-
place design. Whether you are doing 
a refurbishment or building a new 

office from scratch, design is at the heart of 
every workplace transformation. But all too 
often, designers dive into a project without a 
clear understanding of the organisation’s cul-
ture or the problems that need to be solved. 

This approach often spells disaster for any 
workplace transformation. So how can you 
beat the odds and ensure that your design 
strategy is a success? Here are four classic 
mistakes to avoid.  

Failing to involve end-users 
A common pitfall in workplace design is to 
get caught up in spreadsheets and statistics on 
space usage – but this approach fails to cap-
ture the complexities of human behaviour. For 
instance, if you ask clients whether they need 
more meeting rooms, the answer will most like-
ly be “yes”. A better question to ask would be: 
“What are you using the meeting rooms for?” 

Imagine a company where employees inter-

act much more frequently with external peo-
ple than with their colleagues. Logically, this 
should translate into an office with fewer meet-
ing rooms, since most employees are engaging 
with clients externally. However, since none 
of the designers working on the new office is 
aware of this fact, the end-result is a slew of 
eight-person meeting rooms that no one wants 
– or even needs – to use. This type of scenario 
happens more often than you would think in 
workplace transformation projects. 

This outcome could have been avoided if 
the designers had asked employees about their 
actual work patterns and involved them in the 
design process from the start. After all, if you 
don’t take the time to engage with people and 
understand what is important to them, how 
can you expect to truly reflect their needs in 
the workplace?

Choosing aesthetics over functionality
Too often, design is primarily viewed through 
the prism of aesthetics, with functionality 
serving as an afterthought. How many times 
have you seen an open collaboration area that 
is decked out with low coffee tables, soft pen-
dant lighting and cushy seating? While these 
spaces may look aesthetically pleasing, they 
are not especially conducive to getting any 
real work done. 

Since the tables are too low, you would 
have to work hunched over your laptop, with 
poor lighting and probably no power socket 
in sight – a far from ideal situation. Many de-
signers tend to focus on details such as the 
colour of a sofa or the texture of a table; but 
workplace design is about questioning wheth-
er there should be a table at all. In the end, it 
boils down to one simple question: Have you 
designed the space in a way that encourages 
people to actually use it?

Lack of leadership endorsement
Often, the most powerful transformational tool 
starts from the top. It’s not enough to simply 
get the green light from leadership; any suc-
cessful transformation requires a genuine com-
mitment to the project. When leaders believe 
in the vision for their future workplace, they 
will take ownership to ensure the design pro-
cess is properly executed. 

For example, a leader who neglects de-
sign review meetings is likely to feel discon-
nected from the overall workplace strategy 
and to act in a counterproductive manner, 
such as requesting changes that contradict 
the original vision. This half-hearted com-
mitment often causes multiple design reiter-
ations, which negatively disrupt the project 
in terms of cost and time.

In situations like the above, it is important 
to ensure strong governance by setting up a 
team that will constantly engage with senior 
leaders, so that they can be held accounta-
ble for their participation in the project. The 
greater the level of leadership involvement, 
the more successful the workplace transfor-
mation will be. 

Discounting cultural factors
A key tenet of good workplace design is to be 
attuned to cultural specificity. There is no such 
thing as a “one size fits all” approach when 
it comes to design, and it’s unwise to assume 
that what works for an office in Sweden will 
work for an office in Singapore. 

Let’s take the example of a designer who 
was parachuted in from overseas to work on 
an office in China. This designer decided to 
put square tables in all the breakout areas – 
which at first glance might seem like a fairly 
anodyne choice. Unfortunately, he failed to 
take into account the cultural preference for 

round tables in China, especially in a commu-
nal dining context. 

This lack of cultural awareness result-
ed in fewer people using the breakout areas 
– a textbook “design fail”. By designing ac-
cording to his own aesthetics instead of tak-
ing the time to understand his audience, he 
botched the brief. 

What is the one common thread linking 
these design failures? In essence, it all comes 
down to a lack of communication between 
workplace design and change management 
teams. For any workplace transformation to 
be successful, design should form an inte-
gral part of the change journey. If your de-
sign team is working in a silo, you are do-
ing it wrong. 

A more effective approach would be for 
the change management team to engage with 
end-users through leadership interviews, fo-
cus groups and surveys, and to transmit this 
valuable information to the design team. De-
signers could then weave end-user feedback 
into the design process, ensuring that the or-
ganisation’s business and cultural needs are 
met. This is why fostering a consistent dia-
logue between change managers and design-
ers is so crucial. 

It is not enough to change the design of a 
physical space; you need to change people’s be-
haviour too. By involving employees from the 
very start, you can transform them into active 
participants in the change journey, instead of 
resentful bystanders. If they are invested with a 
sense of ownership in the whole process, they 
are much more likely to embrace your work-
place design strategy and guarantee the suc-
cess of your project.

Kim Yong is a consultant at CBRE Global Work-
place Solutions, Workplace Strategy 

INDUSTRY INSIGHTS

Why do workplace transformation projects fail?

A common pitfall in designing for the workplace is to get caught up in spreadsheets and statistics on space usage, but not capture the complexities of human behaviour 

E
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H
ong Kong-born, Singapore-bred film 
director Elgin Ho met his wife at Zouk, 
when it was at Jiak Kim Street. It was 
during a Heineken Green Room event 
sometime in 2006-2007. Besides the 

artistes, there were activities that evening, in-
cluding a face-painting counter. 

Ho’s friends had made him get his face painted. 
“From the corner of my eye, I saw a girl laugh-
ing as my face was being painted,” recounts Ho. 
“I told her it was her turn next. After our faces 
were painted, they took our pictures and asked 
us for our email addresses. I asked for hers too.” 

Meeting at Zouk was all the more memo-
rable since he and his girlfriend-turned-wife 
didn’t go clubbing all that often. “We realised 
we had a lot of shared interests and we were 
even in campuses near each other: I was at 
NTU [Nanyang Technological University] then, 
and she was at NIE [National Institute of Edu-
cation],” says Ho, who is now in his late 30s. 
The couple were married in 2012.  

Dominic Lee remembers Zouk at Jiak Kim 
Street just as fondly, as it was a “rite of pas-
sage” for him and his friends. They would go 
to Balaclava for “Happy Hour” before proceed-
ing to Velvet Underground at Zouk. “I remem-
ber first going there during my polytechnic 
days,” he reminisces. He met his girlfriend-
turned-wife at Balaclava, but brought her to 
Zouk on “several dates” thereafter. 

CATERING TO THE ‘MASS AFFLUENT’
Some 20 years later, Lee, the head of Prop-
Nex’s luxury team, is marketing Rivière, the 
new luxury residential project located on Jiak 
Kim Street, where Zouk used to be. 

The 455-unit Rivière by Singapore-listed 
property group Frasers Property, previewed 
over the weekend of May 25-26 and drew a 
crowd of about 1,000. 

Prior to the preview, he had received many 
inquiries about the project. “The fact that it was 
Zouk’s former site generates interest,” says Lee.  

“I saw a lot of people in my age group, 
those in their early to mid-40s. I would call 
them ‘mass affluent’ as these are people who 
have achieved a certain level of success in their 
careers. Many of the visitors also live around 
the River Valley-Orchard Road area.” 

Zouk had been located on Jiak Kim Street 
for 26 years before its move to Clarke Quay. 
Christopher Tang, CEO of Frasers Property Sin-
gapore, reckons the club’s legacy spans at least 
two generations. “There’s this current genera-
tion of club-goers,” he says. “And there’s the 
last generation – those who are now parents 
driving their teenaged children to Zouk and 
waiting outside for them.” 

‘UNPARALLELED LOCATION’
The 145,120 sq ft site at Jiak Kim Street was 
launched for public tender in mid-October 2017 
and at the close of the tender in December 2017, 

there were 10 bids. Frasers Property Singapore 
emerged as the winner with a top bid of $955.4 
million ($1,733 psf per plot ratio). “It was a very 
hotly contested site,” says Frasers Property’s 
Tang. “It’s a rare site. Not only in our eyes, but 
in the eyes of other developers too.” 

The appeal of the site goes beyond its leg-
acy as the former home of one of Singapore’s 
most enduring clubs. “The location is unparal-
leled,” says Tang. “It’s close to two MRT sta-
tions – Great World and Havelock. Even rarer 

is the fact that it’s next to the Singapore River, 
and at the riverbend.”

Besides proximity to two MRT stations on 
the upcoming Thomson-East Coast Line, the 
project is within a short driving distance to 
Great World City shopping mall, Orchard Road 
shopping belt, the CBD, Marina Bay Financial 
Centre and Marina Bay Sands. 

Both the Jiak Kim Street site and its neigh-
bourhood along the Singapore River have also 
been transformed. Frasers Property wants to 

Tang: The location is unparalleled. It’s close to two MRT stations – Great World and Havelock. Even rarer is the 
fact that it’s next to the Singapore River, and at the riverbend

The four-bedroom unit at Riviere is 2,002 sq ft, comes with private lift access, as well as open and enclosed kitchens with a wine chiller

PICTURES: SAMUEL ISAAC CHUA/EDGEPROP SINGAPORE

The site’s legacy, 300m river frontage, proximity to two MRT stations and design 
by SCDA Architects are expected to draw both investors and owner-occupiers

Revelry turned quiet 
luxury at Rivière
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“capture the duality of the site – its historic 
significance along the Singapore River and the 
modernity of the project”, says Tang. 

MIXED-USE, RIVERFRONT PRECINCT 
The three adjoining conserved warehouses 
that once housed Zouk were built in 1919 – 
exactly 100 years ago – and have a total area 
of 1,700 sq m (18,299 sq ft). One of them will 
be converted into a lobby and reception area 
for the adjacent, new four-storey block which 
will have 80 serviced apartments. 
    The other two warehouses will be convert-
ed into F&B outlets, a specialty grocer’s as well 
as other communal facilities and services that 
will serve both residents and guests in the ser-
viced apartments. 

“Most of the GLS [government land sale] 
sites in recent times have been very tight,” 
says Frasers Property’s Tang. “This site is 
quite big at about 1.35ha. We took advan-
tage of that to create a mixed-use precinct 
that includes commercial and serviced apart-
ment components.” 

The site’s location on a 300m riverbend en-
sures that every one of the 455 units in the twin 
36-storey luxury residential towers will have 
a view of the Singapore River. As the towers 
are raised 18m or six storeys above street lev-
el, even the units on the lowest floor will en-
joy unobstructed river views. 

Residents can also enjoy walks along the 
Singapore River promenade, Kim Seng Park 
located just across the Jiak Kim Bridge and 
Fort Canning Park. Alternatively, residents can 
choose to “retreat to their quiet oasis within 
the development where we have created a lot 
of landscaped gardens and water features”, 
adds Tang.  

The Sky Deck on the rooftop of the 36-sto-
rey twin towers also ensures that all residents 
will enjoy panoramic 360-degree views of the 
city skyline.  

LUXURY PROJECT
Chan Soo Khian, founding principal and de-
sign director of SCDA Architects, is the de-

sign architect for Rivière, the serviced apart-
ments and the conserved warehouses. Chan 
is famous for the design of luxury residences 
in Singapore such as The Ladyhill, The Marq 
on Paterson Hill and Nassim Park Residences. 

Rivière’s sales gallery at Zion Road as well 
as all the four showflats within were also de-
signed by SCDA, and cost a total of $5 million. 

The apartments at Rivière are designed 
with very high specifications: marble floor-
ing for the living and dining areas; full mar-
ble bathrooms; top-end German brands such 
as Poggenpohl cabinetry and Gaggenau kitch-
en appliances; as well as bathroom accesso-
ries and sanitaryware by German brands Du-
ravit and Gessi.

Units range from one- to four-bedroom de-
luxe apartments with sizes from 560 to 2,002 
sq ft. One-bedroom apartments make up 70 
units; two-bedroom units sized from 818 to 
840 sq ft make up 140 units; three-bedroom 
and three-bedroom premium units with siz-
es from 1,141 to 1,711 sq ft account for 210 
units; while four-bedroom deluxe units con-
stitute 35 of the 455 units. The three-bedroom 
premium and four-bedroom deluxe units will 
have private lift access. 

Prices of units at Rivière will start from 
$2,580 psf or $1.5 million for a one-bed-
room unit.  

Besides Singapore, the developer also in-
tends to showcase the project in Hong Kong. 
Private previews are ongoing, with the project 
scheduled for launch in July. Frasers Proper-
ty expects the project to appeal to both local 
and international investors given its location 
and project attributes. 

Given the significance of the project, 
Frasers Property has appointed the four big-
gest real estate agencies to handle its mar-
keting: Besides PropNex, the other three 
are ERA Realty Network, Huttons Asia and  
OrangeTee & Tie.

CAPITAL APPRECIATION
“Rivière is probably the last parcel fronting 
the Singapore River that is zoned for resi-

dential use in the Central Area,” says Lee 
Sze Teck, Huttons Asia head of research. As 
such, the project is expected to appeal to a 
wide group of buyers. 

Huttons’ Lee also sees the potential for 
“steady capital appreciation”. A plus point for 
both parents with young children and inves-
tors is that River Valley Primary School is just 
across the Singapore River. Another attribute 
is the fact that the project is designed by SCDA 
Architects which has won numerous interna-
tional awards, he adds.

Being near the CBD, the development is 
likely to attract tenants working near the city 
centre, says Christine Sun, OrangeTee & Tie 
head of research and consultancy. Various 
services provided by Frasers Hospitality at 
the serviced apartment block such as con-
cierge services, laundry services and house-
keeping, could also be offered by landlords 
to the tenants of the residences at Rivière as 
added services. 

“It’s an advantage over other surrounding 
condominium developments as they seek to 
attract the same pool of tenants,” notes Sun. 
“The project should command a premium 
over other developments in the area.” She 
cites the rarity of a project being in the vicin-
ity of three MRT stations: Besides the future 
Great World and Havelock stations, it is also 
near Fort Canning Station on the Downtown 
Line. “They provide almost seamless access 
to most parts of the island,” she notes. 

Rivière is scheduled for completion in 2023 
and will benefit when the new stations on the 
Thomson-East Coast Line become operational 
in 2021, says Eugene Lim, key executive of-
ficer of ERA Realty Network. He expects the 
majority of the buyers to be Singaporeans, 
with a mix of owner-occupiers and investors. 

 Across the road from Rivière is the 450-
unit Martin Modern, which is over 72% sold. 
Launched in July 2017, the development had 
average prices of about $2,191 psf. Over the 
three months from March to early May, units 
sold have averaged $2,692 psf. This trans-
lates to a price appreciation of close to 23% 

in less than two years. A high of $3,208 psf 
was achieved in December 2018 when a 1,012 
sq ft, three-bedroom unit on the 29th floor 
of one of the 30-storey towers was sold for 
$3.25 million. 

RIVER VIEW PREMIUM
Kelvin Fong, executive director of PropNex, is 
also an avid investor who has been investing 
in the River Valley-Orchard Road neighbour-
hood for the past decade. He has bought and 
sold several units in the Robertson Quay area. 
“Units here tend to be very popular especial-
ly among Japanese expatriates and command 
strong rentals,” he observes. “This was even 
before the announcement of the new MRT sta-
tions on the Thomson-East Coast Line.” 

He sold one of his investment units in 
a freehold development at Robertson Quay 
two years ago and bought a unit at Martin 
Modern when it was launched. As his unit 
at Robertson Quay has a river view, he was 
able to sell it for a price above $2,100 psf. In 
the same development, units that didn’t face 
the river were priced at $1,800 to $1,900 psf. 
“That’s the kind of premium that a unit with 
a river view can command over one with-
out,” says Fong. 

Zouk at Jiak Kim was where Fong met 
his wife, Janet Lim. He recalls that it was on 
a “Mambo Jambo Night” in 1999. Fong was 
then a pilot at the Republic of Singapore Air 
Force, while his wife was an air stewardess. 
They were married in 2001. 

The couple joined PropNex in 2003, and 
Fong’s Powerful Negotiators Group, now 
known as PNG, is the biggest, with about 4,400 
agents today. Fong has been holding events 
at Zouk every year not because of nostalgia, 
but “because it can accommodate up to 1,000 
agents”, he says. 

Even without the sentimentality of reve-
lers, Rivière’s unique legacy, site attributes 
and unit mix will appeal to both owner-oc-
cupiers and investors, notes PropNex’s Lee. 
“It will be one of the top-selling projects of 
2019,” he adds.  

Showflat of a two-bedroom unit of 818 sq ft

The first weekend of previews drew a crowd of 1,000 to the sales gallery
The site on Jiak Kim Street, where Zouk used to be located, will be developed into a mixed-use project with 455 
luxury residences and 80 serviced apartments

E

Showflat of a one-bedroom unit of 560 sq ft
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DONE DEALS

The development’s two 39-storey towers will be linked at the roofs by sky bridges 

Residential transactions with contracts dated May 14 to 21
Singapore — by postal district LOCALITIES DISTRICTS

City & Southwest 1 to 8
Orchard/Tanglin/Holland 9 and 10
Newton/Bukit Timah/Clementi 11 and 21
Balestier/MacPherson/Geylang 12 to 14
East Coast 15 and 16
Changi/Pasir Ris 17 and 18
Serangoon/Thomson 19 and 20
West 22 to 24
North 25 to 28

PROJECT PROPERTY TYPE TENURE SALE DATE

LAND AREA/
FLOOR AREA

(SQ FT)
TRANSACTED 

PRICE ($)

UNIT 
PRICE 

($ PSF) COMPLETION DATE
TYPE OF

 SALE

PROJECT PROPERTY TYPE TENURE SALE DATE

LAND AREA/
FLOOR AREA

(SQ FT)
TRANSACTED 

PRICE ($)

UNIT 
PRICE 

($ PSF) COMPLETION DATE
TYPE OF

 SALE

District 1         
MARINA ONE RESIDENCES Apartment 99 years May 17 743 1,858,230 2,502  2017 New Sale
MARINA ONE RESIDENCES Apartment 99 years May 17 710 1,827,540 2,572  2017 New Sale
THE CLIFT Apartment 99 years May 17 527 1,068,000 2,025  2011 Resale
V ON SHENTON Apartment 99 years May 17 883 2,130,000 2,413  2017 New Sale
District 2         
ICON Apartment 99 years May 15 1,119 2,050,000 1,831  2007 Resale
SPOTTISWOODE RESIDENCES Condominium Freehold May 14 926 1,880,000 2,031  2013 Resale
District 3         
MARGARET VILLE Apartment 99 years May 19 829 1,465,296 1,768  Uncompleted New Sale
MARGARET VILLE Apartment 99 years May 19 1,184 2,207,254 1,864  Uncompleted New Sale
STIRLING RESIDENCES Apartment 99 years May 15 624 1,135,000 1,818  Uncompleted New Sale
STIRLING RESIDENCES Apartment 99 years May 17 1,055 1,958,000 1,856  Uncompleted New Sale

STIRLING RESIDENCES Apartment 99 years May 17 657 1,124,000 1,712  Uncompleted New Sale
STIRLING RESIDENCES Apartment 99 years May 18 624 1,167,000 1,869  Uncompleted New Sale
STIRLING RESIDENCES Apartment 99 years May 18 786 1,354,000 1,723  Uncompleted New Sale
TANGLIN VIEW Condominium 99 years May 16 1,141 1,500,000 1,315  2001 Resale
THE ANCHORAGE Condominium Freehold May 14 1,184 1,760,000 1,486  1997 Resale
District 4         
CARIBBEAN AT KEPPEL BAY Condominium 99 years May 15 893 1,425,000 1,595  2004 Resale
OCEAN DRIVE  Detached  99 years May 20 9,881 14,500,000 1,467  2009 Resale
REFLECTIONS AT KEPPEL BAY Condominium 99 years May 17 1,711 3,130,000 1,829  2011 Resale
District 5         
KENT RIDGE HILL RESIDENCES Apartment 99 years May 14 474 778,000 1,643  Uncompleted New Sale
KENT RIDGE HILL RESIDENCES Apartment 99 years May 15 646 1,137,000 1,760  Uncompleted New Sale
KENT RIDGE HILL RESIDENCES Apartment 99 years May 15 1,776 2,987,000 1,682  Uncompleted New Sale
KENT RIDGE HILL RESIDENCES Apartment 99 years May 15 474 792,000 1,672  Uncompleted New Sale
KENT RIDGE HILL RESIDENCES Apartment 99 years May 16 570 855,000 1,499  Uncompleted New Sale
WHISTLER GRAND Apartment 99 years May 17 624 868,320 1,391  Uncompleted New Sale
WHISTLER GRAND Apartment 99 years May 17 764 1,031,130 1,349  Uncompleted New Sale
WHISTLER GRAND Apartment 99 years May 19 990 1,389,960 1,404  Uncompleted New Sale
District 7         
CONCOURSE SKYLINE Apartment 99 years May 17 1,378 2,480,000 1,800  2014 Resale
SOUTH BEACH RESIDENCES Apartment 99 years May 21 1,916 6,375,600 3,328  2016 Resale
District 8         
CITY SQUARE RESIDENCES Condominium Freehold May 14 570 942,000 1,651  2008 Resale
CITYLIGHTS Condominium 99 years May 14 592 988,000 1,669  2007 Resale
TRURO ROAD Apartment Freehold May 14 1,141 920,000 806  Unknown Resale
District 9         
2 RVG Apartment Freehold May 16 893 1,750,000 1,959  2006 Resale
8 @ MOUNT SOPHIA Condominium 103 years May 21 1,313 1,950,000 1,485  2007 Resale
8 SAINT THOMAS Condominium Freehold May 21 1,302 3,900,000 2,994  2018 Resale
EURO-ASIA COURT Apartment Freehold May 16 1,453 2,500,000 1,720  1994 Resale
NEW FUTURA Condominium Freehold May 17 1,830 6,400,100 3,498  2017 Resale
NEW FUTURA Condominium Freehold May 17 1,830 6,420,600 3,509  2017 Resale
OUE TWIN PEAKS Condominium 99 years May 21 1,399 3,300,000 2,358  2015 Resale
RICHMOND PARK Condominium Freehold May 16 1,550 4,386,500 2,830  1996 Resale
TWENTYONE ANGULLIA PARK Condominium Freehold May 15 3,122 10,500,000 3,364  2014 Resale
District 10         
3 CUSCADEN Apartment Freehold May 14 732 2,488,800 3,400  Uncompleted New Sale
3 CUSCADEN Apartment Freehold May 17 474 1,570,732 3,316  Uncompleted New Sale
3 CUSCADEN Apartment Freehold May 17 474 1,625,845 3,433  Uncompleted New Sale
3 CUSCADEN Apartment Freehold May 17 452 1,729,948 3,827  Uncompleted New Sale

| BY CECILIA CHOW |

I
n the week of May 14 to 21, there were three 
transactions at luxury projects in prime Dis-
trict 10 where prices crossed $4,000 psf.  
The biggest unit sold was a 5,673 sq ft pent-
house at Boulevard 88, which fetched $28 

million or $4,936 psf. 
The penthouse’s price is the highest in psf 

terms achieved at Boulevard 88, a brand new 
ultra-luxurious condo with 154 units in twin 
28-storey towers. The project is an integrated 
development that includes a hotel tower with 
208 suites branded EDITION conceived by US 
developer Ian Schrager and Marriott Interna-
tional. Designed by renowned architect Moshe 
Safdie, the project is a joint venture by Hong 
Leong Holdings, City Developments Ltd (CDL) 
and Lea Investments. 

The 5,673 sq ft penthouse is one of four 
within the development. Two other penthous-
es have been sold: a 5,683 sq ft unit went for 
$28 million ($4,927 psf) in March; and a bigger 
penthouse of 6,028 sq ft fetched $29.53 million 
($4,899 psf) in April. 

The latest penthouse and the one that went 
for $29.53 million in April were both brokered 
by PropNex Realty. Both buyers were said to be 
Chinese nationals. 

“The buyers of such big-ticket items are 
generally foreigners,” says Dominic Lee,  
PropNex head of luxury team. “At such prices, 
most Singaporeans would opt to buy a Good 
Class Bungalow.”  

To date, 48 units at Boulevard 88 have been 
sold at average selling prices above $3,700 psf, 
according to a CDL spokesperson. These in-
clude the three penthouses that have fetched 
prices of $28 million and above. To date, 23 of 
the 50 four-bedroom units that are sized from 
2,766 to 2,799 sq ft, have been sold at prices 
above $10 million each. 

“The steady demand for luxury properties 

suggests that Singapore remains a top choice 
for high-end foreign and local buyers,” says 
the CDL spokesperson. “The medium to long-
term prospects for Singapore’s luxury proper-
ty market are good, and prices are expected to 
stay resilient.” 

 Another big-ticket transaction was seen at 
Boulevard Vue, a freehold, ultra-luxury devel-
opment located on Cuscaden Walk, off Angullia 
Park and Orchard Boulevard. Developed by Far 
East Organization, the exclusive development 
contains only 28 units in a 33-storey tower. The 
project was completed in 2013. 

Of the 28 units, 26 are four-bedroom units 
with sizes averaging 4,500 sq ft each. Each 
unit spans an entire floor and is served by 
two private lifts. There are also two duplex 

penthouses: one of about 8,000 sq ft and  the 
other of 11,000 sq ft. The 8,062 sq ft pent-
house was sold for $33.4 million ($4,144 psf) 
in November 2009. 

The latest sale at Boulevard Vue was the last  
4,478 sq ft, four-bedroom unit on the 28th floor 
that fetched $22 million ($4,913 psf), according 
to a caveat lodged on May 17. In terms of psf 
price, it is also the highest in the luxury devel-
opment to date. The buyer is believed to be a 
Chinese national too. 

Following this latest transaction, only one 
unit remains available for sale at Boulevard Vue, 
namely the super penthouse of about 11,000 sq ft. 

Meanwhile at another ultra-luxury develop-
ment, Le Nouvel Ardmore by Wing Tai Hold-
ings, a 4,058 sq ft, four-bedroom unit on the 

11th floor of the 36-storey tower was sold for 
$16.89 million ($4,162 psf), according to a ca-
veat lodged on May 15. In terms of psf price, it 
is the second highest to date, based on caveats 
lodged with URA Realis. 

The highest psf price achieved at Le Nouvel 
Ardmore was for another four-bedroom unit, 
sized at 3,907 sq ft, and located two floors above 
on the 13th level. It was sold for $16.8 million 
($4,300 psf) in May 2018. 

The 43-unit, ultra-luxury development was 
designed by French architect and 2008 Pritzk-
er Architecture Prize laureate Jean Nouvel and 
completed in 2014. The super penthouse at Le 
Nouvel Ardmore of 13,573 sq ft, was sold for 
$51 million in April 2015. The buyer was a Chi-
nese tycoon. 

Penthouse at Boulevard 88 sold 
at a high of $4,936 psf

CDL SAMUEL ISAAC CHUA/EDGEPROP SINGAPORE SAMUEL ISAAC CHUA/EDGEPROP SINGAPORE

The latest penthouse sold at Boulevard 88 means 
that three of the four penthouses in the 154-unit, 
ultra-luxury condo have been sold to date

The last four-bedroom unit sold at Boulevard Vue 
fetched $22 million or $4,913 psf – the highest psf 
price achieved in the project to date

A 4,058 sq ft, four-bedroom unit on the 11th floor 
of Le Nouvel Ardmore was sold for $16.89 million 
($4,162 psf)
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THE CLEARWATER Condominium 99 years May 16 947 925,000 977  2001 Resale
THE CLEARWATER Condominium 99 years May 16 1,378 1,320,000 958  2001 Resale
URBAN VISTA Condominium 99 years May 21 431 604,000 1,403  2016 Resale
District 17         
TOH CRESCENT  Semi-Detached  Freehold May 14 4,575 2,600,000 568  2015 Resale
THE JOVELL Condominium 99 years May 14 441 591,000 1,339  Uncompleted New Sale
THE JOVELL Condominium 99 years May 18 452 598,000 1,323  Uncompleted New Sale
THE JOVELL Condominium 99 years May 18 452 598,000 1,323  Uncompleted New Sale
District 18         
DOUBLE BAY RESIDENCES Condominium 99 years May 21 3,057 2,300,000 752  2012 Resale
SEA ESTA Condominium 99 years May 17 980 930,000 949  2015 Resale
THE SANTORINI Condominium 99 years May 15 527 598,000 1,134  2017 Sub Sale
THE TAPESTRY Condominium 99 years May 17 603 854,550 1,418  Uncompleted New Sale
THE TAPESTRY Condominium 99 years May 18 1,130 1,465,340 1,297  Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 15 657 849,000 1,293  Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 16 818 1,031,000 1,260  Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 17 614 845,000 1,377  Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 17 1,033 1,313,000 1,271  Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 19 657 942,000 1,435  Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 19 463 653,000 1,411  Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 19 818 1,010,000 1,235  Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 19 678 944,000 1,392  Uncompleted New Sale
District 19         
AFFINITY AT SERANGOON Apartment 99 years May 17 538 781,000 1,451  Uncompleted New Sale
AFFINITY AT SERANGOON Apartment 99 years May 19 538 787,000 1,462  Uncompleted New Sale
AUSTVILLE RESIDENCES EC 99 years May 14 1,033 875,000 847  2014 Resale
BLISS@KOVAN Condominium Freehold May 21 1,249 1,800,000 1,442  2015 Resale
CENTRAL VIEW Condominium 99 years May 17 980 880,000 898  2002 Resale
ESPARINA RESIDENCES EC 99 years May 14 1,001 1,100,000 1,099  2013 Resale
ESPARINA RESIDENCES EC 99 years May 14 829 948,000 1,144  2013 Resale
GOLDENHILL VILLAS Terrace  Freehold May 14 2,777 3,650,000 1,317  2004 Resale
KOVAN REGENCY Condominium 99 years May 21 1,055 1,510,000 1,431  2015 Resale
LA FIESTA Condominium 99 years May 17 893 1,160,000 1,298  2016 Resale
EDEN GROVE  Terrace  Freehold May 16 1,873 2,350,000 1,258  Unknown Resale
PARC CENTROS Condominium 99 years May 15 463 644,000 1,391  2016 Resale
PRESTO@UPPER SERANGOON Apartment Freehold May 14 431 610,000 1,417  2016 Resale
RIVERFRONT RESIDENCES Apartment 99 years May 18 517 703,000 1,361  Uncompleted New Sale
RIVERFRONT RESIDENCES Apartment 99 years May 18 721 923,000 1,280  Uncompleted New Sale
RIVERFRONT RESIDENCES Apartment 99 years May 19 721 894,000 1,240  Uncompleted New Sale
RIVERFRONT RESIDENCES Apartment 99 years May 19 517 700,000 1,355  Uncompleted New Sale
RIVERVALE CREST Apartment 99 years May 15 947 745,800 787  2002 Resale
TERRASSE Condominium 99 years May 14 1,453 1,500,000 1,032  2014 Resale
THE FLORENCE RESIDENCES Apartment 99 years May 14 721 1,062,000 1,473  Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 15 721 1,078,000 1,495  Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 15 527 805,000 1,526  Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 15 721 1,070,000 1,484  Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 16 1,270 1,724,000 1,357  Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 16 990 1,387,000 1,401  Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 18 721 1,124,000 1,559  Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 19 936 1,305,000 1,394  Uncompleted New Sale
THE GARDEN RESIDENCES Apartment 99 years May 18 732 1,110,400 1,517  Uncompleted New Sale
THE GARDEN RESIDENCES Apartment 99 years May 18 614 926,800 1,511  Uncompleted New Sale
THE GARDEN RESIDENCES Apartment 99 years May 19 689 1,140,200 1,655  Uncompleted New Sale
THE LUXURIE Condominium 99 years May 16 2,164 1,971,000 911  2015 Resale
THE MINTON Condominium 99 years May 16 1,991 2,200,000 1,105  2013 Resale
THE MORNING GLORY Apartment Freehold May 21 1,658 1,450,000 875  2003 Resale
THE QUARTZ Condominium 99 years May 16 1,216 1,120,666 921  2009 Resale
THE QUARTZ Condominium 99 years May 21 1,044 1,025,000 982  2009 Resale
THE TEMBUSU Condominium Freehold May 17 1,044 1,821,000 1,744  2016 Resale
District 20         
JADESCAPE Condominium 99 years May 18 1,055 1,754,500 1,663  Uncompleted New Sale
WESTLAKE AVENUE  Semi-Detached  Freehold May 14 3,218 4,380,000 1,361  Unknown Resale
SEMBAWANG HILLS ESTATE Terrace  Freehold May 17 1,991 2,230,000 1,119  Unknown Resale
THOMSON THREE Apartment 99 years May 15 732 1,130,000 1,544  2016 Resale
THOMSON VIEW CONDOMINIUM Condominium 99 years May 14 2,024 1,910,000 944  1987 Resale
District 21         
HUME PARK I Condominium Freehold May 21 1,356 1,600,000 1,180  1995 Resale
MAPLE WOODS Condominium Freehold May 17 980 1,490,000 1,521  1997 Resale
MAYFAIR MODERN Condominium 99 years May 18 807 1,743,000 2,159  Uncompleted New Sale
JALAN JAMBU BATU  Semi-Detached  Freehold May 16 3,035 4,700,000 1,548  1967 Resale
SIGNATURE PARK Condominium Freehold May 14 1,033 1,370,000 1,326  1998 Resale
SUNSET LODGE Condominium Freehold May 21 1,023 1,070,000 1,046  1978 Resale
SYMPHONY HEIGHTS Condominium Freehold May 14 1,410 1,665,000 1,181  1998 Resale
THE CASCADIA Condominium Freehold May 17 1,496 2,600,000 1,738  2010 Resale
District 22         
THE LAKEFRONT RESIDENCES Condominium 99 years May 16 721 990,000 1,373  2014 Resale
WESTVILLE Terrace  99 years May 17 1,615 1,305,000 807  1998 Resale
District 23         
ECO SANCTUARY Condominium 99 years May 15 980 1,280,000 1,307  2016 Resale
LE QUEST Apartment 99 years May 16 980 1,401,000 1,430  Uncompleted New Sale
LE QUEST Apartment 99 years May 17 883 1,246,000 1,412  Uncompleted New Sale
MAYSPRINGS Apartment 99 years May 14 1,302 1,050,000 806  1998 Resale
MAYSPRINGS Apartment 99 years May 15 915 775,000 847  1998 Resale
MAYSPRINGS Apartment 99 years May 15 1,561 1,410,000 903  1998 Resale
NORTHVALE Apartment 99 years May 17 1,173 875,000 746  1998 Resale
THE QUINTET EC 99 years May 17 1,259 935,000 742  2006 Resale
TREE HOUSE Condominium 99 years May 17 1,163 1,280,000 1,101  2013 Resale
District 25         
CASABLANCA Condominium 99 years May 17 1,184 935,000 790  2005 Resale
PARC ROSEWOOD Condominium 99 years May 14 431 518,000 1,203  2014 Resale
WOODLANDS PARK Semi-Detached  Freehold May 16 3,261 2,700,000 827  1969 Resale
District 26         
CASTLE GREEN Condominium 99 years May 15 947 865,000 913  1997 Resale
CASTLE GREEN Condominium 99 years May 15 947 840,000 887  1997 Resale
CASTLE GREEN Condominium 99 years May 17 1,216 1,068,000 878  1997 Resale
CASTLE GREEN Condominium 99 years May 21 1,216 948,000 779  1997 Resale
MUN WAH GARDEN Semi-Detached  Freehold May 17 3,649 3,720,000 1,018  1995 Resale
PRESIDENT GARDENS Terrace  Freehold May 17 2,293 2,810,000 1,227  1985 Resale
District 27         
EIGHT COURTYARDS Condominium 99 years May 14 1,378 1,420,000 1,031  2014 Resale
SEMBAWANG SPRINGS ESTATE Detached  Freehold May 21 5,102 3,750,000 734  Unknown Resale
District 28         
CAMELIA PARK Terrace  Freehold May 16 4,575 3,450,000 755  1982 Resale
NIM COLLECTION Terrace  99 years May 16 1,615 2,808,000 1,739  Uncompleted New Sale
NIM COLLECTION Terrace  99 years May 16 1,615 2,808,000 1,739  Uncompleted New Sale
PARC BOTANNIA Condominium 99 years May 18 872 1,167,880 1,339  Uncompleted New Sale
PARC BOTANNIA Condominium 99 years May 18 786 1,070,000 1,362  Uncompleted New Sale
PARC BOTANNIA Condominium 99 years May 19 775 971,000 1,253  Uncompleted New Sale
THE TOPIARY EC 99 years May 17 1,561 1,330,000 852  2016 Resale
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EC stands for executive condominium

3 CUSCADEN Apartment Freehold May 18 474 1,607,473 3,394  Uncompleted New Sale
3 CUSCADEN Apartment Freehold May 18 420 1,632,990 3,890  Uncompleted New Sale
3 ORCHARD BY-THE-PARK Condominium Freehold May 17 2,260 8,184,000 3,621  2017 Resale
BOULEVARD 88 Apartment Freehold May 18 2,799 10,320,000 3,688  Uncompleted New Sale
BOULEVARD 88 Apartment Freehold May 18 5,673 28,000,000 4,936  Uncompleted New Sale
BOULEVARD VUE Condominium Freehold May 17 4,478 21,998,000 4,913  2013 Resale
FOURTH AVENUE RESIDENCES Apartment 99 years May 17 915 2,251,000 2,460  Uncompleted New Sale
FOURTH AVENUE RESIDENCES Apartment 99 years May 19 484 1,098,000 2,267  Uncompleted New Sale
GARDEN APARTMENTS Apartment Freehold May 16 2,648 4,200,000 1,586  1984 Resale
LE NOUVEL ARDMORE Condominium Freehold May 15 4,058 16,888,000 4,162  2014 Resale
MCMAHON PARK Semi-Detached  999 years May 17 3,993 5,001,122 1,251  1967 Resale
MON JERVOIS Condominium 99 years May 14 2,842 5,245,200 1,846  2016 Resale
GREENLEAF PLACE  Semi-Detached  Freehold May 16 3,305 5,480,000 1,661  1996 Resale
RIDOUT ROAD  Detached  Freehold May 21 22,012 25,680,000 1,166  Unknown Resale
ONE TREE HILL MANSIONS Apartment 99 years May 15 1,615 1,850,000 1,146  Unknown Resale
ONE TREE HILL RESIDENCE Apartment Freehold May 16 1,227 2,625,000 2,139  2008 Resale
RV EDGE Apartment Freehold May 17 366 768,888 2,101  2013 Resale
SPRING GROVE Condominium 99 years May 14 1,335 2,050,000 1,536  1996 Resale
ST REGIS RESIDENCES SINGAPORE Apartment 999 years May 14 2,142 4,600,000 2,147  2008 Resale
THE LEVELZ Condominium Freehold May 16 872 1,250,000 1,434  2004 Resale
THE PRINCETON Apartment Freehold May 15 1,087 1,550,000 1,426  1999 Resale
THE TESSARINA Condominium Freehold May 17 1,324 2,350,000 1,775  2003 Resale
District 11         
35 GILSTEAD Apartment Freehold May 14 700 1,730,000 2,473  Uncompleted New Sale
35 GILSTEAD Apartment Freehold May 14 1,012 2,439,000 2,411  Uncompleted New Sale
FYVE DERBYSHIRE Apartment Freehold May 15 936 2,122,500 2,266  Uncompleted New Sale
HILLCREST ARCADIA Condominium 99 years May 16 1,711 1,730,000 1,011  1980 Resale
MOUNT ROSIE ROAD  Semi-Detached  Freehold May 15 4,876 3,600,000 738  2009 Resale
NINETEEN SHELFORD ROAD Condominium Freehold May 15 1,561 2,100,000 1,345  1997 Resale
NOVENA COURT Apartment Freehold May 14 861 1,310,000 1,521  Unknown Resale
SOLEIL @ SINARAN Condominium 99 years May 15 1,475 2,950,000 2,000  2011 Resale
District 12         
1953 Apartment Freehold May 17 614 1,150,000 1,874  Uncompleted New Sale
1953 Apartment Freehold May 19 1,141 2,225,000 1,950  Uncompleted New Sale
GEM RESIDENCES Condominium 99 years May 16 1,313 2,088,000 1,590  Uncompleted New Sale
ST MICHAEL’S PLACE Apartment Freehold May 15 1,259 1,450,000 1,151  1997 Resale
THE ABERDEEN Condominium Freehold May 16 1,765 1,868,000 1,058  1997 Resale
THE ARTE Condominium Freehold May 15 1,625 2,450,000 1,507  2010 Resale
TREVISTA Condominium 99 years May 15 689 980,000 1,423  2011 Resale
District 13         
BRADDELL HEIGHTS ESTATE Detached  Freehold May 21 5,866 5,800,000 989  1996 Resale
MACPHERSON GARDEN ESTATE Terrace  Freehold May 20 883 1,980,000 2,241  Unknown Resale
JALAN RIANG  Terrace  Freehold May 17 1,658 2,080,000 1,259  Unknown Resale
THE TRE VER Condominium 99 years May 14 743 1,178,000 1,586  Uncompleted New Sale
THE TRE VER Condominium 99 years May 15 689 1,155,000 1,677  Uncompleted New Sale
THE TRE VER Condominium 99 years May 16 1,098 1,760,000 1,603  Uncompleted New Sale
THE TRE VER Condominium 99 years May 17 1,378 2,246,000 1,630  Uncompleted New Sale
THE TRE VER Condominium 99 years May 17 700 1,168,000 1,669  Uncompleted New Sale
THE TRE VER Condominium 99 years May 19 1,098 1,717,000 1,564  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 14 592 1,130,000 1,909  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 14 689 1,309,000 1,900  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 15 700 1,339,000 1,914  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 16 570 1,028,000 1,802  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 16 700 1,349,000 1,928  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 16 1,076 2,500,000 2,323  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 17 700 1,289,000 1,842  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 18 667 1,156,000 1,732  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 18 570 1,069,000 1,874  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 18 570 1,067,000 1,870  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 18 700 1,329,000 1,899  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 18 689 1,279,000 1,857  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 19 667 1,161,000 1,740  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 19 570 998,000 1,749  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 19 570 1,014,000 1,777  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 19 667 1,161,000 1,740  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 19 592 1,105,000 1,866  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 19 700 1,319,000 1,885  Uncompleted New Sale
THE WOODLEIGH RESIDENCES Apartment 99 years May 19 667 1,190,000 1,783  Uncompleted New Sale
District 14         
ARENA RESIDENCES Apartment Freehold May 19 883 1,661,000 1,882  Uncompleted New Sale
BALMY COURT Apartment Freehold May 16 1,141 975,000 855  1998 Resale
EUHABITAT Condominium 99 years May 17 904 1,045,000 1,156  2015 Resale
LE CRESCENDO Condominium Freehold May 14 1,539 1,865,000 1,212  2006 Resale
LORONG MELAYU  Semi-Detached  Freehold May 16 2,486 3,528,000 1,419  1996 Resale
MATTAR ROAD Apartment Freehold May 16 8,891 8,520,000 958  Unknown Resale
LORONG 24A GEYLANG  Terrace  Freehold May 17 1,668 2,600,000 1,562  Unknown Resale
LENGKONG TIGA  Semi-Detached  Freehold May 17 4,499 4,600,000 1,023  1984 Resale
PARC ESTA Apartment 99 years May 15 926 1,550,000 1,674  Uncompleted New Sale
PARC ESTA Apartment 99 years May 17 915 1,498,000 1,637  Uncompleted New Sale
PARC ESTA Apartment 99 years May 19 635 1,095,000 1,724  Uncompleted New Sale
PARC ESTA Apartment 99 years May 19 1,399 2,255,000 1,611  Uncompleted New Sale
PARK PLACE RESIDENCES AT PLQ Apartment 99 years May 14 1,076 1,940,400 1,803  Uncompleted New Sale
PARK PLACE RESIDENCES AT PLQ Apartment 99 years May 17 1,087 2,045,000 1,881  Uncompleted New Sale
THE NAVIAN Apartment Freehold May 18 893 1,381,000 1,546  Uncompleted New Sale
THE WATERINA Apartment Freehold May 16 667 930,000 1,394  2005 Resale
VACANZA @ EAST Condominium Freehold May 17 840 1,005,000 1,197  2014 Resale
WATERBANK AT DAKOTA Condominium 99 years May 17 1,130 1,860,000 1,646  2013 Resale
District 15         
AMBER 45 Apartment Freehold May 17 1,345 2,828,880 2,102  Uncompleted New Sale
AMBER PARK Condominium Freehold May 14 743 1,828,800 2,462  Uncompleted New Sale
AMBER PARK Condominium Freehold May 15 1,109 2,610,000 2,354  Uncompleted New Sale
AMBER PARK Condominium Freehold May 16 700 1,768,230 2,527  Uncompleted New Sale
AMBER PARK Condominium Freehold May 17 538 1,264,800 2,350  Uncompleted New Sale
AMBER PARK Condominium Freehold May 18 1,582 4,041,900 2,554  Uncompleted New Sale
AMBER PARK Condominium Freehold May 19 463 1,092,800 2,361  Uncompleted New Sale
COASTLINE RESIDENCES Apartment Freehold May 18 721 1,893,000 2,625  Uncompleted New Sale
COSTA RHU Condominium 99 years May 17 2,056 2,510,000 1,221  1997 Resale
COSTA RHU Condominium 99 years May 21 1,012 1,263,000 1,248  1997 Resale
EMPRADO SUITES Apartment Freehold May 16 1,485 1,250,000 842  2008 Resale
KATONG GARDENS Condominium Freehold May 18 1,948 2,100,000 1,078  1984 Resale
LAGUNA PARK Apartment 99 years May 17 1,615 1,580,000 979  1978 Resale
LYNDHURST ROAD  Detached  Freehold May 15 5,382 7,200,000 1,337  Unknown Resale
NATURALIS Apartment Freehold May 15 1,313 1,368,000 1,042  2011 Resale
SANDY EIGHT Apartment Freehold May 18 721 1,280,000 1,775  2018 New Sale
SEASIDE RESIDENCES Apartment 99 years May 17 678 1,294,050 1,908  Uncompleted New Sale
SEASIDE RESIDENCES Apartment 99 years May 18 1,206 2,149,520 1,783  Uncompleted New Sale
SEASIDE RESIDENCES Apartment 99 years May 18 592 1,181,530 1,996  Uncompleted New Sale
THE SHORE RESIDENCES Condominium 103 years May 17 1,378 2,220,000 1,611  2014 Resale
TIVOLI GRANDE Apartment Freehold May 15 850 1,095,000 1,288  2012 Resale
District 16         
AQUARIUS BY THE PARK Condominium 99 years May 15 893 860,000 963  2000 Resale
BAYWATER Condominium 99 years May 17 1,270 1,290,000 1,016  2006 Resale
COSTA DEL SOL Condominium 99 years May 14 1,755 2,100,000 1,197  2003 Resale
BEDOK WALK  Semi-Detached  Freehold May 15 4,058 4,250,000 1,048  1997 Resale
SEA BREEZE TERRACE Terrace  Freehold May 17 1,862 2,820,000 1,515  1992 Resale
THE CLEARWATER Condominium 99 years May 14 1,335 1,100,000 824  2001 Resale
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GAINS AND LOSSES

E

Top gains and losses from May 14 to 21

Source: URA, EdgeProp  
Note:  Computed based on URA caveat data as at May 29 for private non-landed houses transacted between May 14 and 21
The profit and loss computation excludes transaction costs such as stamp duties. 

Most profitable deals 
PROJECT DISTRICT AREA (SQ 

FT)
SOLD ON 

(2019)
SALE PRICE ($ PSF) BOUGHT ON PURCHASE PRICE 

($ PSF)
PROFIT ($) PROFIT (%) ANNUALISED PROFIT (%) HOLDING PERIOD 

(YEARS)

1 RICHMOND PARK 9  1,550 May 16  2,830 Dec 1, 1999  1,632  1,856,500 73 3 19.5
2 NINETEEN SHELFORD ROAD 11  1,561 May 15  1,345 Apr 1, 2002  625  1,125,000 115 5 17.1
3 THE ABERDEEN 12  1,765 May 16  1,058 May 9, 2007  485  1,012,000 118 7 12.0
4 ICON 2  1,119 May 15  1,831 Aug 4, 2003  941  996,220 95 4 15.8
5 THE PRINCETON 10  1,087 May 15  1,426 Jun 5, 2003  751  733,000 90 4 16.0
6 CARIBBEAN AT KEPPEL BAY 4  893 May 15  1,595 Jan 22, 2007  890  630,000 79 5 12.3
7 BOULEVARD VUE 10  4,478 May 17  4,913 Nov 15, 2010  4,800  609,200 3 0.3 8.5
8 THE CASCADIA 21  1,496 May 17  1,738 Jan 12, 2011  1,336  601,000 30 3 8.3
9 MAYSPRINGS 23  1,561 May 15  903 May 1, 1996  542  558,600 66 2 23.1
10 WATERBANK AT DAKOTA 14  1,130 May 17  1,646 May 4, 2010  1,159  550,000 42 4 9.0
11 THE LEVELZ 10  872 May 16  1,434 Oct 15, 2001  819  536,300 75 3 17.6
12 THE MORNING GLORY 19  1,658 May 21  875 Nov 30, 2009  553  534,000 58 5 9.5
13 CASTLE GREEN 26  1,216 May 21  779 Apr 23, 2004  341  533,000 128 6 15.1
14 THE QUARTZ 19  1,044 May 21  982 Feb 22, 2007  494  509,300 99 6 12.2
15 BALMY COURT 14  1,141 May 16  855 Jan 14, 1999  410  507,190 108 4 20.3

Non-profitable deals 
PROJECT DISTRICT AREA (SQ 

FT)
SOLD ON 

(2019)
SALE PRICE ($ PSF) BOUGHT ON PURCHASE PRICE 

($ PSF)
LOSS ($) LOSS (%) ANNUALISED LOSS (%) HOLDING PERIOD 

(YEARS)

1 REFLECTIONS AT KEPPEL BAY 4  1,711 May 17  1,829 Apr 4, 2007  2,336 868,700 22 2 12.1
2 CONCOURSE SKYLINE 7  1,378 May 17  1,800 Sep 17, 2010  2,087 395,000 14 2 8.7
3 OUE TWIN PEAKS 9  1,399 May 21  2,358 May 20, 2016  2,566 290,000 8 3 3.0
4 DOUBLE BAY RESIDENCES 18  3,057 May 21  752 Mar 27, 2013  831 240,000 9 2 6.2
5 THE QUARTZ 19  1,216 May 16  921 Jul 20, 2015  987 79,334 7 2 3.8
6 8 @ MOUNT SOPHIA 9  1,313 May 21  1,485 Oct 22, 2012  1,519 45,000 2 0.3 6.6
7 URBAN VISTA 16  431 May 21  1,403 Apr 11, 2013  1,468 28,062 4 1 6.1

| BY BONG XIN YING  |

A
t Richmond Park, on Bideford Road 
in prime District 9, the seller of a 
1,550 sq ft unit made the top gain of 
$1.85 million over the week of May 
14 to 21. The three-bedroom unit on 

the 16th floor was purchased for $2.53 million 
($1,632 psf) in December 1999 and sold for 
$4.39 million ($2,830 psf) on May 16.

The seller made a 73% profit, or an annual-
ised profit of 3% over a holding period of 19.5 
years. This latest transaction is one of three 
transactions at Richmond Park this year. The de-
velopment has seen a total of 68 profitable and 
34 non-profitable transactions since 1995, and 
the profits range from $30,000 to $5.2 million. 

Completed in 1996, the freehold Richmond 
Park was developed by the former DBS Land 
(now CapitaLand). It has a total of 159 units 
in a single 28-storey block. Unit sizes range 
from 1,012 sq ft two-bedders, to a 3,380 sq ft 
penthouse unit. Richmond Park is adjacent to 
the Paragon shopping mall and just across the 
road from Orchard MRT Station on the North-
South Line, as well as the Orchard Road shop-
ping belt.

Meanwhile, the second-highest gain – a 
profit of $1.125 million, or 115% – made dur-
ing the week was at Nineteen Shelford Road 
in prime District 11.

The 1,561 sq ft, two-bedroom unit, pur-
chased for $975,000 ($625 psf) in April 2002, 
was sold for $2.1 million ($1,345 psf) on May 

15, making the seller an annualised profit of 
5% over 17 years. This fourth-floor unit was 
also the second-highest resale profit seen at the 
condo. The all-time highest resale profit was 
made by the seller of a 1,604 sq ft, three-bed-
room unit on the same floor. It was bought 
for $950,000 ($592 psf) in July 2006 and sold 
for $2.2 million ($1,372 psf) on March 15 this 
year, netting the seller a 132% profit of $1.25 
million over 13 years.

The latest resale transaction is the fifth at 
the development this year. There have been 
154 profitable and 47 non-profitable transac-
tions at Nineteen Shelford Road since 1995, 
with profits ranging from $10,000 to $1.25 
million and losses ranging from $3,000 to 
$520,000.

The freehold Nineteen Shelford Road is de-
veloped by Bonvests Holdings and was com-
pleted in 1997. The development has a total 
of 256 units over 10 floors.

On the other hand, the greatest loss in-
curred over the week was from the resale of a 
1,711 sq ft, three-bedroom unit at the 99-year 
leasehold Reflections at Keppel Bay in District 
4. Purchased in April 2007 for $3.998 million 
($2,336 psf), the property was sold on May 17 
for $3.13 million ($1,829 psf). The seller sus-
tained a 22% loss of $868,700, or an annual-
ised loss of 2% over a 12-year holding peri-
od. The condo, located on Keppel Bay View, 
off Telok Blangah Road, is developed by Kep-
pel Land, the property arm of Keppel Corp. It 
was completed in 2011.

Resale unit at Richmond Park reaps $1.85 mil profit 

A unit at Richmond Park, on Bideford Road in prime District 9, was sold for $4.39 million on May 16 A 1,711 sq ft unit at Reflections at Keppel Bay was sold at a loss of $868,700 on May 17
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| BY TIMOTHY TAY |

A 1,593 sq ft, two-storey executive mai-
sonette (EM) will be offered at PropNex 
Realty’s HDB auction with a guide price  

from $635,000 ($397 psf) on June 7. The unit 
is located at Block 712 Hougang Avenue 2 and 
occupies the fourth and fifth floors. This is an 
owner’s sale. This is the second time the unit 
is up for auction.

“Compared to nearby maisonettes in the 
central Hougang and Kovan areas, the guide 
price of $635,000 to $650,000 is very attrac-
tive. On average, EMs in these locations usual-
ly command above $800,000,” says Linda Foo, 

associate marketing director at PropNex Realty. 
The unit is jointly marketed by Foo and her col-
league Jax Chua, associate marketing manager. 

According to HDB data, the most recent trans-
action at Block 712 was a 1,593 sq ft, 10th-storey 
EM sold for $675,000 ($424 psf) last June. This 
followed a 1,657 sq ft, seventh-floor EM sold for 
$650,000 ($392 psf) in March 2018.

The unit under auction has a 99-year ten-
ure which started in 1986, and the property has 
about 66 years left on its lease. The unit has 
three bedrooms and two bathrooms on the top 
floor, as well as a utility room on the lower floor.

HDB maisonette units usually have the bed-
rooms on the top floor, while the living room, 

dining area and kitchen are on the bottom floor. 
Some units, like the one on offer, also come 
with a balcony with a double volume ceiling. 
HDB discontinued EMs in 1995 after it intro-
duced executive condominiums.

A family of four would find this type of unit 
a welcome change compared to other HDB units 
today which are mostly single-level, says Chua. 
“EMs remain one of the larger public housing 
buyers can find in Singapore. With the space 
constraints of new BTOs, the living area that 
maisonettes provide is one of the largest draws 
for buyers.” 

The unit belongs to a local Chinese family 
who have been living there for about 11 years. 
They have decided to sell the house to live clos-
er to their elderly parents, says Foo.

The unit is located near Hougang MRT 
Station and is a 15-minute walk to Heartland 
Mall and Kovan MRT Station, which is one 
station from NEX mall in Serangoon. The es-
tate has a mix of flats, landed housing, and 
new private developments. Just beside the 
block is The Florence Residences launched 
by Logan Property on March 2. “As a result 

of the recent new launch, many buyers who 
are interested in this area have also come 
down to view the unit,” says Chua.

This will be the third public auction for 
HDB properties by PropNex, which rolled out 
the service in April this year. “Buyers have the 
option to buy on the pre-auction day, auction 
day itself and post-auction day. As long as sell-
ers and buyers agree on the price, a deal can be 
struck,” says Foo.

Hougang executive maisonette for sale from $635,000
EDGEPROP SINGAPORE

 PROPNEX REALTY

UNDER THE HAMMER

The unit, at Hougang Ave 2, has a guide price of $635,000 to $650,000

Bedrooms are on the top floor, while living spaces 
are on the bottom floor

E

Recent resale transactions at Blk 712 Hougang Ave 2
CONTRACT DATE STOREY AREA (SQ FT) PRICE ($) PRICE ($ PSF)

June 2018 10th 1,593 675,000 424

March 2018 7th 1,657 650,000 392

November 2017 10th 1,679 700,000 417

March 2017 4th 1,593 650,000 408

March 2017 7th 1,593 650,000 408

HDB, EDGEPROP SINGAPORE
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PERSONALITY

| BY AMY TAN |

W
hen Rayne Chua, 41, associate 
group director at PropNex, was 
considering a career switch two 
years ago, one of her key con-
siderations was renumeration. 

Back then, Chua was a sports specialist at the 
Ministry of Education (MOE), where her job 
entailed education policy drafting and devis-
ing the syllabus for physical education and 
training teachers.

“It was not easy because I was moving 
from having a fixed salary to being fully com-
mission-based, but it has been worth it,” says 
Chua. She joined PropNex in 2017. By 2018, 
her sales numbers placed her within the top 
1% of PropNex agents as well as seventh in 
PropNex’s team at its headquarters. 

Chua currently leads a team of nine asso-
ciates that focuses on marketing new launch-
es. She also markets luxury properties in the 
Core Central Region under the guidance of 
Dominic Lee, head of PropNex Luxury Team. 

In hindsight, Chua notes that she should 
have made the career switch sooner. Although 
she had always been interested in real estate, 
she hesitated to switch lines as she also en-
joyed her previous role at MOE. “The more 
I delayed the switch, the more hesitant I be-
came, because my salary increased and so did 
the opportunity costs,” she explains. 

Training and mentorship
To facilitate the career change, Chua started 
budgeting her expenses to ensure that she had 
enough savings to tide her over the first few 
months at PropNex. “Being a real estate agent  
is akin to running your own business so it is 
always good to budget,” she states. 

Chua quickly realised that her concern of  
not being able to match her previous salary 
was unfounded. Through sheer hard work and 
with the guidance of her mentors – Alan Lim, 
PropNex executive director; Ray Teo, senior 
associate district director; and Ken Lam, divi-
sion director – she managed to match her pre-
vious salary within three months. 

“The open sharing culture at PropNex 
helps too. Everyone is willing to share, so I 
had no problem getting help when I needed 
it,” she says. “PropNex has also put togeth-
er a very comprehensive training roadmap to 
equip agents with specialised skills in the dif-
ferent market segments, so we can add value 
to our clients.”

To expand her network, Chua joined pro-

ject teams that were involved in new launch-
es. “In this industry, networking is extremely 
important. Joining project teams provided me 
with a great opportunity to network. You get 
to work with different colleagues from differ-
ent teams and even other agencies,” she says. 

The job also required her to be active in 
marketing activities such as doing door-to-door 
sales, roadshows and telemarketing. “When I 
first made the switch, I had to do many things 
that were outside of my comfort zone. I just 
had to be daring and be open to try new things 
while ensuring that I equip myself with the 
skillset needed to succeed,” she says.  

With her experience in project marketing, 
Chua is now part of the leadership team for 
new launches, including Stirling Residences at 
Stirling Road, Parc Esta at Sims Ave and the 
upcoming Rivière at Jiak Kim Street (see Pag-
es EP8 and 9). 

With a slew of launches expected this year, 
Chua believes that there is still demand for 

new launches. “There’s good capital appreci-
ation potential tied with new launches due to 
the first-mover advantage,” she says. 

She adds: “Consumers all have different 
needs. I think we have good choices for them, 
according to their preferred price entry and 
needs. Sales have been steady despite the cool-
ing measures introduced in July.”

Investor agent
Chua asserts that it takes more than just be-
ing able to market properties to succeed as a 
real estate agent. Increasingly, more clients 
are turning to PropNex for property invest-
ment advice. 

“Property as an investment tool has al-
ways been a strong choice for Singaporeans. 
We have a stable government and that is why 
there is always investment interest. We have 
seen each property cycle outperform the pre-
vious cycle over the years,” she says. 

To address her clients’ investment needs, 

Chua has also been honing her skills in con-
sulting and advisory. “One of my strengths is 
in helping my clients spot undervalued buys 
with safe entry prices, minimising their expo-
sure to risk,” she notes. 

Being able to devise exit strategies for cli-
ents is also key. “There are many choices in 
the market. So, we will definitely shortlist suit-
able properties for our clients based on budget 
and requirements so they do not overstretch 
themselves,” she states. 

Chua notes that increasingly, most clients 
are turning to property investment as a means 
to generate passive income for early retirement. 
“I am very much an investor agent. I help a lot 
of my clients find their dream homes and in-
vestment properties,” she says. Chua bought a 
condo in District 9 for investment and is cur-
rently staying in another condo in District 15. 

“In my opinion, if you can afford to buy a 
condo, you should; because if you buy an HDB 
flat, you will likely be able to sell it only after 
five to eight years as you need to satisfy the 
minimum occupation period,” she says. “In 
this time period, you really do not have any 
chance to upgrade even if you can.”

Grooming a team
Advising and assisting clients from different 
walks of life is one of the things that Chua has 
grown to love about her job, as it requires her 
to be dynamic. At the same time, she still en-
joys teaching and has found a sweet spot in 
conducting training.

Every quarter, she conducts training for her 
colleagues and on a weekly basis, she conducts 
small group training to help her associates im-
prove their skills. As part of the latter, Chua en-
sures that she is still engaged in on-the-ground 
activities with staff, like door-to-door sales, so 
they can learn through experience. 

“Being in real estate now, I sometimes wish 
I made the switch earlier. The opportunities 
are abundant,” she asserts. 

From education to real estate 

Advising and assisting clients from different walks of life is one of the things that Rayne Chua has grown to love about her job as it requires her to be dynamic    

ALBERT CHUA/EDGEPROP SINGAPORE

MCL LAND SAMUEL ISAAC CHUA/EDGEPROP SINGAPORE

Artist’s impression of Parc Esta at Sims Ave Scale model of Stirling Residences E
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cluding Barcelona, Berlin and Ho Chi Minh. 
According to Frasers’ Lee, the reason for Capri 
taking seven years to open its second location 
in Singapore is the lack of “right locations”. 

At Changi City, Capri is next to Changi Busi-
ness Park and within proximity to Singapore 
Expo and Changi Airport, providing a good 
catchment of guests all year round. 

“It is not easy to find a similar site that is 
right next to a business park,” Lee observes. 
“We were lucky with this China Square site 
because we are [within walking distance] to 
the Singapore River and we are surrounded 
by MNCs so there is a good mix of corporate 
travellers as well as people who want to dis-
cover Singapore.” 

According to Govinda Singh, executive di-
rector of Colliers International, room occupan-
cy is expected to continue growing in 2019 and 
beyond. “In addition, given the already high 
room occupancy levels, and the continued 
low levels of new supply anticipated, hotel-
iers can be expected to drive room rates even 
higher,” he says. 

Capri by Frasers at China Square is expect-
ed to open officially in November this year. 
Prior to that, Frasers’ Lee hopes to be able 
to come up with a guest experience that is 

as unique as his bicycle tours at Changi City. 
“Our initial thought was to curate a food 

trail, but that isn’t very personal. It’s some-
thing that I could just give recommendations 

to guests and they could go on their own. For 
now, we will just continue walking around 
the area to see what interesting finds there 
are,” he says.

Scan QR code for more details

Properties for Sale
 To be featured, email shermie.tee@edgeprop.sg or call 8822-2997

$4,300,000
Verdure
D10 HOLLAND ROAD | FREEHOLD
Size(sqft): 2,239 | PSF: $1,921
Bedroom: 4

The Verdure. Breathtaking View. Serene and quiet 
sorrounding. 2 storey, 4 bedroom penthouse, 2239 
sqft. Good size balcony overlooking the greenery. 
Minutes walk to amenities, Botanical Gdns, 
short drive to Orchard rd. Tenanted, co’s lease till 
30/11/2020. Serious seller. Call Jenny@96841331.

Jenny Ong 
CENTURY 21 PTE LTD
R029785F    

 65 9684 1331

Kent Tan 
HOME GURU PTE LTD
R023645H 

 65 9777 6777

$5,500,000
Semi Detached House
D19 SERANGOON GARDEN ESTATE | 999 years
Built-Up(sqft): 6,098 | Land(sqft): 3,500
PSF: $1,571

In the Heart of Serangoon Garden! You’ll find a home 
that’s tasteful & modern.  2.5 storey + Basement. 7+1 
bedroom. Swimming pool. Lift to all floor. Quality 
and luxurious finishing. Huge master bedroom with 
designer bathroom and functional walk in wardrobe. 
Designer kitchen. Completed in 2016!

$3,380,000
Terrace House
D13 HAPPY AVENUE EAST | Freehold
Built-Up(sqft): 3,638| Land(sqft): 2,067 
PSF: $1,635

Designed by one of Spore’s Award Winning Architect. 
Wit & thoughtfulness interlinks the spaces. Natural 
lighting dances as highlight in contrast to the bold 
architectural elements. A ‘WOW’ Masterpiece to 
own. Call for OPEN HOUSE details. 

Cheng Ching Ching
SLP SCOTIA PTE LTD                               
R060569J  

 65 9845 2567

Cheng Ching Ching
SLP SCOTIA PTE LTD                                
R0060569J  

 659845 2567

$4,200,000
Conservation House
D15 KOON SENG ROAD | Freehold
Built-Up(sqft): 2,700 | Land(sqft): 1,700
PSF: $2,471

Colorful Peranakan House For Sale. Nestled in 
the heart of Joo Chiat, surrounded by eateries and 
splashes of Peranakan culture. Be dazzled by its Rich 
Architectural Heritage and a Picturesque Facade. 
Truly a Limited Edition not to be missed!

$10,600,000
Serangoon Road - Shop House for Sale
D12 SERANGOON ROAD | Freehold
Size(sqft): 5,000 | PSF: $2,120

Two Shop Houses adjoined @ Serangoon Road. 
Freehold. Foreigner/PR/Company can own. Stamp 
duty: Only 3%, No ABSD & SSD. Land size: 2,889 
sqft Present BIA: 5,000 sqft. URA Plot Ratio: 3.0; 
Rebuild GFA 8,667 sqft. UOB Valuation GDV: 
$12.6m for two units. Price negotiable.

Jerry Lum 
ERA REALTY NETWORK PTE LTD
R055027F 

 65 8288 0098

Adrian Chay
KF PROPERTY NETWORK PTE LTD
R057187G 

 65 9474 8825

$2,800,000
Ghim Moh Road - HDB Shophouse 
for sale
D10 GHIM MOH ROAD | 99 years
Size(sqft): 1,474 | PSF: $1,900

2 Storey Shophouse. Strong 5 years Lease to Corp. 
F&B Tenant, S$10,200 monthly Returns. No GST. 
Great for Investment. Fantastic Location in Mature 
Estate, Easy Access with Parking. 5 Mins Walk to 
Buona Vista MRT, near Commonwealth, Dover & 
Holland Village. Serious Seller, Price Negotiable. 

PROP HUNT CLASSIFIEDS

The property at China Square features 304 rooms in 280 sq ft superior, deluxe and executive, and 312 sq ft 
studio configurations

Vernon Lee, country general manager at Frasers 
Hospitality Singapore 

PICTURES: SAMUEL ISAAC CHUA/EDGEPROP SINGAPORE
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Properties for Sale
 To be featured, email shermie.tee@edgeprop.sg or call 8822-2997

$7,650,000
Semi Detached House
D19 CHUAN GARDEN | 999 years 
Built-Up(sqft): 9,000 | Land(sqft): 5,100
PSF: $1,500

2.5 Storey Iconic Semi-D@ Chuan Garden. L5100sf/ 
Build in 7566sf. Big car porch, swimming pool, lift 
and basement. Modern living, Spacious layout each 
with its one-of-a-kind of timeless design, elegant and 
luxury. The water feature at living and recreational 
area to inject uniqueness here.

Mitchelle Wong 
PROPNEX REALTY PTE LTD                                          
R055068C        

 65 8322 3093

Anselm Teo 
PROPNEX REALTY PTE LTD 
R043448I  

 65 8668 7778

$4,200,000
Detached House
D19 JALAN SAHABAT | Freehold 
Built-Up(sqft): 3,000 | Land(sqft): 3,015
PSF: $1,393

Small detached for small family size, who enjoy 
privacy and convenience to amenities. This house 
is near to Kovan MRT and bus stop. Situated in a 
quiet and serene estate. This is your next home sweet 
home.

$4,400,000
Semi Detached House
D19 SERANGOON GARDENS | 999 years 
Built-Up(sqft): 4,200 | Land(sqft): 2,650
PSF: $1,267

BEST VALUE in Serangoon Gardens for a brand 
niece completed with modern ID finishes. Peaceful 
and Tranquil with Swimming Pool and Huge 
Master Room. Fully equipped Dry Kitchen with 
TOP-notched appliances.

Ben Huang
PROPNEX REALTY PTE LTD
R051182C 

 65 8488 4454

Avery Lee
PROPNEX REALTY PTE LTD                                
R058648C 

 65 8808 0838

$3,450,000
Terrace House
D19 HIGHLAND ROAD | Freehold
Built-Up(sqft): 3,500 | Land(sqft): 2,724
PSF: $1,267

Located near Kovan MRT, at a quiet cul de sac, wide 
roads,ample parking. Driveway can park 3 cars. 
House has potential to extend living space. All rooms 
ensuite with walk in wardrobes. Huge land, huge 
garden, price negotiable. Very serious sellers, selling 
cheap!

$3,880,000
Semi Detached House
D26 SPRINGLEAF DRIVE | Freehold
Built-Up(sqft): 4,000 | Land(sqft): 3,552
PSF: $1,092

South East facing. Renovated Semi Detached on a 
regular piece of Land. Electrical and Plumbing in 
the house have been upgraded. Please call Elaine for 
other SemiDs for Sale in Springleaf Estate.

Jenny Yeo 
PROPNEX REALTY PTE LTD
R011509Z

 65 8333 0883

Colin Quek 
PROPNEX REALTY PTE LTD
R059207F 

 65 9368 8280

$2,470,000
Terrace House
D19 BUNGA RAMPAI PLACE | Freehold
Built-Up(sqft): 2,200 | Land(sqft): 1,642 
PSF: $1,504

Just about 7mins leisure walk with covered walkway 
to Bartley MRT, this unit is perfect for those seeking 
low quantum and convenient location. It is also 
close to Tai Seng and many eateries within walking 
distance. Within 1km to Maris Stella High and 
Cedar Pri Sch.

$4,200,000
Reflections at Keppel Bay
D4 KEPPEL BAY VIEW | 99 years
Size(sqft): 2,175 | PSF: $1,931 
Bedroom: 3

Super Fire Sale! Super High Floor! Best Stack! Best 
View! Must Sell! Comes with MINIMUM 3.4% Gross 
Rental Yield until Feb 2021! Can sell vacant! Greater 
Southern Waterfront City! Grab before sold!

Alfred Chee
PROPNEX REALTY PTE LTD
R050849J 

 65 9642 8496

Esther Tan
PROPNEX REALTY PTE LTD
R010604Z 

 65 9389 5661

$2,590,000
Terrace House
D15 EAST COAST ROAD | Freehold
Built-Up(sqft): 1,500 | Land(sqft): 1,780 
PSF: $1,455

Freehold terrace house stands within prime East 
Coast/ Katong areas, highly desired location and close 
to popular eateries with Marine Parade MRT due Year 
2023. Peaceful & tranquil environment with friendly 
neighbours of kampong spirit within this stretch. 
South East Facing. Exclusive viewing.

$7,500,000
Detached House
D21 ENG KONG GARDEN | Freehold
Built-Up(sqft): 6,000 | Land(sqft): 4,700
PSF: $1,596

Wide frontage of 18 metres. Renovated extensively 
in 2012. Roof Terrace has a super breezy Bar and 
Lounge area which can seat up to 18 pax. With views 
of Bukit Timah hill, Bukit Batok hill, tree line of the 
next door Eng Kong park.

Roy Lee
PROPNEX REALTY PTE LTD
R058783H 

 65 8700 6661

Elaine Leong
PROPNEX REALTY PTE LTD
R016199G 

 65 9695 6656

$5,500,000
Detached House
D19 FARLEIGH AVENUE | 999 years
Built-Up(sqft): 5,500 | Land(sqft): 4,219
PSF: $1,304

Charming, Beautiful & Romantic 2.5 Storey 
Detached House For Sale at Farleigh Avenue in 
Serangoon Garden. Just 4 mins Walk to Chomp 
Chomp Food Centre. It is well kept & spacious. 
A Baliness Resort Feel, Relaxing and Romantic. 
Perfect Choice for Multi Generation Living.

Catherine Lee
PROPNEX REALTY PTE LTD
R009414I 

 65 9847 3817

$2,680,000
Cluster Semi Detached House
D19 HILLSIDE DRIVE | 999 years
Built-Up(sqft): 4,542 | PSF: $590 (built-up)

Nestled in the charms of Kovan area. Hillsgrove is an 
exclusive cluster of 12 units, 3 storey strata Semi-D 
with basement carparks. Bright & breezy houses 
with high ceiling and functional layout. Enjoy daily 
convenience with an array of dining, shopping malls 
in the vicinity! PLMGS is within 1km too. 

$3,680,000
Corner Terrace House
D26 SPRINGSIDE WALK | Freehold
Built-Up(sqft): 4,500 | Land(sqft): 2,551 
PSF: $1,443

A tastefully renovated Corner Terrace in the quiet 
and exclusive Springside Estate. An unblock view 
welcome you everyday with the greenery nearby. 4 
rooms with a high ceiling living room. A house not 
to be missed! 

Lynn Sim
PROPNEX REALTY PTE LTD                             
R056904Z  

 65 9109 3781
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ed waterfront promenade that will connect all the 
places of interest along the Greater Southern Wa-
terfront, “providing a unique and varied water-
front experience”, according to URA. The entire 
area will not just be walkable, but also well con-
nected to public transport nodes and amenities.

As more plans about the Greater Southern Wa-
terfront become available, interest amongst buyers 
looking to leverage on the future developments in 
the locality are likely to increase, says Jack Chua, 
CEO of ERA Realty Network.

Ken Low, managing partner of SRI, is not sur-
prised that Kent Ridge Hill Residences is benefit-
ting from the plans at Greater Southern Waterfront, 
especially with the Pasir Panjang area nearby un-
dergoing such a massive transformation. “This is 
going to be a lifestyle precinct on a much bigger 
scale than Orchard Road,” he says. “Buyers shouldn’t 
wait for the actual plans to be announced as it may 
then be too late to enjoy the full capital apprecia-
tion that comes with such long-term plans.”

PROXIMITY TO
EMPLOYMENT CLUSTERS          
Kent Ridge Hill Residences is located near three key 
employment clusters, namely one-north, National 
University of Singapore (NUS) and National 
University Hospital (NUH). Meanwhile, the city 
ports at Tanjong Pagar and Keppel terminals have 
been relocated to Pasir Panjang terminal. When 
the Tuas megaport is completed in 2040, all the 
port operations will be moved there. 

In the future, there will be a new business dis-
trict in Pasir Panjang. The project’s proximity to 
all these key employment clusters should appeal 
to investors as there will be healthy demand from 
those who want to live near their workplaces, says 
PropNex’s Gafoor.  “Kent Ridge Hill Residences is in 
the right location and will benefit from future up-
side in both rental yields and capital appreciation.”

COMPLETION OF CIRCLE LINE
Kent Ridge Hill Residences is located within an 
eight-minute walk to Pasir Panjang MRT Station 
on the Circle Line. Currently, it takes 12 stops and 
involves two transfers from the Circle Line to the 
Downtown Line and back to the Circle Line to get 
to the Marina Bay MRT interchange station. Al-
ternatively, if one were to take the Circle Line all 
the way from Pasir Panjang to Marina Bay Station, 
it would take 44 minutes to cover the 23 stops.

By 2025, when the Circle Line loop is complet-
ed with the addition of three new stations connect-
ing HarbourFront Station and Marina Bay Station, 
travelling between Pasir Panjang and Marina Bay 
stations will be reduced to just seven stops and 
travelling time will be reduced by about a third to 
just 21 minutes.

The completion of the Circle Line loop will 
also provide direct access to Marina Bay from Pa-
sir Panjang, which enhances the connectivity of 
the development, adds ERA’s Chua.

“This will certainly be great news for residents in 
this area,” says PropNex’s Gafoor. “Property prices 

along the West Coast stretch have long been sup-
pressed due to the lack of connectivity. The com-
pletion of the Circle Line will certainly be a boost 
for property prices there.”

PROXIMITY TO SOUTHERN
RIDGES, GREENERY
The appeal of the development to both owner-oc-
cupiers and investors is also its location. “What’s 
unique about Kent Ridge Hill Residences is its 
proximity to the Southern Ridges, an expansive 
green belt,” notes ERA’s Chua. “It offers breath-tak-
ing views of the greenery and the city skyline, es-
pecially of the future developments at the Greater 
Southern Waterfront.”

The 10km Southern Ridges connects three 
parks, namely Kent Ridge Park, Mount Faber Park 
and Telok Blangah Hill Park, and has nine walk-
ing trails, such as HortPark, Henderson Waves and 
The Canopy Walk.

“No other project in Singapore has such a setting 
– part of a hill and the greenery,” says PropNex’s 
Gafoor. “When you open the side gate, you’re right 

in Kent Ridge Hill Park. As it is close to nature, the 
quality and lifestyle amenities of Kent Ridge Hill 
Residences have already been in place even before 
the announcement of the 2019 Draft Master Plan.”

Developed by Singapore-listed property group, 
Oxley Holdings, Kent Ridge Hill Residences is a 
redevelopment of the former Vista Park condo, 
purchased en bloc for $418 million in December 
2017. Designed by ADDP Architects, Kent Ridge 
Hill Residences sits on a sprawling site of 319,249 
sq ft. The 11 five-storey blocks and 50 strata houses 
within the development are designed to embrace 
the sloping terrain that rises 10m above street level.

“It is a low rise, new development just beside 
Kent Ridge Park,” says ERA’s Chua. “There aren’t 
many developments this close to nature in the South 
Buona Vista and Pasir Panjang area.”

ATTRACTIVE PRICING
Kent Ridge Hill Residences has a wide range of 
unit types, from one-bedroom apartments of 474 
sq ft to three-bedroom premium units of 1,066 sq 
ft. Penthouses are a mix of three bedroom-plus-
study and five-bedroom apartments, sized from 
1,421 sq ft to 1,787 sq ft. Meanwhile, all 50 strata 
houses have four or five bedrooms with sizes from 
1,808 to 2,067 sq ft.

“At $1,700 psf, it’s attractive compared to new 
launches this year, many of which have set bench-
mark prices in their neighbourhoods,” says SRI’s 
Low. “Kent Ridge Hill Residences is therefore like-
ly to see renewed buying interest.”

S
ince its launch last November, over 70% of 250 
units released at Kent Ridge Hill Residences 
have been sold, with prices averaging $1,700 
psf. Transactions, which had been steady, 
have picked up significantly since March. 

 
Most property consultants attribute this to the an-
nouncement of the URA Draft Master Plan 2019, 
where the Greater Southern Waterfront has emerged 
as one of the biggest sites slated for development. 
“Kent Ridge Hill Residences is sitting right at the 

doorstep of this new area that is earmarked for trans-
formation,” says Ismail Gafoor, CEO of PropNex. 
“Those investing in Kent Ridge Hill Residenc-
es today will enjoy a first-mover advantage and 
are likely to benefit from any future price upside.” 

DOORSTEP TO THE GREATER 
SOUTHERN WATERFRONT
Measuring 2,000 ha – six times the size of Marina 
Bay – the Greater Southern Waterfront will stretch 
from the Tanjong Pagar port terminal to Keppel 

Club, all the way to Pasir Panjang port terminal, 
as well as Sentosa Island and Pulau Brani.

Greater Southern Waterfront is positioned as 
a new, major gateway with new commercial and 
residential waterfront districts along Singapore’s 
southern coast. Development will take place in 
phases in the next 5 to 10 years, starting with the 
former Pasir Panjang Power District, Keppel Club 
and Mount Faber.

The Keppel Club site will be redeveloped into a 
new residential precinct. The disused Power Dis-

trict will be a catalyst for rejuvenation. URA and 
Singapore Land Authority plan to turn the Pow-
er District into a “heritage and lifestyle hub”, and 
have launched a competition to seek ideas from 
the public.

Located next to Labrador Nature Reserve, the 
Power District will be connected to the West Coast 
Park by the new Pasir Panjang Linear Park, where 
park users will get a glimpse of Pasir Panjang’s work-
ing container port and Power District up close.

Eventually, there will be a 30km uninterrupt-

Since its launch last November, over 70% of 250 units released at Kent Ridge Hill Residences have been sold at an 
average selling price of $1,700 psf

The Pasir Panjang Terminal will be freed up and be part of the new waterfront city, the Greater Southern Waterfront In 2025, the Circle line will be completed with the opening of Keppel, Cantonment and Prince Edward Road stations. 
Commuters will be able to enjoy faster access from Kent Ridge Hill Residences to the CBD and Marina Bay area

The upcoming Pasir Panjang Linear Park will connect West 
Coast Park to Labrador Nature Reserve, offering park 
users a glimpse of the Power Distrct up close

KENT RIDGE HILL RESIDENCES SEES 
RENEWED BUYING INTEREST 

ITS APPEAL INCLUDES PROXIMITY TO THE SOUTHERN RIDGES, THE GREATER 
SOUTHERN WATERFRONT, THE CIRCLE LINE AND ATTRACTIVE PRICING

URA Draft Master Plan 2019*

PICTURES: OXLEY HOLDINGS

UNIT TYPES SIZES STARTING 
PRICES

One-bedroom From 474 sq ft  $786,000 

One-bedroom
+study

From 517 sq ft $889,000 

Two-bedroom From 646 sq ft $1.103 mil

Three-bedroom From 883 sq ft  $1.551 mil

Indicative prices

“The completion of the Circle Line loop will 
also provide direct access to Marina Bay 
from Pasir Panjang, which enhances the 
connectivity of the development.”

“Kent Ridge Hill Residences is sitting right at 
the doorstep of this new area that is ear-
marked for transformation. Those investing 
in Kent Ridge Hill Residences today will 
enjoy a first-mover advantage and are likely 
to benefit from any future price upside.”

“This is going to be a lifestyle precinct on 
a much bigger scale than Orchard Road. 
Buyers shouldn’t wait for the actual plans to 
be announced as it may then be too late to 
enjoy the full capital appreciation that 
comes with such long-term plans.”

Ken Low
Managing Partner
SRI

Jack Chua
CEO
ERA Realty Network

Ismail Gafoor
CEO
PropNex Realty


