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The next-generation 
foreign workers’ dormitory

Turn to our Cover Story
on Pages 6 & 7.

Tuas View Dormitory
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PROPERTY BRIEFS

Commercial unit at 
Thomson Imperial Court 
for sale at $19.5 mil 
An 11,011 sq ft, commercial unit 
at Thomson Imperial Court is on 
the market for $19.5 million, or 
about $1,771 psf on the strata area. 

The freehold development 
is located along Upper Thom-
son Road and was completed in 
1999. The commercial unit for 
sale is in the basement and en-
joys direct access to the carpark. 

The unit is tenanted to Sheng 
Siong Supermarket, which is the 
anchor tenant in the develop-
ment. The unit represents about 
23% of the share value stake in 
Thomson Imperial Court.

“Having a good tenant pro-
vides strong and steady cash flow 
in all property investment. This 
asset can be added on to any real 
estate portfolio, to generate in-
come stream and potentially enjoy 
capital appreciation,” says Tony 
Koe, managing director at Singa-
pore Realtors Inc (SRI), which is 
marketing the unit.

Low Choon Sin, managing 
partner at SRI Capital Markets, 
says: “The majority share value 
stake will provide a single owner 
with influence in the possibility 
of a future collective sale of the 
development.” 

Low adds that it is rare to see 
a commercial unit of this size 
available for sale, especially as 
most strata commercial units are 
tightly held by owners. He ex-
pects the unit to appeal to local 
and foreign investors. There will 
be no additional buyer’s stamp 
duty or seller’s stamp duty im-
posed on the sale, and foreign-
ers and companies can purchase 
the property.

Thomson Imperial Court’s 
retail podium spans base- 
ment 1 and the first floor, and 
it has a residential block which 
occupies the remaining second 
to fourth floors. 

The development enjoys high 
street visibility and is within a 
five-minute walk to the upcom-
ing Upper Thomson MRT Sta-
tion on the Thomson-East Coast 
Line. It is also connected to the 
Pan-Island Expressway (PIE) and 
the Central Expressway (CTE).

The unit will be offered 
through an Expression of In-
terest exercise, which closes on 
June 4.

CDL and UOL pledge more 
than $40 mil support for  
retail tenants 
City Developments Ltd (CDL) and 
UOL Group, with its subsidiary 
United Industrial Corp, are col-
lectively committing more than 
$40 million to support their retail 
tenants for the next few months.

In a press release on May 4, 
UOL says it will roll out more 
than $34 million to support af-
fected tenants in its retail malls. 
This includes United Square, Ve-
locity@Novena Square, Kinex, 
Marina Square shopping mall, 
West Mall, New Park Shopping 
Arcade, as well as other retail 
premises within Odeon Towers 
and Clifford Centre.

Tenants will receive addition-
al rental rebates from this month 
until July this year. This move 
will result in a relief package of 
more than $50 million and in-
cludes property tax rebates of 
about $16 million from the gov-
ernment.

Only about 25% of UOL’s re-
tail tenants are still operational, 
and this group will receive waiv-
ers on the fixed component of 
their rent. Their variable rent will 
be based on their gross turnover 
beginning from the introduction 
of the “circuit breaker” measures 
till the end of May. In addition, 
eligible tenants will receive 50% 
rental rebates for June and July.

Separately, CDL says it is com-
mitting an additional $6 million 
to support its tenants negative-
ly impacted by the extension of 
the circuit breaker measures. The 
company is setting aside a further 
amount of more than $6 million 
in rental and property tax rebates, 
on top of the $17 million it had 
previously announced.

The developer says that about 
80% of its retail tenants are not 
operating as a result of the circuit 
breaker, which has been extend-
ed to June 1. As of Dec 31, 2019, 
CDL’s Singapore retail segment 
accounts for 28% of its commer-
cial portfolio.

This means the majority of 
CDL’s tenants will receive more 
than 2.8 months of gross rent-
al rebates in total, of which an 
average of two months is fully 
funded by CDL. Retail tenants 
will enjoy 100% rental rebates 
in April and May, 50% in June, 
and 30% in July.

The full quantum of the gov-
ernment’s enhanced property tax 
rebate, announced as part of the 
Supplementary Budget, will also 
be passed on to its tenants. This 
includes 100% of the property tax 
rebate for qualifying retail prop-
erty tenants, and 30% for busi-
nesses in other non-residential 
properties such as offices and 
industrial buildings.

EC site at Yishun Avenue 9 
launched for sale 
HDB has released an executive 
condominium (EC) site at Yishun 
Avenue 9 for sale by public ten-
der. The 231,575 sq ft site is un-
der the Confirmed List of the 
1H2020 Government Land Sales 
(GLS) Programme.

The 99-year leasehold site can 
potentially yield about 600 units 
with a maximum gross floor area 
of 648,417 sq ft.

Lee Sze Teck, director of re-
search at Huttons Asia, says: “At 
more than 2ha in size, this is one 
of the largest sites for EC devel-
opment since the sale of a site 
at Tampines Avenue 10 in Octo-
ber 2018.” The upcoming project 
there is Parc Central Residences 
by Hoi Hup Realty and Sunway 
Developments.

Lee says that the response for 
the site is unlikely to be affected 
by the Covid-19 outbreak as the 
project launch could be in 2022. 
“The uncertainty over the econ-
omy will have been cleared by 
then. There is potentially pent-up 
demand for an EC [in the area] as 
the launch of Signature at Yishun 
and The Criterion was in 2015.”

The tender closes on Oct 29, 
about six months after the launch. 
Historically, the tender periods 
for EC sites are closed within a 
month or two after it is launched, 
observes Nicholas Mak, head of 
research & consultancy at ERA 
Realty.

“A possible reason for the re-
cord tender period of this Yishun 
site is to obtain a higher land bid. 
The authorities may be hoping 
that when the tender closes near 
the end of October, the Covid-19 
pandemic may already be con-
tained, and the market sentiment 
would have improved,” he says.

There is also a “growing pos-
sibility” that the supply of land 
under the Confirmed List of the 
2H2020 GLS Programme will be 
reduced, given the expected low-
er housing demand due to the 
pandemic. Thus, upcoming EC 
sites may only be found on the 
Reserve List instead, says Mak.

“Since developers are unlike-
ly to trigger any sites on the Re-
serve List when the market is 
uncertain, this Yishun Avenue 9 
EC site could be the only EC site 
to be sold this year,” Mak says. 
He adds that similarly, there was 
only one EC development land 
parcel sold in 2016 and also in 
2017, due to the weak market 
sentiment at the time.

For the Yishun site, Mak ex-
pects to see between seven and 
10 bids, and top bids of between 
$500 and $540 psf per plot ra-
tio (ppr). Lee says that the site 
could pull in top offers of be-
tween $520 and $550 psf ppr, 
and six to eight bidders.

Nisha Menon joins 
Radisson Hotel Group as 
Asia Pacific general counsel 
International hotelier Radisson 
Hotel Group has appointed Ni-
sha Menon as its new general 
counsel, Asia Pacific. She will be 
based in Singapore and will sit 
on the group’s Asia Pacific Ex-
ecutive Committee. Menon will 
report directly to Katerina Gi-
annouka, the group’s president 
of Asia Pacific.

In her new role, she will be 
responsible for all legal matters 
and issues of corporate govern-
ance in the region. This includes 
advising on investment and de-
velopment projects, real estate 
and hotel management matters 
such as leases and local regulato-
ry frameworks, as well as manag-
ing all areas of employment law.

Menon graduated from the 
University Law College at Ban-
galore University in 2007 and 
enrolled as an advocate with 
the Karnataka State Bar Coun-
cil that year. In 2016, she quali-
fied as a solicitor of England and 
Wales. Her most recent position 
was senior legal counsel for Park-
way Pantai in Singapore.

She has worked on major deals 
including mergers, joint ventures, 
assets sales, and private equity 
transactions. She has worked 
with major players in the hospi-
tality industry, including Marri-
ott International, Hilton World-
wide, and InterContinental Hotels 
Group. This has involved man-
agement agreements, cross-bor-
der joint ventures, and licensing 
contracts in Singapore, Indone-
sia, India and Thailand.

Avari Capital acquires 
Melbourne office building 
for A$38.5 mil  
Australian fund management 

firm Avari Capital Partners has 
acquired an office building at 
355 Spencer Street in West 
Melbourne for A$38.5 million 
($35.48 million). The deal was 
brokered by CBRE’s Melbourne 
Middle Markets team.

According to the CBRE press 
release, Avari Capital has strong 
links to “investors of Chinese 
heritage”, many of whom are 
currently based in mainland 
China. This marks the first 
pure commercial office transac-
tion involving Chinese buyers 
in over a year in the Australi-
an city, says the consultancy.

The last time such a trans-
action occurred was when a 
buyer based in China’s Guang-
dong province acquired the two 
buildings at 420 and 424 St Kil-
da Road for close to A$170 mil-
lion. The deals were also closed 
by CBRE’s Melbourne Middle 
Markets team.

The building at 355 Spen-
cer Street has six storeys and 
a total floor area of 79,215 sq 
ft. The 21,528 sq ft corner site 
also features a 90m frontage.

According to Avari Capital 
founder and chief investment 
officer, Alan Liao, the purchase 
is in line with the firm’s strate-
gic focus on value-added real 
estate investment. The compa-
ny plans to refurbish the prop-
erty with an internal spec-fit 
out, service upgrades, and add 
end-of-trip facilities. They will 
also add a café or bar in the 
central courtyard for tenants 
in the communal space.

Mark Wizel, CBRE director 
of investments in the Melbourne 
Middle Markets team, says: “In 
the context of the current mar-
ket risk factors and forecasts for 
where the office market may 
be headed, the pricing is very 
strong. If it provides any indica-
tion of what is to come, then we 
may see a much more positive 
market for the commercial office 
sector in the near term than any-
one would have dared forecast.” 

Over the past three weeks, 
Wizel and his team have sold 
seven properties worth more 
than A$120 million. They includ-
ed 583 Ferntree Gully Road in 
Glen Waverly, sold for A$23 mil-
lion; and Woolworths Keysbor-
ough, for A$33 million.

“There is no doubt that en-
quiry and transaction volumes 
for commercial properties have 
declined as a result of Covid-19, 
but some of the activity and suc-
cessfully completed deals we 
have seen over the past month 
indicate that astute buyers con-
tinue to look for opportunities,” 
says Wizel. — Compiled by 
Timothy Tay E

SRI

The unit at Thomson Imperial Court is leased to Sheng Siong Supermarket 
and represents 23% of the share value stake in the freehold development

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

CDL says that about 80% of its retail tenants are not operating as a result of 
the circuit breaker

CBRE MELBOURNE

The building at 355 Spencer Street has six storeys and a total floor area of 
79,215 sq ft

RADISSON HOTEL GROUP

In her new role at Radisson Hotel 
Group, Menon will be in charge 
of all legal matters and corporate 
governance issues in the region
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BUNGALOW WATCH

BY CECILIA CHOW
cecilia.chow@edgeprop.sg

T
he type of deals that do not require 
physical meetings or property viewings 
— both of which have been disallowed 
during this “circuit breaker” period 
— tends to be of old, landed proper-

ties where the owner intends to tear down the 
existing structure and rebuild.

This was the case for a Good Class Bunga-
low (GCB) at Windsor Park Estate, located off 
Upper Thomson Road. The GCB along Windsor 
Park Road sits on a 21,098 sq ft, freehold site 
and changed hands for $21.68 million ($1,028 
psf), according to a caveat lodged with URA 
Realis on April 17. “There are not many prop-
erties in Windsor Park Estate that come up for 
sale,” says Bruce Lye, managing partner of SRI, 
who brokered the sale. “The transacted price 
is reasonable.”

The last transaction at Windsor Park Estate 
was for a GCB located just across the road, on 
Windsor Park Hill. The GCB, which sits on a 
21,991 sq ft, freehold site, fetched $23.5 million 
($1,068 psf) in October 2018.

The GCB at Windsor Park Road that was 
just sold was an old, double-storey, detached 
house that was built more than 30 years ago. 
The property had belonged to a family-owned 
car dealership. In recent years, the property had 
been left vacant.

For the buyer, a Singaporean businessman, 
the GCB’s appeal is that it is surrounded by 
greenery, and its proximity to Windsor Nature 
Park, which is linked to three reservoirs at the 
Lower Peirce, Upper Peirce and MacRitchie na-
ture reserves, says Lye.

Prior to buying the property, the buyer had 
driven around the neighbourhood several times 
to view the location. “If you’re looking to buy 
a property with the aim of redeveloping it, this 

is the best time,” adds Lye. “You don’t need to 
view the actual property. You can just drive by to 
take a look at the site, and see the shape of the 
land.” Lye had also provided the buyer with the 
site plans, sewerage plans and road line plans.

The GCB deal at Windsor Park Road could 
be described as “contactless”, as the go- 
between between all three parties — the buyer, 
seller and Lye — was the courier. The courier 
had picked up the option-to-purchase document 
from Lye, and the cheque from the buyer. Both 
were dispatched to the seller. When the seller 
had signed the document, he in turn informed 
the courier service that the document was ready 
for pick-up. The signed document was then dis-
patched to the buyer’s address, explains Lye.

During the circuit breaker period, all property- 
related transactions — from leasing to sale and 
purchase, including delivery of keys and docu-
ments — will be handled by the courier, adds 
Lye. SRI has tied up with a courier service com-

pany, and the cost will be borne by the former 
instead of individual agents.

Elsewhere, other GCB deals are brewing,  
notes Lye. He is marketing another GCB at Mary-
land Drive in the Maryland Estate, off Holland 
Road. The house is an original, single-storey 
bungalow with a swimming pool and a sprawl-
ing lawn, and sits on a 21,863 sq ft, 999-year 
leasehold site. The property has an asking price 
of $27 million ($1,235 psf).

An offer is currently on the table for the 
GCB at Maryland Drive, says Lye, but there is 
still a $1 million gap between the owner’s ask-
ing price and the prospective buyer’s price that 
needs to be bridged.

Ironically, during this circuit breaker peri-
od, Lye is even busier than before. “Business 
owners who have done well and set aside 
some money are using the lull during this cir-
cuit breaker to look at potential redevelop-
ment sites.” E  

Good Class Bungalow at Windsor Park bought 
for $21.68 mil without viewing

PICTURES: SRI

The Good Class Bungalow at Windsor Park Road sits on a 21,098 sq ft, freehold site 

This GCB at Maryland Drive, which sits on a land area of 21,863 sq ft, is on the market for $27 millionThe GCB at Windsor Park Road is surrounded by greenery and is near Windsor Nature Park
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The empty corridors at Jewel Changi Airport during the current Covid-19 outbreak

BY VALERIE KOR 
valerie.kor@edgeprop.sg

A
s part of “circuit breaker” measures 
implemented to combat further spread 
of Covid-19, it is now against the 
law to gather and loiter, visit anoth-
er household and be outdoors with-

out a mask. As such, footfall in shopping malls 
has reduced to a trickle. Safe distancing meas-
ures and work-from-home policies have caused 
many to turn to online shopping.

Based on the latest data on the retail sales 
index and food and beverage services index, 
online sales in proportion to overall retail sales 
is still low but it is growing steadily. In 2018, 
the percentage of online retail sales to overall 
retail sales was 5%. Last year, the percentage 
grew to 6.9%. In February this year, the per-
centage jumped to 7.4%. 

The proportion is higher in specific indus-
tries (see table on the next page). For instance, 
30.4% of computer and telecommunications 
equipment sales was made online in Febru-
ary. The second highest percentage of online 
to offline sales was furniture and household 
equipment, which stood at 14%. Meanwhile, 
online sales from supermarkets stood at 8.5%. 

But regardless of the method of purchase, it 
is clear that discretionary spending has weak-
ened as cautious shoppers are bracing for a re-
cession. In a recent macroeconomic review, the 
Monetary Authority of Singapore (MAS) report-
ed that the city-state’s economic growth could 

dip below the forecast range of –4% to –1% to 
record its “worst ever contraction”. The econo-
my could be more adversely impacted by Cov-
id-19 than during the Asian Financial Crisis in 
1998, when the economy contracted by 2.2%. 

To make matters worse, the retail industry 
has already been suffering for a few years now. 
According to data by the Department of Sta-
tistics, retail sales value has been decreasing 
since 2018, which was when it dropped for the 
first time in nine years by 0.19%. In 2019, to-
tal retail sales value decreased again by 2.63% 
compared to the previous year.

Covid-19 has further exacerbated the situa-
tion. In January this year, total retail sales value 
stood at $4.1 billion — which is lower than the 
previous year by 5.3%. This figure is $3.1 bil-
lion in February, a drop of 8.6% y-o-y. Worse 
results can be expected for March and especial-
ly April due to stringent lockdown measures 
put in to curb the spread of the virus. 

The lower sales also means that retail shops 
are facing cash flow constraints. The URA’s lat-
est figures for 1Q2020 show that retail vacancy 
rates have inched upwards from 7.5% in 4Q2019 
to 8.0% in 1Q2020. Across the board, consult-
ants believe that more tenants will be giving 
up space than signing new leases in 2Q2020. 

Not all suffer evenly
The scenes of snaking queues outside super-
markets juxtaposed against that of empty shop-
ping malls are a reflection of how consumers 
are spending differently in a pandemic. Data 

on retail sales for February reveals that the su-
permarkets and hypermarkets category grew 
by 15.5%, while other non-essential categories 
such as clothing and footwear, food and alco-
hol and department stores registered a sales 
decline of between 36.3% and 41.0%.

This means that sales are uneven online as 
well, as online shopping platforms and sites 
specialising in non-essential items are also 
struggling. Online retailer Lazada, which also 
owns the popular online groceries store Red-
Mart, is seeing strong growth in different areas.  
Lazada Singapore’s public relations manager 
Joel Chan says: “We have seen a corresponding 
increase in the number of weekly orders and 
customers during this period. People are buy-
ing more products that support a stay-at-home 
lifestyle, such as home entertainment, fitness 
equipment, games and not to forget groceries.” 

However, going online is still the only way 
for retailers to stay visible for consumers who 
are staying home during the circuit breaker pe-
riod. Recently, statutory board Enterprise Sin-
gapore (ESG) has launched an E-commerce 
Booster Package to offer subsidies on up to 90% 
of costs related to selling online, particularly 
in the areas of content development, product 
listing and online advertising. Retailers who 
are new to e-commerce can sign up with ei-
ther Amazon, Lazada, Qoo10 or Shopee. The 
one-time support is capped at $9,000 and the 
programme is open to sign-ups until Sept 30. 

This booster package will also support 90% 
of the salary costs of three of their employees 

for three months. The employees must be Sin-
gaporeans and permanent residents. 

Going forward, consultants believe that 
e-commerce will become commonplace and re-
tail real estate will have to reinvent themselves 
to stay relevant. Teh Seng Leong, global real es-
tate, hospitality and construction M&A leader 
at EY, says: “Despite high online penetration, 
the proportion of online retail sales to overall 
retail sales at 5% to 7% is still quite little com-
pared to China, where the figure is actually 30% 
to 40%. There is much more room to grow.”

He adds: “In the post-Covid-19 world, there 
needs to be more reinventing as consumer be-
haviour is changing. Fundamental assump-
tions such as: ‘We have a great space, tenants 
have no choice but to rent from us’ will have 
to change.”

Brick-and-mortar strategies must 
evolve to survive
More people may be turning to online shopping 
during the ongoing circuit breaker period, but 
consultants say e-commerce will not replace 
brick-and-mortar stores completely. Instead, 
physical stores will need to evolve to survive 
to meet the needs of customers going forward. 

Desmond Sim, head of research at CBRE, 
believes that people shop online for cheaper 
prices but some might find the gratification 
too slow. “Buying something online is not the 
same as walking into a shop, getting an item 
and using it right away,” he explains. “Our 
city is quite dense too, so a supermarket or a 

Covid-19 spurs more brick-and-mortar 
retailers to go online
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shopping mall is never too far away. I think it 
is unlikely that online shopping will overtake 
brick-and-mortar shops unless we are able to 
improve our last-mile delivery industry to short-
en waiting time significantly.” 

Two trends have emerged in recent years 
in the brick-and-mortar retail industry recent-
ly are experiential shopping and omni-chan-
nel retailing. These strategies play up on what 
e-commerce cannot provide. A third trend that 
could emerge is incorporation of automation 
and artificial intelligence. 

Experiential retailing involves creating at-
tractions and including more F&B options so 
that shoppers dwell longer. For instance, Jew-
el Changi Airport — which launched in April 
last year — tapped an experiential shopping 
strategy that had proved to be wildly success-
ful until the Covid-19 outbreak. After a suc-
cessful preview period that saw 500,000 Sin-
gaporeans visiting over a six-day period, the 
mall continued to draw tremendous crowds. 
Visitors were attracted by the iconic 40m-high 
indoor waterfall called Rain Vortex and the at-
tractions at the Canopy Park. 

As CBRE’s Sim says: “Industries that offer 
service or products that invoke the five sens-
es will be less disrupted. For example, when 
you buy a perfume, unless you already know 
what brand you want to buy, you still want to 
smell it. When buying a luxury watch, you’d 
still like to go down to the shop and have the 
staff serve you tea. In my view, e-commerce 
can only disrupt fast-moving goods and per-
ishables.”

 Tay Huey Ying, head of research and con-
sultancy at JLL Singapore, concurs. “It has also 
become evident during this circuit breaker peri-
od that in spite of the availability of platforms 
to hold virtual meetings and parties, humans 
still yearn for face-to-face interaction and phys-
ical experiences that the digital world is yet to 
fulfil. The challenge is for mall landlords, re-
tailers and operators to be innovative, bold and 
swift to cater to consumer needs,” adds Tay. 

Omni-channel retailing is another strategy 
that could become more prevalent after this 
pandemic passes. Sim says: “For example, some 
malls and shops already offer ‘click-and-collect’. 
Basically, you do not have to shop physically 
and jostle with crowds. You can choose your 

item online, but drive to a drive-through or a 
carpark to collect it, so the speed of gratification 
is there. This is great for safe distancing too.”

Teh also suggests omni-channel options for 
retailers going forward, adding: “Maybe retail-
ers can explore using mixed spaces to fit fulfil-
ment centres and showcases, or help their ex-
isting tenants set up a virtual shop online to 
reach more consumers.”

JLL’s Tay also points out that prior to 2019, 
online retailers were in fact opening brick-
and-mortar stores to complement successful 
e-commerce platforms. Such retailers include 

Naiise and Love Bonito. She believes that this 
trend may continue after the outbreak: “In an 
increasingly crowded e-commerce world, on-
line retailers are finding it necessary to set up 
physical stores to gain loyalty, following and 
increase market share.” 

Yet another strategy that retailers and mall 
landlords can consider in the future is incor-
porating automation and artificial intelligence 
(AI). EY’s Teh says: “In industrial real estate, 
we are seeing more automation being used. I 
believe these trends will also be seen in retail 
and construction sectors, as we move away 

from manual and labour-intensive ways of do-
ing things.” 

CBRE’s Sim similarly foresees strides in 
warehousing made possible by automation 
and AI. He envisions RFID tags being placed 
on items so shops do not need to have a lot 
of inventory in the store. “AI can help to 
track what has been sold real-time, so the 
stock can be replenished by delivery men 
on scooters or autonomous vehicles. Then, 
shops will not need that much space any-
more. Or, they can dedicate more space to 
creating experiences,” he adds. 

But while larger corporations may survive 
the pandemic and take the downtime to re-
invent their business models, smaller shops 
may not last long enough to pursue such 
strategies. Already in need of rental rebates, 
deferrals of rental payments and extra help 
to set up online capabilities, non-essential 
retail businesses with one or two months on 
their balance sheet are seriously suffering 
under two months of circuit breaker rules. 

Tricia Song, head of research at Colliers 
International, predicts that the impact of 
the Covid-19 pandemic will be worse than 
SARS. She adds: “During SARS, retail rents 
fell 2.6% in 1H2003 and 3.4% for the full 
year in 2003. We believe the impact of Cov-
id-19 could be more detrimental and forecast 
a 5% decline in average retail rents in 2020.” 

On the bright side, Singapore is already 
easing measures gradually as cases among 
Singaporeans and permanent residents fall 
to single-digit numbers. Total new cases still 
hover between 400 and 700 daily — the ma-
jority being migrant workers — but home-
based businesses, selected food retail out-
lets, hardware stores, optical shops and food 
manufacturing firms will be allowed to reo-
pen on May 12. Suburban malls catering to 
locals may also see businesses reopen soon. 

However, retailers that depend on tourists 
and office crowds — such as those in Or-
chard Road and the CBD area — will prob-
ably not see their businesses improve until 
people are allowed to work from offices and 
global travel is possible again. This might 
only happen when a vaccine for the virus 
is found, which is projected to happen in 
12 to 18 months. E  

Percentage of online sales to the respective industry’s total sales 
Industry Oct 2019 (%) Nov 2019 (%) Dec 2019 (%) Jan 2020 (%) Feb 2020 (%)

Overall 6.1 7.6 6.7 5.5 7.4

Supermarkets & 
hypermarkets 

8.8 9.2 8.5 7.8 8.5

Computer & telecommuni-
cations equipment 

24.9 30.6 27.8 25.9 30.4

Furniture & household 
equipment 

10.3 15.5 12.3 10.9 14.0

SINGAPORE DEPARTMENT OF STATISTICS (RETAIL SALES INDEX AND FOOD & BEVERAGE INDEX) 

ALBERT CHUA/THE EDGE SINGAPORE

The challenge is for mall landlords, retailers and operators to be innovative, bold and swiftly cater to consumer needs

Singapore’s annual retail sales value ($)
SINGAPORE DEPARTMENT OF STATISTICS 
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STORIES BY CHARLENE CHIN, CECILIA CHOW 
AND TIMOTHY TAY

I
n recent weeks, the harsh glare of the spot-
light has been cast on Singapore’s foreign 
workers’ dormitories, where there are 16,393 
out of 18,778 Covid-19 cases, as at May 4. 
“We are doing all we can to control the seri-

ous outbreak amongst migrant workers in the 
dormitories, and to take care of these workers,” 
said Minister Lawrence Wong, co-chair of the 
Multi-Ministry Taskforce on Covid-19, in Par-
liament on May 4.  

The infections among the migrant workers 
are “mostly concentrated amongst workers in 
the construction sector”, adds Wong. “We now 
know that the transmission amongst this group 
has been happening for some time, and occurred 
not just in the dormitories, but also in common 
work sites and in places that they went to with 
their friends after work and on their rest days.”

That explains the clusters outside of the 
dormitories — among construction workers 
living in shophouses and private apartments 
too, says Wong. 

Construction workers who are work permit 
holders totalled 293,300 as at December 2019, 
according to the Department of Statistics. That 
is bigger than the population of Singapore’s big-
gest planning area, Bedok, which has 279,380 
residents as of 2019. 

The total population of foreign work permit 
holders living in dormitories is 323,000. There 
are 43 purpose-built dormitories (PBDs), which 
house 3,000 to 25,000 workers each. Out of the 
43 PBDs, 25 have been gazetted as isolation 
areas, according to the Ministry of Manpower 
(MOM). The biggest cluster is at S11 Dormito-
ry at Punggol, with more than 2,400 cases as 
at April 30. The second highest cluster of in-
fections is at Tuas View Dormitory, which has 
over 1,000 reported cases as at May 4. 

Design and living space in  
today’s dorms
“How do we prevent this from happening 
again?” asks Wong. “We will have to work 
with the industry to fundamentally change 
the way we go about construction activities 
— we will need a whole range of measures 
covering the worksites, the accommodation 
and transport of workers, as well as additional 
precautions taken by the workers themselves.”

According to Shamkumar Subramani, CEO 
of TS Group, the co-owner and operator of 
Tuas View, the high rate of infections in these 
dormitories is “largely due to the current 
design and proximity” of the living spaces. 

Under the existing URA guidelines for in-
dependent workers’ dormitories, updated 
on April 13, the minimum living space per 
worker is 4.5 sq m (48.4 sq ft). This is less 
than half the size of a parking space which 
is 11.52 sq m (2.4m x 4.8m), points out Nich-

olas Mak, head of research & consultancy at 
ERA Realty. 

“Typically, dormitory rooms will house 12 
to 20 workers,” says Steven Tan, Colliers In-
ternational’s senior director for capital mar-
kets. “So a 20-worker room will have a min-
imum floor area of 90 sq m.” That is the size 
of the average four-room HDB flat which has 
three bedrooms. Since May 15, 2017, the max-
imum number of sub-tenants allowed in a 
four-room or larger flat is nine. 

The two biggest PBDs are Sungei Tengah 
Lodge with 25,000 beds and Tuas View with 
16,800 beds. 

Besides PBDs, there are about 700 non-
PBDs, such as factory-converted dormitories 
or ancillary dormitories within industrial or 
warehouse developments, as well as tempo-
rary quarters at construction sites. The an-
cillary dormitories are usually reserved for 
foreign workers who are employed to work 

in these factories and usually house fewer 
workers compared to the PBDs, notes Mak. 

In his April 20 report, Credit Suisse ana-
lyst Gerald Wong estimates that about 200,000 
workers are housed within the PBDs, while 
another 95,000 workers live in the convert-
ed dormitories, with most housing 50 to 100 
workers, and some, up to 500 workers. 

Many of the dormitories are located in the 
outer reaches of Singapore, close to manufac-
turing or industrial areas, such as Boon Lay, 
Jurong, Senoko and Tuas in the west, Changi 
in the east and Woodlands in the north, ob-
serves ERA’s Mak. 

Tuas View set the benchmark for the new 
generation of PBDs when it opened in 2016. 
The dormitory includes amenities such as 
minimarts, dedicated cooking areas, central 
services such as laundry and remittances as 
well as recreational facilities including out-
door games courts and a gym. 

The next-generation
foreign workers’ dormitory 

Shamkumar: We foresee some employers are going 
to default on their rental. We are seeing indications 
of that already. View of the sea from Tuas View 

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

SAMUEL ISAAC CHUA/THE EDGE SINGAPORETS GROUP

Tuas View Dormitory has the second largest cluster of Covid-19 cases in Singapore, as at May 4
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What could change?
The government is looking at revamping the dor-
mitories. “This is a good thing,” says Shamku-
mar. “Managing the Covid-19 outbreak in these 
dormitories is a great challenge. I think we have 
to look at the design holistically.”

Beyond design, issues such as liveable space, 
social and cultural aspects have to be taken 
into consideration too. After all, the dormito-
ries house workers from many different coun-
tries, such as Bangladesh, China, and India. 

Improving the liveable space could include 
increasing the minimum living area per work-
er from the current 4.5 sq m. The number of 
workers per room could also be capped at eight 
to 10. Instead of communal toilet facilities, en 
suite shower and toilet facilities could be a re-
quirement for future dormitories. The ratio of 
workers to shower and toilet facilities could 
also be reduced to five, from six to nine work-
ers currently.

After Covid-19, the business model of “bar-
racks-style” workers’ dormitories could move to-
wards more “apartment-style” accommodation, 
with smaller rooms and attached bathrooms, each 
housing six to eight workers, says Colliers’ Tan.  

To prevent future outbreaks from spreading 
like wildfire among residents, the capacity of 
new PBD projects could be limited to 5,000 beds. 

“That means mega dorms will not be on 
the cards in the future,” says Shamkumar. “In 
terms of design, it will still be about commu-
nal living, but the limit will be 5,000 to control 
the amount of interaction.” 

Pioneer Lodge — last of the mega dorms 
or first of the new-gen dorms?
At a pivotal point right now is Pioneer Lodge, a 
PBD with 10,500 beds, where construction has 
already started. Shamkumar’s TS Group and list-
ed construction and property group, Wee Hur 
Holdings, had won the site at Soon Lee Road 
in Jurong in a tender last September. 

The 75:25 joint venture between Wee Hur 
and TS Group, respectively, was awarded the 
site for Pioneer Lodge based on a monthly rent 
of $724,500 and BCA’s administration fee of 
$58,500 a month. The lease on the land is for 

three years from October 2019 to September 2022, 
with the option to renew for another 3+3 years. 

The nine-year lease (3+3+3 years) for a 
PBD site includes the construction period, which 
generally takes a year, says Shamkumar. Pioneer 
Lodge was scheduled to be partially operation-
al by 2H2020 and fully operational by 1H2021, 
according to Wee Hur’s 2019 annual report. 
However, construction works have ceased due 
to the Covid-19 outbreak.

Pioneer Lodge was designed under the exist-
ing URA guidelines for PBDs, and the bid was 
made based on the 10,500-bed capacity and 
nine-year lease term. If the capacity is halved 
to 5,000 beds, the rent on the land will have 
to be reduced or the lease extended to make it 
feasible to operate, says Shamkumar. 

The question facing the developer and op-
erator of Pioneer Lodge is: Will it be the one 
to set the new standard for future dormitories 
or will it be the last of the mega dormitories to 
be built under existing PBD guidelines? “There 
are many moving parts to this,” says Shamku-
mar. “We need to sit down and discuss it with 
the authorities.” 

Cost is a major consideration, says Colliers’ 
Tan. “The cost of running an apartment-style 
dormitory will be higher due to the increased 
provision of infrastructure and more R&M [re-
pair and maintenance] works required,” he adds. 
“This higher cost will in turn be passed on to 
companies paying higher rates per bed space. 
The operators will have to recalibrate the opti-
mal balance of the number of workers in each 
room and the cost per bed space, moving on.”

For instance, at the end of 2019, Tuas View 
had an occupancy rate of about 80%, accord-
ing to Wee Hur’s annual report. The rental 
rate for a space at Tuas View is in the range 
of $250 to $300 a month. “The rate has recov-
ered by 5% to 10% over the past three to four 
years due to improvement in construction and 
other sectors, but it has not been significant,” 
says Shamkumar. 

Consolidation among operators
However, consolidation could take place in the 
workers’ dormitory sector, with fewer opera-

Tuas View has amenities such as an outdoor exercise area and games court

A typical room with bunk beds in a workers’ dormitory

PICTURES: SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

In future: Tech-driven 
workers’ villages? 

T
echnology will “definitely help” in 
the future workers’ dormitories, 
says Shamkumar Subramani, CEO 
of TS Group, co-owner and oper-
ator of Tuas View Dormitory and 

the upcoming Pioneer Lodge. 
For instance, TS Group is already us-

ing the Telegram app to provide updates 
on the Covid-19 outbreak, as well as any 
information or notices to clients and res-
idents. “As the residents are confined to 
their rooms during this period, tech defi-
nitely helps in keeping them informed,” 
says Shamkumar. “Videos, text messages 
— these are the best and fastest ways to 
communicate with them.”

When asked to re-imagine what future 
workers’ dormitories could look like, Rene 
Tan, co-founder of RT+Q Architects, says: 
“Instead of workers’ dormitory, why not a 
workers’ ‘village’?”

Tiered bunk beds, high ceilings
If there is space constraint, instead of verti-
cal bunk-bed stacking in the rooms, a stag-
gered or terraced configuration could be 
considered, says Tan. With a tiered config-
uration, there will be more space for safe 
distancing — both during sleeping and 
waking hours — as well as space for flow 
and circulation, he adds.

Ceiling height in the rooms could also 
be raised, with vaulted ceilings or sky-
lights, says Tan. This will reduce claustro-
phobia, bring in more natural light, allow 
greater air circulation and provide a view 
of the outside.

Workers’ dormitories need not be devoid 
of greenery. “Provision of greenery is prob-
ably a matter of economics, but it is ide-
al if a sustainable solution can be found,” 

says Koh Sock Mui, associate at RT+Q. 
Hence, the selection of the kind of 

greenery is critical — “a species that is 
low maintenance, yet enhances the living 
experience”, adds Jonathan Quek, asso-
ciate at RT+Q.

Community plots, rethinking shared 
spaces
Another feature that could help in soften-
ing the workers’ dormitories is an area set 
aside for community plots, reckons Koh 
of RT+Q. “Those who wish to, can grow 
their own vegetables and not have to buy 
everything they want to cook,” she adds. 

If communal facilities such as kitchen 
and toilets can be shared between smaller 
groups of people and co-located with their 
sleeping quarters, “it would allow for bet-
ter isolation-in-place, in the event of a fu-
ture pandemic”, points out Koh. “It will 
also allow for workers to take responsibil-
ity for the state and hygiene of their com-
munal facilities. Education in this respect 
may be needed.”

Common circulation spaces should also 
be well-ventilated, adds Koh. Some hos-
tels allow for personal lockable storage and 
curtains for individual bunks for privacy. 
These could be adapted for non-air-con-
ditioned environments, perhaps through 
the use of open-weave material, she adds.  

Reconfiguring the layout of the shower 
facilities and toilets to be efficient and yet 
provide privacy among the residents should 
also be explored, says Quek of RT+Q. 

The workers’ dormitories today are aus-
tere, utilitarian and barracks-style. But it 
need not be, says Tan of RT+Q, adding: 
“It could be a village setting, with a mix 
of low- and high-rise structures.” E  

A sketch by Rene Tan of RT+Q showing tiered bunk beds and space for safe distancing — during both 
waking and sleeping hours — as well as space for flow and circulation

RENE TAN, RT+Q

tors left in the game, says Shamkumar. “We 
foresee some employers possibly defaulting 
on their rental,” he says. “We are seeing indi-
cations of that already. If you’re one of those 
operators that depend on the cash flow from 
the monthly rents, you may not survive. But 
if you have deep pockets and you’re able to 
weather this Covid-19, you will be one of those 
left standing.”

Demand for bed spaces in workers’ dor-
mitories will remain strong, as it is primari-
ly driven by the construction industry, notes 

Colliers’ Tan. “In the short to medium term,  
construction sector growth is backed by the 
large volume of en bloc transactions made in 
2017 and 2018 which are likely to be redevel-
oped by 2023–2024,” he says. “In the longer 
term, construction sector growth will be sup-
ported by the transport sector, which current-
ly has 75 projects in the pipeline such as the 
North-South Corridor, Thomson-East Coast 
Line, Tuas Mega Port and Changi Terminal 5 
and more to be rolled out progressively from 
now till 2040.” E
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BY PEARL LIU

S
ome of Hong Kong’s wealthy proper-
ty owners are cashing in their luxury 
houses, often slashing the price to sell 
at a loss, as the city faces the threat of 
its worst recession ever.

Many of them are company owners and ex-
ecutives looking to free up much-needed cash 
to keep their businesses going as the corona-
virus pandemic ravages the economy, accord-
ing to property agents.

“People are losing jobs or getting pay cuts 
because their companies are not doing well. 
Thus the business owners, who are the major 
purchasing force of these luxury homes, are 
not doing well either and some may already 
be seeing liquidity problems and need quick 
money to stop bleeding,” said Vincent Che-
ung, managing director of Vincorn Consult-
ing and Appraisal.

“Offloading these luxury homes is a quick 
fix. At this moment, the sellers are even will-
ing to cut the price, because not many people 
are willing to take a risk of placing a big bet 
on luxury homes now.”

A villa measuring 1,896 sq ft at Casa 
Marina 1 in Tai Po was sold for HK$18.9 mil-
lion ($3.5 million) in late April, with the seller 
making a loss of HK$4.5 million on the orig-
inal investment of HK$23.4 million in 2015.

Another 2,800 sq ft villa, with a garden 
the same size, in Geneva East Avenue of Val-
ais in Sheung Shui went for HK$43.5 million 
in March. The owner, who bought the prop-
erty seven years ago, made a HK$4.5 million 
loss on the transaction.

“The homeowner was pessimistic about 
market prospects, so he did not hesitate to 
cash in,” said Davis Lui, an agent with Mid-
land Realty, who brokered the sale.

He added: “We are not sure whether such 
owners are having liquidity issues and are in 
urgent need of money, but one thing for sure is 
that everyone now does not want to wait any 
longer. Slashing 20% to 30% from the original 
asking price is not a big deal for them.

“They just want to cash out as soon as pos-
sible to either pour back into their own busi-
ness or put into other investments, stocks or 
even cheaper properties in other regions or in 
other countries.”

Hong Kong’s economy is poised to take 

a much bigger hit than previously thought, 
shrinking by 4% to 7% this year because of 
the serious and sustained impact of the coro-
navirus pandemic, Financial Secretary Paul 
Chan Mo-po warned on April 29. He said the 
city could be facing its worst recession ever.

“The magnitude of Hong Kong’s economic 
recession in the first quarter could be worse 
than 2008’s global economic tsunami, or the 
impact of the Asian financial crisis [in 1997-
1998],” Chan said.

Unemployment in the city surged to 4.2% 
in the January to March period, the highest 
rate in nine years, rising 0.5 percentage points 
from the three months to February. Joblessness 
in the retail, hospitality, and food and drinks 

sectors hit 6.8%, a peak not seen since the 
depths of the global financial crisis.

Even with deep discounts on offer, there 
have been few takers for villas. In the first 
quarter, only 118 new and lived-in villas were 
sold, fetching HK$5 billion, the lowest amount 
in the past four years, according to Centaline 
Property.

Market observers say more distressed sell-
ing will be seen in the coming months.

“We expect volumes to continue to bear 
the brunt with prices enjoying a certain lev-
el of support from low interest rates and low 
levels of new completions. Some selective dis-
tressed selling has been in evidence,” said Si-
mon Smith, a senior director at Savills.

A withdrawal of mainland Chinese buyers 
will further weigh on the shrinking demand 
as appetite for outbound investment evapo-
rates in China, which has just reported the 
first contraction in its gross domestic product 
in four decades.

“Some mainland vendors whose businesses 
face cash flow issues, and landlords of proper-
ties with multiple mortgages, will be prepared 
to consider offers [at deep discounts] on a se-
lective basis,” said Smith.

George Sze, a director of Ricacorp Proper-
ties focusing on The Peak and South district, 
an exclusive area hosting some of Hong Kong’s 
most lavish properties, said just 10 transactions 
were made in March in South District, while 
eight were completed in April.

“Now we barely see any buyers from the 
mainland, which still made up about 20% 
of the market last year,” said Sze. — South 
China Morning Post  E  

BY SANDY LI

H
ong Kong’s luxury hotel owners have 
postponed plans to add more than 
1,000 new rooms to a “disastrous” 
market still reeling from an econom-
ic slump caused by months of social 

unrest and the coronavirus outbreak.
CK Asset Holdings has deferred the open-

ing of its 840-room Hotel Alexandra in Fortress 
Hill to a later date, while a consortium of Hong 
Kong’s biggest developers has pushed back the 
206-room The Silveri Hong Kong MGallery in 
Tung Chung by at least six months.

The decision reflects underlying pessimism 
in an industry facing steep declines in tourist 
arrivals and occupancy rates this year amid 
the pandemic. Border closures have curbed de-
mand for travel, while construction works were 
halted to help contain the Covid-19 disease.

“The hotel opening is postponed due to 
the current virus situation,” Christina Cheng, 
general manager of Hotel Alexandra, said in 
an email. “There’s no confirmed opening date 
at this stage.”

The Silveri Hong Kong will open by June 
30 instead of its original plan for the end of 
2019, citing a delay in construction schedule, 
according to a spokeswoman at Citygate De-
velopment, whose owners are Swire Proper-
ties, Henderson Land Development, Sun Hung 
Kai Properties, New World Development and 
Hang Lung Properties.

“We are closely monitoring the Covid-19 sit-
uation and assessing its impact on the open-
ing date,” she added.

The two luxury hotels account for about a 
quarter of 4,092 new rooms planned for this 
year, according to the Hong Kong Tourism 
Board. As well as this, some 1,295 rooms from 
four hotels have been taken off the market for 
“renovation” for up to 20 months.

Data published by the board last week 
showed prolonged distress in the industry. 

Tourist arrivals fell 98.6% to 82,285 in March 
versus 5.86 million a year earlier, it said. The 
number of visiting mainland Chinese tourists, 
the lifeblood of the city’s retail and hospitality 
industry, has slipped to 27,000, a 94.9% drop.

Hotel operators were only able to fill three 
in every 10 rooms in February this year as 
the viral outbreak escalated, compared with 
nine in the same month last year, according 
to the board.

“It’s a disaster for hotel occupancy as 

visitor arrivals dropped from four million to 
five million a month, to just over 80,000,” 
said Martin Wong, a research and consul-
tancy associate director for Greater China at 
Knight Frank. “It’s meaningless to open new 
hotels at this moment. Most hotel operators 
will not have high hope for the Labour Day 
holiday as the government has not relaxed 
travel restrictions.”

About 840,000 mainland Chinese visitors 
arrived in Hong Kong in the first three days 
of the Labour Day holiday in 2019, a five-year 
high. Fewer than 100 came each day on aver-
age in April ahead of last week’s holiday break, 
the tourism board said.

Hong Kong’s economy could shrink by 4% 
to 7% this year, the government warned last 
week, after contracting 1.2% last year in the 
first recession since the global financial crisis. 
China’s economy shrank last quarter for the 
first time since the 1976 Cultural Revolution.

There are about 84,000 hotel rooms in Hong 
Kong, of which 35% cater for the luxury and 
upscale market, while the rest are midscale and 
economy hotels. Hotels undergoing renovation 
may be preparing themselves for the rebound.

“The closures of these hotels are examples 
of this trend,” said Corey Hamabata, senior 
vice-president at JLL Hotels and Hospitality 
Group. “The current environment is an op-
portunity for well-capitalised owners to reposi-
tion their properties for the recovery.” — South 
China Morning Post  E  

Looming recession forces Hong Kong business 
elite to cash in their luxury villas

Hong Kong misery causes hoteliers to delay 
new rooms in dire market

ROY ISSA/SOUTH CHINA MORNING POST

XIAOMEI CHEN/SOUTH CHINA MORNING POST

Luxury residential buildings on Mount Kellett Road, The Peak, one of Hong Kong’s most exclusive neighbourhoods

Hotel Alexandra in Hong Kong has delayed its opening slated for early this year
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I
f there is ever a silver lining to the Covid-19 
pandemic, it would be that the earth has man-
aged to get a much-needed breather from the 
harmful attacks of its inhabitants.

Worldwide, otherwise polluted cities such 
as New Delhi, Bangkok and Seoul have report-
ed its clearest skies ever. Wuhan — the capital 
city of China’s Hubei province where the virus 
is said to have originated — experienced its 
cleanest air on record for February and March 
during its 10-week lockdown. The pandemic has 
forced human activity to slow down its pace — 
global travel, manufacturing, even construction 
— keeping most people snug at home. 

As economic activity slumps, much better 
has it been for the environment we live in. Eu-
genia Jackson, global head of ESG (Environ-
mental, Social and Governance) research at 
Allianz Global Investors, writes that environ-
mental and climate issues are likely to return 
to the top of countries’ agenda after economic 
recovery has been ascertained in the immediate 
aftermath of the pandemic. “The environmen-
tal benefits of the slowdown in economic ac-
tivity — such as cleaner air, cleaner water and 
less traffic — will be calculated, quantified and 
publicised,” she states. 

Looking ahead, Jackson says, “We expect 
this data will provide incentives for governments 
and businesses to develop strategies to reduce 
the environmental impact of economic activity.”

The built environment has a part to play. 
With the building industry estimated to ac-
count for some 40% of annual global green-
house gas emissions, scrutiny over how the 
real estate sector operates will be closer than 
ever, notes financial services UBS Asset Man-
agement in a whitepaper. 

A greener future 
Already, the trends are leaning towards green-
er buildings. Data from Google Trends shows 
that web searches for ESG in the real estate sec-
tor for Asia Pacific started to gather pace from 
2017 onwards, and has now plateaued to a new 
norm, says UBS. 

Jun Sochi, who leads the facilities and engi-
neering arm of Cushman & Wakefield that helps 
to operate buildings, finds that sustainability 
has increasingly become a customer mandate. 

“Now, we are speaking to them about sus-
tainability. They want to know how we can 
help them drive sustainability in the delivery 
of our services,” says Sochi in a previous inter-
view with EdgeProp Singapore.

In addition, UBS has observed that there has 
been a trend of large occupiers requiring min-
imum green certifications to commit to leases, 
paving the way for other occupiers to follow suit. 

The impact of climate change on buildings 
has also become more evident, which UBS be-
lieves would propel asset owners into “greater 
action”. Erratic weather, for instance, can quick-
ly degrade building structures, corrode facades 
and impose more stress on operational systems. 

The capital market has also helped to drive 
sustainable buildings. The emergence of sus-

tainability-linked loans (SLL) allows borrowers 
to cut their borrowing rates in return for meet-
ing certain sustainability performance targets.

UBS expects the growth of SLLs to lead to 
an increase in the financial incentives for firms 
to improve their sustainability performance.

Proceeds from green bonds and loans are 
also expected to be channelled into projects that 
provide clear environmental benefits. 

Another incentive to green financing would 
be the recognition gained from the industry. 
While less quantifiable, the recognition could 
lead to rewards that can potentially be “signif-
icant and long-lasting”, says UBS.

Potential hurdles 
But what are the existing hurdles for buildings 
to go green? Although the primary resistance 
is higher upfront costs, UBS says the eventu-
al financial impact would be due to a conflu-
ence of factors.

As regulations start to catch up, the costs 
of owning a building that does not meet min-
imum environmental standards could rise in 
the near term. Singapore was the first country 
in Southeast Asia to pass a bill in 2018, taxing 
carbon emissions at US$3.20 ($4.52) per ton of 
carbon emissions. 

Other countries in Asia Pacific implement-
ed this earlier. In 2012, Japan enforced such a 
scheme, while China has been trialing an emis-
sions trading scheme in several pilot cities, with 
an eventual plan of rolling out a national cap-
and-trade programme — a form of climate pol-
icy that limits emissions (cap) and allows com-
panies to buy and sell allowances that let them 
emit only a certain amount (trade).

Meanwhile, the implementation of a car-
bon tax could push the power sector to switch 
to cleaner energy sources, potentially causing 
emissions and costs to fall, suggests research 
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Covid-19 has been kind to the environment 
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Asia Pacific’s building industry is estimated to account for 40% of annual global greenhouse gas emissions
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LINCOLN SUITES Condominium Freehold Apr 21 2,723 4,500,000 - 1,652 2014 Resale
GREENVIEW CRESCENT  Semi-Detached  Freehold Apr 22 2,982 7,010,000 - 2,349 2019 Resale
THE ARCADIA Condominium 99 years Apr 21 3,821 3,680,000 - 963 1983 Resale
TRILIGHT Condominium Freehold Apr 20 1,163 2,300,000 - 1,978 2012 Resale
District 12         
SHAN GATE APARTMENTS Apartment Freehold Apr 22 1,249 1,368,000 - 1,096 1991 Resale
District 14         
PARC ESTA Apartment 99 years Apr 19 958 1,610,000 - 1,681 Uncompleted New Sale
District 15         
DUNMAN GARDEN Terrace  Freehold Apr 24 2,239 3,210,000 - 1,434 1970 Resale
ONAN ROAD  Terrace  Freehold Apr 22 1,841 3,780,000 - 2,056 Unknown Resale
JOO CHIAT AVENUE  Terrace  Freehold Apr 22 1,658 2,580,000 - 1,552 1964 Resale
NEPTUNE COURT Apartment 99 years Apr 21 1,636 1,580,000 - 966 1975 Resale
OPERA ESTATE Terrace  Freehold Apr 21 1,744 3,540,000 - 2,034 Unknown Resale
THE SEAFRONT ON MEYER Condominium Freehold Apr 23 1,604 3,350,000 - 2,089 2010 Resale
District 17         
AVILA GARDENS Condominium Freehold Apr 23 1,755 1,500,000 - 855 1995 Resale
District 18         
THE PALETTE Condominium 99 years Apr 20 969 876,000 - 904 2015 Resale
THE TAPESTRY Condominium 99 years Apr 23 441 686,340 - 1,555 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years Apr 22 463 703,000 - 1,519 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years Apr 23 592 833,000 - 1,407 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years Apr 25 463 711,000 - 1,536 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years Apr 26 463 703,000 - 1,519 Uncompleted New Sale
District 19         
AFFINITY AT SERANGOON Apartment 99 years Apr 24 1,076 1,574,000 - 1,462 Uncompleted New Sale
AUSTVILLE RESIDENCES EC 99 years Apr 21 1,023 930,000 - 909 2014 Resale
BOATHOUSE RESIDENCES Condominium 99 years Apr 20 1,076 985,000 - 915 2015 Resale
MIDTOWN RESIDENCES Apartment 99 years Apr 21 689 861,168 - 1,250 2016 Resale
SIMON LANE  Terrace  Freehold Apr 21 1,238 1,350,000 - 1,091 1995 Resale
NAUNG RESIDENCE Apartment 999 years Apr 22 538 728,000 - 1,353 2015 Resale
PARC VERA Condominium 99 years Apr 20 1,141 1,100,000 - 964 2014 Resale
REGENTVILLE Apartment 99 years Apr 22 1,076 820,000 - 762 1999 Resale
RIVERFRONT RESIDENCES Apartment 99 years Apr 26 581 702,000 - 1,208 Uncompleted New Sale
RIVERSAILS Condominium 99 years Apr 24 1,066 1,150,000 - 1,079 2016 Resale
RIVERSOUND RESIDENCE Condominium 99 years Apr 21 1,066 958,000 - 899 2015 Resale
THE FLORENCE RESIDENCES Apartment 99 years Apr 24 721 1,031,000 - 1,430 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years Apr 25 667 986,000 - 1,477 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years Apr 25 667 994,000 - 1,489 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years Apr 26 484 724,000 - 1,495 Uncompleted New Sale
WATERTOWN Apartment 99 years Apr 24 1,119 1,638,000 - 1,463 2017 Resale
District 20         
JALAN PEMIMPIN  Semi-Detached  Freehold Apr 21 3,638 4,250,000 - 1,168 1980 Resale
RAFFLESIA CONDOMINIUM Condominium 99 years Apr 24 915 1,050,000 - 1,148 2003 Resale
District 21         
CLEMENTI PARK Detached  Freehold Apr 24 6,760 8,900,000 - 1,316 Unknown Resale
MAYFAIR MODERN Condominium 99 years Apr 21 517 978,000 - 1,893 Uncompleted New Sale
VIEW AT KISMIS Apartment 99 years Apr 21 592 998,000 - 1,686 Uncompleted New Sale
District 22         
SUMMERDALE EC 99 years Apr 20 1,399 970,000 - 693 2000 Resale
District 23         
BLOSSOM RESIDENCES EC 99 years Apr 21 969 900,000 - 929 2014 Resale
District 25         
WOODGROVE ESTATE Terrace  99 years Apr 20 2,626 1,880,000 - 717 1996 Resale
District 27         
KANDIS RESIDENCE Condominium 99 years Apr 25 732 934,000 - 1,276 Uncompleted New Sale
THE MILTONIA RESIDENCES Condominium 99 years Apr 20 840 680,000 - 810 2014 Resale
District 28         
LUXUS HILLS Terrace  999 years Apr 23 1,615 3,328,000 - 2,061 2020 Resale
SELETAR HILLS ESTATE Semi-Detached  999 years Apr 24 3,584 5,000,000 - 1,397 Unknown Resale

Residential transactions with contracts dated April 19 to 26

PROJECT NAME PROPERTY TYPE TENURE
SALE DATE 

(2020)
LAND AREA/ 

FLOOR AREA (SQ FT)
TRANSACTED 

PRICE ($)
NETT PRICE 

($ PSF)
UNIT PRICE 

($ PSF)
COMPLETION 

DATE TYPE OF SALE

District 1         
MARINA ONE RESIDENCES Apartment 99 years Apr 22 743 1,642,113 - 2,211 2017 Resale
District 2         
SKY EVERTON Apartment Freehold Apr 26 506 1,268,000 - 2,506 Uncompleted New Sale
District 3         
ARTRA Apartment 99 years Apr 21 1,044 2,105,900 - 2,017 Uncompleted New Sale
MERAPRIME Condominium 99 years Apr 21 1,098 1,550,000 - 1,412 2006 Resale
STIRLING RESIDENCES Apartment 99 years Apr 20 624 1,201,000 - 1,924 Uncompleted New Sale
District 5         
KENT RIDGE HILL RESIDENCES Apartment 99 years Apr 22 646 947,000 - 1,466 Uncompleted New Sale
KENT RIDGE HILL RESIDENCES Apartment 99 years Apr 24 614 1,000,000 - 1,630 Uncompleted New Sale
KENT RIDGE HILL RESIDENCES Apartment 99 years Apr 26 775 1,318,000 - 1,701 Uncompleted New Sale
KENT RIDGE HILL RESIDENCES Apartment 99 years Apr 26 474 842,000 - 1,778 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years Apr 22 1,044 1,690,000 - 1,619 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years Apr 26 861 1,382,000 - 1,605 Uncompleted New Sale
THE SPECTRUM Condominium Freehold Apr 24 797 915,000 - 1,149 2005 Resale
District 7         
THE BENCOOLEN Apartment 99 years Apr 20 958 1,150,000 - 1,200 1999 Resale
District 8         
KERRISDALE Condominium 99 years Apr 22 1,485 1,700,000 - 1,144 2005 Resale
PARC SOMME Apartment 99 years Apr 24 344 518,000 - 1,504 2012 Resale
District 9         
KOPAR AT NEWTON Apartment 99 years Apr 21 517 1,222,000 - 2,365 Uncompleted New Sale
KOPAR AT NEWTON Apartment 99 years Apr 22 614 1,498,000 - 2,442 Uncompleted New Sale
KOPAR AT NEWTON Apartment 99 years Apr 24 1,055 2,300,000 - 2,180 Uncompleted New Sale
KOPAR AT NEWTON Apartment 99 years Apr 24 614 1,447,000 - 2,358 Uncompleted New Sale
KOPAR AT NEWTON Apartment 99 years Apr 26 689 1,561,000 - 2,266 Uncompleted New Sale
PATERSON LINC Apartment Freehold Apr 21 818 1,750,000 - 2,139 2010 Resale
District 10         
ARDMORE PARK Condominium Freehold Apr 24 8,740 27,650,000 - 3,163 2001 Resale
FOUR SEASONS PARK Condominium Freehold Apr 23 2,874 7,850,000 - 2,731 1994 Resale
THE ORCHARD RESIDENCES Apartment 99 years Apr 22 2,174 5,750,000 - 2,644 2010 Resale
THE ORCHARD RESIDENCES Apartment 99 years Apr 22 2,174 5,750,000 - 2,644 2010 Resale
THE SIERRA Apartment 947 years Apr 21 667 1,050,000 - 1,573 1998 Resale
VERDURE Condominium Freehold Apr 20 1,066 1,830,000 - 1,717 2012 Resale
District 11         
HILLCREST ARCADIA Condominium 99 years Apr 23 915 1,040,000 - 1,137 1980 Resale

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 NAME PROPERTY TYPE TENURE
SALE DATE 

(2020)
LAND AREA/ 

FLOOR AREA (SQ FT)
TRANSACTED 

PRICE ($)
NETT PRICE 

($ PSF)
UNIT PRICE 

($ PSF)
COMPLETION 

DATE TYPE OF SALE

Source: URA Realis. Updated May 4, 2020
EC stands for executive condominium

DISCLAIMER:
The Edge Property Pte Ltd shall not be responsible for any loss or liability arising directly 
or indirectly from the use of, or reliance on, the information provided therein.

from the Georgia Institute of Technology. 
The dynamics of how this plays out 

in Asia Pacific would vary across mar-
kets given the different levels of acces-
sibility to alternative energy sources, 
says UBS. The geography of Japan, for 
instance, lends itself access to energy 
sources such as hydropower and — more 
controversially — nuclear power. On the 
other hand, Singapore’s ability to gener-
ate renewable energy is constrained by 
its small land size. 

Technology would also impact costs. 
For example, the prospect of higher costs 
due to a carbon tax might prompt a build-
ing owner to switch to more efficient heat-
ing, cooling and lighting systems which 
could then substantially lower greenhouse 
gas emissions and its accompanying ex-
penditure, states the whitepaper. 

On that note, advancements in tech-
nology would allow costs for relatively 
older technologies to fall exponentially 
over time, making it cheaper for building 
owners to go green. This was the case of 
solar panels, which saw prices fall 76% 
between 2007 and 2017. 

As the real estate sector moves to-
wards a greener future, early building 
adopters could be rewarded with high-
er rents, occupancy rates and asset val-
ues, says UBS, citing empirical evidence. 
In comparison, the converse is true for 
buildings that lag behind.

Buildings, united
Given the awareness of the role green 
buildings can play, many cities are 
moving ahead of their respective gov-
ernments. The C40 Cities network 
connects 96 cities worldwide, com-
mitting to carry out “the most ambi-
tious goals of the Paris Agreement at 
the local level”. 

In 2018, 19 cities — including Syd-
ney and Tokyo — pledged to cut carbon 
emissions by ensuring that new build-
ings emit zero carbon by 2030. As at ear-
ly April 2020, the list has expanded to 28 
cities, highlights UBS. 

For a context of the emerging risk 
climate change brings, research by risk 
consultancy Verisk Maplecroft found that 
out of a total 500 cities studied, 11 of 15 
cities most at risk from rising sea levels 
are in Asia, which has a number of gate-
way cities dotted along rivers and coasts 
in the region. 

Nevertheless, Jackson is hopeful that 
the pandemic “could usher in a wave of 
green investments, as many countries 
have already made zero-carbon pledg-
es and will likely make [green-friendly] 
post-crisis investments in infrastructure 
and public services”. 

If that happens, what Greta Thun-
berg, the 17-year old Swedish environ-
mental activist said at the UN Climate Ac-
tion Summit will ring true: “The world 
is waking up. And change is coming.” E  

Urban farming in Singapore

I
n land-scarce Singapore, the pandemic has em-
phasised an increased strain on global supply 
chains and its impact on food availability. Pres-
ently, the country imports more than 90% of 
its food consumption, and produces less than 

10% of it. In anticipation of further disruption to 
supply lines, the government has acted swiftly to 
diversify its food sources, bringing in food via air, 
land and sea from different countries. 

Singapore’s food imports today come from 170 
countries and regions globally, up from 160 in 
2007. The government has since set an ambitious 
target of meeting 30% of the country’s nutritional 
needs by 2030, with less than 1% of its land area. 

Urban farms could help. “While the scale of ur-
ban farms cannot compare to that of large agricul-
tural farmlands, yields can be increased through 
the use of technology,” UBS says, adding that: 
“The idea is to modularise food production so as 
to have some level of self-sufficiency in the event 
of an external shock.”

Last year, property giant CapitaLand unveiled the revamped Funan mall, housing some 5,000 sq ft 
of urban farm on level 7. Funan is touted as the first mall in the city-state to boast a farm-to-table con-
cept, where diners can eat the produce harvested. The farm is operated by Edible Garden City, which 
has more than 200 farms across the island.

Other green players include rooftop farming pioneer Comcrop, which operates a hydroponic 
greenhouse in Woodlands Loop. Elsewhere, vertical farming firm Citiponics runs a 1,800 sqm com-
mercial farm on the rooftop of a HDB multi-storey car park in Ang Mo Kio, producing enough veg-
etables to feed 1,600 people a month. 

The benefits of urban farming would then be twofold: Feed the nation while keeping Singapore’s 
built environment green. E  

Funan mall houses some 5,000 sq ft of urban farm on 
level 7
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GAINS AND LOSSES

BY CHARLENE CHIN
charlene.chin@edgeprop.sg 

T
he seller of a unit at Ardmore 
Park, along Ardmore Park, made 
the top gain of $11.65 million over 
the week of April 19 to 26. The 
8,740 sq ft duplex, five-bedroom 

penthouse spans the 29th and 30th floors. 
It was bought for $16 million ($1,831 psf) 
in January 1998 and sold for $27.65 mil-
lion ($3,163 psf) on April 24. The seller 
therefore made a 73% profit, or an an-
nualised profit of 2% over slightly more 
than 22 years. 

Located in District 10, Ardmore Park 
was completed in 2001 and comprises 
330 freehold units. There are only six 
penthouses in Ardmore Park condo and 
they rarely come up for sale, says Samuel 
Eyo of Lighthouse Property Consultants. 
The last time a penthouse changed hands 

was in 2010, and it fetched $30 million. 
The second top gain made over the 

week — a 125% profit of $860,000 — 
was at Meraprime, along Jalan Bukit Ho 
Swee. The 1,098 sq ft unit on the 23rd 
floor was purchased for $690,000 ($628 
psf) in May 2004 and sold for $1.55 mil-
lion ($1,412 psf) on April 21. This means 
that the seller made an annualised profit 
of 5% over 16 years. 

Meraprime, in District 3, comprises 
213 units on a 99-year leasehold. It was 
completed in 2006 and is a four-minute 
walk to Tiong Bahru MRT Station on the 
East-West Line. 

A unit sold at Watertown, along Pung-
gol Central in District 19, made the third 
largest gain over the week, netting a 50% 
profit of $546,531 for the seller. The 1,119 
sq ft unit on the fourth floor was bought 
in February 2012 for $1.09 million ($975 
psf), and sold for $1.64 million ($1,463 

psf) on April 24. The seller therefore 
made an annualised profit of 5% over 
eight years. 

Watertown, completed in 2017, com-
prises 1,001 units on a 99-year leasehold. 
It is a six-minute walk to the Punggol MRT 
Station on the North-East Line. 

On the other hand, the greatest loss 
incurred over the week was from the re-
sale of a 344 sq ft unit at Parc Somme in 
District 8. Having sold the property for 
$518,000 ($1,504 psf) on April 24, the sell-
er suffered a 14% loss of $82,000. The 
unit was purchased in January 2015 for 
$600,000 ($1,742 psf). Over a holding 
period of five years, this translates into 
an annualised loss of 3%. 

Parc Somme, along Somme Road, 
comprises 30 units on a 99-year lease-
hold. Completed in 2012, it is eight min-
utes by foot to Farrer Park MRT Station 
on the North-East Line. E  

Top gains and losses from April 19 to 26

Non-profitable deals 
PROJECT DISTRICT AREA  

(SQ FT)
SOLD ON 

(2020)
SALE PRICE ($ PSF) BOUGHT ON PURCHASE PRICE 

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

(YEARS)

1 PARC SOMME 8 344 Apr 24 1,504 Jan 19, 2015 1,742 82,000 14 3 5.3

2 RAFFLESIA CONDOMINIUM 20 915 Apr 24 1,148 Jun 3, 2013 1,235 80,000 7 1 6.9

3 MIDTOWN RESIDENCES 19 689 Apr 21 1,250 Jun 24, 2013 1,360 75,732 8 1 6.8

4 NAUNG RESIDENCE 19 538 Apr 22 1,353 Sep 28, 2012 1,491 74,190 9 1 7.6

5 THE MILTONIA RESIDENCES 27 840 Apr 20 810 Mar 22, 2012 888 65,300 9 1 8.1

6 THE BENCOOLEN 7 958 Apr 20 1,200 Feb 25, 2011 1,250 47,500 4 0.4 9.2

Penthouse at Ardmore Park sold for record $11.65 mil profit

A unit sold at Watertown, along Punggol Central in District 19, made the third largest gain over the week, netting a 50% profit of 
$546,531 for the seller

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

The 8,740 sq ft unit at Ardmore Park was bought for $16 million ($1,831 psf) 
in January 1998 

THE EDGE SINGAPORE

Most profitable deals 
PROJECT DISTRICT AREA 

( SQ FT)
SOLD ON 

(2020)
SALE PRICE ($ PSF) BOUGHT ON PURCHASE PRICE  

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

(YEARS)

1 ARDMORE PARK 10 8,740 Apr 24 3,163 Jan 1, 1998 1,831 11,650,000 73 2 22.3

2 MERAPRIME 3 1,098 Apr 21 1,412 May 7, 2004 628 860,000 125 5 16.0

3 WATERTOWN 19 1,119 Apr 24 1,463 Feb 13, 2012 975 546,531 50 5 8.2

4 AVILA GARDENS 17 1,755 Apr 23 855 Jan 14, 2008 570 500,000 50 3 12.3

5 NEPTUNE COURT 15 1,636 Apr 21 966 Apr 29, 2011 770 320,000 25 3 9.0

6 THE SEAFRONT ON MEYER 15 1,604 Apr 23 2,089 Jan 11, 2011 1,890 318,440 11 1 9.3

7 RIVERSAILS 19 1,066 Apr 24 1,079 Oct 30, 2012 850 243,870 27 3 7.5

8 VERDURE 10 1,066 Apr 20 1,717 May 28, 2009 1,531 199,000 12 1 10.9

9 REGENTVILLE 19 1,076 Apr 22 762 Aug 31, 2009 593 182,000 29 2 10.6

10 THE PALETTE 18 969 Apr 20 904 Dec 1, 2011 724 174,400 25 3 8.4

11 PARC VERA 19 1,141 Apr 20 964 Nov 25, 2011 847 134,000 14 2 8.4

12 HILLCREST ARCADIA 11 915 Apr 23 1,137 Aug 14, 2013 1,006 120,000 13 2 6.7

13 THE SIERRA 10 667 Apr 21 1,573 Oct 1, 2018 1,483 60,000 6 4 1.6

14 RIVERSOUND RESIDENCE 19 1,066 Apr 21 899 May 15, 2013 843 60,000 7 1 6.9

15 BOATHOUSE RESIDENCES 19 1,076 Apr 20 915 Jan 28, 2013 871 47,450 5 1 7.2

Source: URA, EdgeProp  Singapore
Note:  1. Computed based on URA caveat data as at May 4 for private non-landed houses transacted from April 19 to 26
               2. The profit and loss computation excludes transaction costs such as stamp duties. 
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UNDER THE HAMMER

BY VALERIE KOR 
valerie.kor@edgeprop.sg

A 
freehold duplex unit with a private swimming pool 
at Palmera Residence is being offered for sale for 
$1.38 million ($922 psf) via private treaty. The 
1,496 sq ft unit is put on sale by a bank. The con-
dominium is located along Lorong N Telok Kurau.

On the lower level of the ground-floor unit are a fami-
ly area, enclosed kitchen, utility room, common bathroom, 
and common bedroom. The common bedroom extends 
out to a private swimming pool. On the upper floor are a 
spacious living area and an en suite bedroom. The two- 
bedroom-plus-study unit was last purchased for $1.18 mil-
lion ($789 psf) in January 2011. 

Joy Tan, head of auctions at Edmund Tie, says that the 
asking price of $1.38 million is “very affordable”. She adds: 
“Such maisonette units on the ground floor are not very com-

mon as duplexes are usually penthouse units.” The private 
pool is estimated to be around 2.5m by 4m in size. 

The property is located near famous cafes and eateries 
along East Coast Road such as Mad Nest, Penny Universi-
ty and Beach Road Prawn Noodle House. It is a short drive 
to shopping malls such as 112 Katong (which is closed for 
renovation until 2021), Parkway Parade and PLQ Mall at 
Paya Lebar Quarter. East Coast Park and the beach are a 
short bike ride away. 

The nearest MRT station will be the upcoming Marine 
Terrace MRT Station on the Thomson-East Coast Line, which 
will be a six-minute walk away. The station is slated for com-
pletion in 2023. The development enjoys access to direct 
bus routes to the CBD and Orchard Road, and it only takes 
approximately half an hour to reach the City Hall MRT Sta-
tion or the Orchard shopping belt. 

Tan says that the duplex is suitable for families with 
school-going children as the condominium is near top schools 

such as Tao Nan School, CHIJ (Katong) Primary and Ngee 
Ann Primary School. Victoria School, Victoria Junior Col-
lege and Canadian International School (Tanjong Katong 
Campus) are also in the vicinity. 

“The unit will appeal to property investors too, as it can 
be converted into a dual-key apartment with two separate 
entrances, allowing the owner to use one of the bedrooms 
and rent out the other as a standalone apartment,” adds Tan. 

Palmera Residence was developed by World Class Land, 
the property development arm of jewellery retailer Aspial 
Corp. Completed in 2011, the project contains just 38 units. 

The unit is scheduled to be put up for auction by Ed-
mund Tie on June 24. It is now available for sale by pri-
vate treaty. E  

Freehold duplex at Palmera Residence going for $1.38 mil 
PICTURES: EDMUND TIE

The duplex unit consists of two bedrooms, two bathrooms, an enclosed 
kitchen and a private swimming pool 

The common bedroom on the lower floor has direct access to the unit’s 
private pool 

Recent transactions at Palmera Residence 
Contract 
date 

Floor Area (sq ft) Price ($) Price ($ psf)

March 5, 2020 1st 1,206 1,050,000 871

Jan 21, 2020 5th 1,421 1,605,000 1,130

March 6, 2018 3rd 1,292 1,496,000 1,158

Feb 12, 2018 5th 1,862 1,718,000 923

April 7, 2016 2nd 1,292 1,400,000 1,084

URA REALIS

Recent rental contracts for 1,000 to 2,000 sq ft 
units at Palmera Residence
Lease 
month 

Unit size (sq ft) Bedrooms Monthly rent ($)

March 2020 1,900 to 2,000 4 4,400

September 2019 1,000 to 1,100 3 2,600

November 2018 1,900 to 2,000 4 4,500 

EDGEPROP SINGAPORE


