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Singapore commercial real 
estate investment volume 
drops 68% y-o-y in 1Q2020
Commercial real estate invest-
ment in the Asia Pacific con-
tracted 26% y-o-y in 1Q2020, as 
the Covid-19 pandemic impact-
ed the flow of capital into many 
industries and asset classes. Ac-
cording to data by JLL, invest-
ment transaction volumes in the 
region came in at US$34 billion 
($48 billion) during this period.

Commercial property invest-
ments in Singapore, Hong Kong, 
and mainland China were the 
most adversely affected last quar-
ter, with activity declining by at 
least 60% y-o-y. However, in-
vestment activity in South Korea 
and Japan was similar or slight-
ly higher compared to the same 
period a year ago.

In Singapore, commercial in-
vestment volumes declined by 
68% y-o-y last quarter. Investors 
spent more time on asset man-
agement and paused capital de-
ployment, and their caution was 
influenced by heightened reces-
sion risks and the lack of flag-
ship assets on the market.

Recent activity includes Ali- 
baba’s acquisition of a 50% 
stake in Singapore’s AXA Tow-
er for $1.7 billion from a Peren-
nial-led consortium of investors. 
It is one of the biggest proper-
ty deals the Chinese giant has 
made outside China.

According to Stuart Crow, CEO 
of capital markets at JLL Asia Pa-
cific, “the decline in Asia Pacific 
transaction volumes in 1Q2020 
was widely expected, given the 
impact of the Covid-19 situation. 
Many investors have paused ac-
tivity due to the uncertain eco-
nomic environment”.

The most significant con-
traction was in the retail sector, 
which declined by 39% y-o-y, 
while the most resilient asset 
class was industrial and logis-
tics, which saw investment ac-
tivity grow by 9% y-o-y.

Investment volume for office 
assets fell by 36% y-o-y last quar-
ter, despite high demand from 
offshore and domestic investors, 
and large-scale office asset sales 
in mainland China, Japan, and 
South Korea.

Hotel transactions moderat-
ed by 22% y-o-y, and the sec-
tor was aided by some deals 
that were finalised in the earli-
er part of 1Q2020 in Japan and 
South Korea.

Crow expects the reduction in 
investment activity to continue 
in 2Q2020 but says that trading 
volumes could bounce back more 
strongly in 2H2020. “There are 
many well-capitalised investors 
waiting for opportunities, and we 

think the dislocation in the mar-
kets will create strong deal flow 
across most sectors,” he says.

Amended Estate Agents 
Act enables CEA to 
discipline minor breaches 
without disciplinary 
committee hearing
The government has amend-
ed the Estate Agents Act (EEA) 
to allow the Council for Estate 
Agents (CEA), the governing 
body for this sector, to take time-
ly disciplinary actions against er-
rant estate agents and real estate 
salespersons.

The changes come on the 
back of an industry consulta-
tion exercise that was conduct-
ed from Dec 13 last year to Jan 
9 this year. Feedback from 41 
respondents came from estate 
agents and the Singapore Estate 
Agents Association.

The amended act allows CEA 
to censure errant estate agents 
and real estate salespersons, and 
to impose financial penalties of 
up to $5,000 for minor breach-
es without a Disciplinary Com-
mittee hearing.

In addition, the financial pen-
alties imposed by the Discipli-
nary Committee will increase 
to $200,000 per case for estate 
agents and to $100,000 per case 
for real estate salespersons.

The amendment also tight-
ens Singapore’s regulations con-
cerning money laundering and 
terrorism financing and align-
ing it with international stand-
ards. These standards are based 
on recommendations by the Fi-
nancial Action Task Force, an 
international body tackling the 
issue and which Singapore is a 
member.

The duties of estate agents 
and real estate agents on the 
prevention of money launder-
ing and terrorism financing will 
be elevated to requirements un-
der the amended act. Such du-
ties were previously obligations 
under CEA’s practice guidelines.

This means agents need to 
conduct and record customer due 
diligence checks and report any 
suspicious transactions.

The amended law was passed 
on May 5 and is expected to come 
into force in mid-2020, says CEA.

Ikea to launch new 
concept store in Jem  
next year
Swedish home furnishing store 
Ikea will open its first, small-store, 
in-store, retail concept in South-
east Asia at Jem next year. It will 
become the new anchor tenant 
at Jem, announced the shop-
ping mall’s landlord Lendlease.
The suburban shopping mall 
is directly connected to Jurong 
East MRT Station and close to 
the Jurong East Bus Interchange. 
Ikea currently has two outlets in 
Singapore in Tampines and Al-
exandra, which collectively at-
tract close to seven million vis-
its a year.

The new 69,965 sq ft store 
will occupy three floors in Jem. 
In addition to its usual furni-
ture inspiration set pieces and 
products, Ikea’s restaurant will 
debut there.

According to Sebastian Hyl-
ving, property & expansion di-
rector at Ikea Southeast Asia & 
Mexico, the retail giant select-
ed Jem for its proximity to cus-
tomers, the shopping mall’s ex-
cellent connectivity, as well as 
its high foot traffic.

Earlier this year, Lendlease 
also brought Japanese discount 
store Don Don Doki into Jem. The 
inclusion of Don Don Doki and 
now Ikea is in response to con-
sumer behaviour and preferenc-
es that reinforce the retail prop-
osition of Jem, says Lendlease.

Anthony Boyd steps up as 
CEO of Frasers Property 
Australia
Frasers Property has announced 
several leadership changes to its 
team in Australia that will come 
into effect on Oct 1 this year. An-
thony Boyd will take up the po-
sition of CEO of Frasers Proper-
ty Australia, moving from his 
current role as chief financial 

officer (CFO) at Frasers Proper-
ty Australia.

Boyd has been with the com-
pany since May 2005 and has 
held senior finance and residen-
tial business unit roles before his 
appointment as CFO in June last 
year. As CEO, he will be respon-
sible for driving the residential, 
commercial, retail, and mixed-
use development initiatives in 
Australia. He will also report to 
Panote Sirivadhanabhakdi, group 
CEO of Frasers Property.

Boyd succeeds Rod Fehring, 
who has been CEO of Frasers 
Property Australia for the past 
five years. Fehring will remain 
on the board of directors and 
step into his new role as execu-
tive chairman. He will also con-
tinue to serve as chairman of the 
management boards of Frasers 
Property Industrial and Frasers 
Property UK.

Fehring will also continue 
to provide sponsor oversight of 
FLCT by continuing to sit on the 
board of the manager, Frasers 
Logistics & Commercial Asset 
Management.

Olivier Lim will step down as 
non-executive chairman of the 
board of Frasers Property Aus-
tralia but will remain as advis-
er to the group.

UK property market shows 
signs of Covid-19 fears 
easing: survey
A survey of 1,141 UK home buy-
ers and sellers revealed that 79% 
of respondents still plan to mar-
ket their properties within the 
next 12 months, although 64% 
say they expect the sale to be de-
layed by up to a year. The survey 
was conducted by UK real estate 
portal GetAgent.co.uk. 

The survey reveals that fears 
over the Covid-19 pandemic are 
starting to ease. Two weeks ago, 
42% of home sellers indicated 
that they were extremely con-
cerned about the impact of the 
pandemic on their property sale. 
This has now dropped to 33% 
of respondents.

“Our latest data release pro-
vides a welcome glimmer of re-
turning market sentiment in what 
has otherwise been an extreme-
ly difficult period for the prop-
erty industry, as home sellers 
and buyers start to think about 
life after lockdown,” says Col-
by Short, founder and CEO of 
GetAgent.co.uk.

The ongoing impact of the 
lockdown in the UK is still ham-
pering the number of new home 
listings, which has peaked at 
2,009 a day in May so far, com-
pared to 8,642 a day in February.

The portal says that home-buy-
ing interest in the UK remains 
strong, with more people view-
ing a property listing on the web-
site compared to before the lock-
down. Agent leads by the portal 
have also increased.

However, 43% of surveyed 
buyers say that they would still 
not put an offer on a property 
given the current market con-
ditions. This is a marginal de-
crease from 46% of buyers sur-
veyed two weeks ago.

“It may be a month or two 
yet before we see a full return 
to normality, if at all, but the 

industry will continue to piv-
ot with the current landscape 
and as restrictions are relaxed,” 
says Short. “When they do, this 
pent-up level of buyer demand 
should ensure that any pandem-
ic-related impact on house pric-
es is short lived.”

Surge in US and Australian 
applicants for Thailand’s 
privilege entry visa 
programme
There has been a surge in the 
number of US and Australian 
applications for the Thailand 
Elite Residence Program since 
the start of the year, says Hen-
ley & Partners, a leading inter-
national residence and citizen-
ship advisory firm.

The unique privilege entry 
visa programme is managed 
by the Thailand Privilege Card, 
a subsidiary of the Ministry of 
Tourism and Sport of the Gov-
ernment of Thailand.

The Thailand Elite Residence 
Program offers successful appli-
cants the opportunity to obtain 
a privilege entry visa, with the 
right to live in the country for 
up to 20 years, with a selection 
of additional complimentary ser-
vices and benefits.

“The impact of the Covid-19 
pandemic has triggered a signif-
icant spike in general interest in 
investment migration among 
wealthy individuals and their fam-
ilies, who consider it a unique and 
powerful hedge against volatili-
ty and wider value destruction,” 
says Dominic Volek, managing 
partner and head of Southeast 
Asia at advisory firm Henley & 
Partners.

According to Henley & Part-
ners, the programme has seen a 
significant increase in the num-
ber of US citizens since the start 
of the year and the outbreak of 
Covid-19. The number of appli-
cations in the first quarter of this 
year is already more than 50% 
of the total US applications for 
the whole of 2019.

The company says this is due 
in part to coronavirus-induced 
travel restrictions, with US citi-
zens currently in Thailand opt-
ing to stay and enjoy the ben-
efits of living in Thailand on a 
more permanent basis. US ap-
plication numbers from outside 
the country have also spiked, 
with 1Q2020 recording a 100% 
increase in US applicants com-
pared to both 1Q2019 and 4Q2019.

Similarly, there has been a 
surge in the number of Aus-
tralian applicants, the compa-
ny says, citing the country’s re-
cent bush fires and the pandemic 
as push factors. The total num-
ber of Australian applicants in 
1Q2020 was more than half the 
number of Australian applicants 
for the whole of 2019. There was 
an increase of 228% in Austral-
ian applicants in 1Q2020 when 
compared to 1Q2019, and 130% 
when compared to 4Q2019.

The Thailand Elite Resi-
dence Program has more than 
8,600 members, and that fig-
ure is expected to cross 10,000 
this year. It has also attracted 
wealthy British, French, and Jap-
anese applicants. — Compiled by 
Timothy Tay E
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BUNGALOW WATCH

BY TIMOTHY TAY
timothy.tay@edgeprop.sg

E
ver since a British expat leased the swim-
ming pool of a Sentosa Cove bungalow 
for $10,000 per month at the end of last 
month — the very first deal of its kind 
in Singapore — several landlords and 

expats have reached out to real estate agents 
in the hope of securing similar deals.

In the same week, a European expat also 
signed a three-month lease for a three-bedroom 
plus-study unit at Capella Manor, a serviced res-
idence in Sentosa which is operated by Capella 
Hotel. Featuring individual villas, the 5,640 sq 
ft duplex unit comes with a pool on the lower 
level and is being rented for $38,000 per month.

Both the deals were closed by Lester Chen, 
senior division director at Singapore Realtors 
Inc (SRI). Chen says the tenant chose this unit 
over a similar unit in Capella Manor that does 
not feature a pool, even though the latter was 
offered for $19,000 per month. The tenant lives 
on the mainland and has worked in Singapore 
for some time, adds Chen.

Since then, Chen says he has received more 
than five calls from Good Class Bungalow own-
ers asking for help to rent out the swimming 
pools in their vacant properties.

On average, most of these owners are ask-
ing for $8,000–$10,000 per month to rent out 
the pool, and they intend to put up the whole 
house for rent after the “circuit breaker” ends, 
says Chen. 

He has also received more than 10 calls from 
interested parties who want to rent a swimming 
pool. However, most are only willing to commit 
to a one-month lease as the circuit breaker will 
end on June 1, he says.

On May 7, Chen also co-brokered a deal to 
lease an entire Sentosa Cove bungalow to an 
expat family. The 9,000 sq ft house is located 
along Ocean Drive and comes with a swimming 
pool. While the initial asking rent was $22,000, 
the property was eventually rented for $17,500 
per month.

It seems the trend is no longer limited to 
glitzy Sentosa Cove bungalows and has started 
to appear at other bungalows on the mainland.

Cruz Phua, associate division director at ERA 
Realty, closed a three-month deal to lease the 
swimming pool of a detached house on Riviera 
Drive for close to $2,000 per month. The 4,400 
sq ft detached house is located off Upper East 
Coast Road and comprises a 20m swimming pool.

The tenants were inspired by news of the 
first swimming pool deal and reached out to 
him, says Phua, adding that the tenants live in 
a nearby condominium that is within walking 
distance to the house. He says that the entire 
deal took about an hour to conclude without 
physical viewings. Instead, pictures and videos 
were shared to the tenant.

Despite the relatively small size of the house 
compared to bungalows in Sentosa Cove, the 
fact that this deal was closed demonstrates that 
there is demand for such facilities among will-
ing tenants, says Phua. E  

Wanted: Pool for rent, bungalow optional
SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

SAMUEL ISAAC CHUA/THE EDGE SINGAPORESAMUEL ISAAC CHUA/THE EDGE SINGAPORE

CRUZ PHUA/ERASRI

The view of Sentosa Cove towards Cape Royale. Some expats are renting the swimming pools of bungalows in the enclave, without the actual house

One of the villas at Capella Manor in Sentosa that comes with a private pool, was recently rented out for 
$38,000 a month 

The bungalow at Sentosa Cove that was recently leased at $17,500 a month The swimming pool of this detached house on Rivieria Drive is being rented for about $2,000 per month
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BY CECILIA CHOW
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P
roperty agencies and consultancies, both 
big and small, have seen their transac-
tion-related businesses adversely affected 
by Covid-19 and the two-month “circuit 
breaker” in Singapore, which has been 

extended to June 1. But the wider market cor-
rections and economic recession stemming from 
the Covid-19 outbreak are of greater concern.  

“This phase represents the most difficult and 
challenging times we are ever likely to have 
faced,” says Moray Armstrong, managing direc-
tor of CBRE Singapore, in his email responses to 
EdgeProp Singapore. “My fear is that it will like-
ly get worse before light re-emerges at the end 
of the tunnel.” 

Having moved to Singapore in 1998, Arm-
strong rode out three economic crises: the Asian 
Financial Crisis of 1997/98; the bursting of the 
dotcom bubble in 2001, followed by SARS in 2003; 
and the Global Financial Crisis (GFC) in 2008. 

“Out of these awful times, as in other periods 
of adversity such as the GFC, SARS or even fur-
ther back to the Asian Financial Crisis, a whole 
raft of opportunities will rapidly develop,” says 
the 32-year, crisis-hardened, real estate veteran. 
“I am a subscriber to a V-shaped market cycle 
and, as history will attest, Singapore tends to re-
bound far quicker and stronger than expected.” 

Armstrong believes Singapore will be “the first 
port of call” for investors and multinational com-
panies seeking safe havens and talent.  

Appointed managing director of CBRE Singa-
pore in February last year, Armstrong is responsi-
ble for the overall growth and strategic direction 
of the Singapore business. Prior to that, he was 
managing director of CBRE’s advisory and trans-
actions business where he managed the largest 
team of transaction professionals in Singapore 
— across the office, retail and industrial business 
lines. He joined CBRE in 1992, when he was post-
ed in Hong Kong before coming to Singapore. 

Rethinking the role of office
A spin-off from the stay at home policies to con-
tain the virus is the global adoption of telecom-
muting. With companies testing the balance be-
tween working from the office and other remote 
working locations, this has led to “a rethinking 
of the role the office plays in enabling work”, 
says Armstrong. 

“The focus will be on setting up the right tech-
nology, culture, and expectations — to ensure em-
ployees can maintain productivity and engage-
ment no matter where they are,” he continues. 
“We anticipate that when employees come into 
the office, it will be largely driven by their need 
to meet and connect with others.”  

Organisations will continue the trend of look-
ing to occupy less, yet higher-quality and bet-
ter-equipped space, adds Armstrong. “The sav-
ings from the reduced footprint will be re-directed 
toward investments in technology and factors 
that enable occupant health,” he continues. “By 
providing employees with a portfolio of tech-

nology-enabled solutions and locations to work 
[from], our future workspaces will be more flu-
id than ever.”

There will be a bigger demand for buildings 
with sustainability and wellness features as com-
panies strengthen their commitment to employee 
health and wellness. And this could potentially 
increase the development of more quality-certi-
fied buildings, he reckons. 

Two themes emerging, in opposing 
directions
Armstrong sees two themes emerging in the office 
market, but in opposing directions. “At one end, 
there is much discussion around greater accept-
ance and higher levels of remote working, which 
will clearly be dilutive to demand for convention-
al leased space,” he says. “At the opposing end, 
we expect to see more ‘de-densification’, ‘de-con-
centration’, business continuity planning and in-
creased health safety and welfare requirements. 
In theory, this would suggest that occupiers may 

CBRE’s Moray Armstrong sees  
‘a raft of opportunities’ post-Covid-19

The global adoption of telecommuting has seen 
companies testing the balance between working 
from the office and other remote working locations

ALBERT CHUA/THE EDGE SINGAPORE

Armstrong: I am a subscriber to a V-shaped market cycle and, as history will attest, Singapore tends to rebound far quicker and stronger than expected

Turbulence in the co-working space is expected in the short term as operators find a balance between the right product mix, pricing and deal structures
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require additional office space.”  
However, he does not expect net quantum 

demand for conventional office space to be im-
pacted immediately. 

As companies resume business and staff re-
turn to office over the coming quarters, they will 
be reviewing the “optimum balance” between 
conventional office leases, more flexible or co- 
working options and remote working, he says.

“Major landlords in Singapore are already see-
ing this shift and are catering to the need for agil-
ity by either their own flex offerings, or by part-
nering with or leasing to third-party operators,” 
adds Armstrong. 

Turbulence in the co-working space is expect-
ed in the short term as operators find a balance 
between the right product mix, pricing and deal 
structures. However, demand for flexible and 
co-working space is likely to grow in the medium 
to long term, with occupiers using it as an alter-
native to expansion/contraction options, and a 
means for reducing capital or fit-out cost to ca-
ter to a more fluid workforce. 

As at 1Q2020, the total office stock in Sin-
gapore amounts to 62 million sq ft. The agile 
space — co-working or serviced offices — oc-
cupies some 2.7 million sq ft, reflecting a mod-
est 4.3% of total office stock, according to CBRE 
Research. Demand for agile space is expected to 
grow, with large occupiers expected to place be-
tween 5% and 15% of their footprint here — ei-
ther via units provided by landlords or third-par-
ty operators. By 2030, CBRE expects at least three 
out of five buildings to have some sort of flexible 
office component. 

Take-up in new builds to remain resilient
About 1.17 million sq ft of new office space is 
expected to enter the market next year. Projects 
in the pipeline include CapitaSpring on Market 
Street, a joint development by CapitaLand Com-
mercial Trust and Mitsubishi Estate Co; Roches-
ter Commons, a business park and commercial 
project in Buona Vista by CapitaLand; Hub Syn-
ergy Point redevelopment on Anson Road by its 
owners; and the office component of Surbana 
Jurong Campus. With only two Grade-A office 
buildings in the pipeline for 2020/2021, Arm-

strong expects the take-up of quality new builds 
to “remain resilient”. 

At 79 Robinson Road, pre-leasing activity has 
“progressed well”, he notes, with the building 
already 71% pre-committed. The only Grade-A 
building expected to be completed in 2021 is 
CapitaSpring. “With the current circuit break-
er in Singapore, we expect that some develop-
ments will need to compress construction pro-
grammes to meet original completion dates,” 
reckons Armstrong.

There have been no withdrawals of commit-
ments in new buildings to date, he notes. Arm-
strong is of the opinion that “there is relatively 
low risk” of that happening. “The short-term en-
vironment is weak, but Singapore’s position as 
a major regional hub will be accentuated in the 
long term and we expect many MNCs will pivot 
towards Singapore as they re-evaluate strategies 
for Asia,” he argues.  

CBRE’s forecast is that Grade-A (Core CBD) 
rents are likely to decline by 13% in 2020 to $10.05 
psf per month. Depending on the duration of the 
Covid-19 outbreak, a potential rental recovery of 
4.5% could be expected in 2021. “This is sup-
ported by a rebound in the economy and lim-
ited new supply,” reasons Armstrong. “Capital 
values are likely to be more resilient due to the 
limited stock of Grade-A offices and the dearth 
of transactions.” 

Industrial rents — more suppressed
Following the Covid-19 outbreak, supply 
chains have been disrupted, and sentiment in 

the manufacturing sector has declined sharp-
ly. In light of the weak business confidence, 
most of the leasing activity will be centred 
on renewals. “In the industrial market, there 
was an increasing number of occupier re-
quests for more flexible rental negotiations,” 
explains Armstrong. “Some landlords have 
begun offering rental abatements, with the 
state taking the lead in offering a one-month 
rent waiver to all industrial tenants of gov-
ernment agencies.” 

Armstrong sees the business park segment 
“better insulated against downturns” relative to 
the commercial office sector. “The prime business 
parks are operating off high occupancy levels 
with limited new speculative developments,” 
he says. “The sector looks resilient.” 

Amid market uncertainties due to the 
Covid-19 outbreak, overall industrial rents 
are likely to be suppressed further. “Factory 
rents could exhibit a steeper decline wors-
ened by supply chain disruptions, whereas 
the fall in warehouse rents may be partially 
cushioned by a limited supply pipeline and 
short-term demand for storage space,” ob-
serves Armstrong. 

Retail rents projected to fall 9% y-o-y
A steep fall in tourism arrivals and tourism 
receipts as a result of travel restrictions and 
border closings, has led to a slump in retail 
sales. As retail sales are highly correlated with 
prime retail rents, CBRE Research expects rent-
al decline to accelerate from 2Q2020. 

Landlords are expected to face increasing 
pressure to strike a balance between occu-
pancy and rents. 

“The cutback in retail supply for the next few 
years remains the saving grace for the retail sec-
tor,” notes Armstrong. “In addition, prime space 
remains very limited, and this will help to cush-
ion some extent of rental and price declines.” 

CBRE Research’s forecast is that rents are like-
ly to see a 9.0% y-o-y drop for 2020. Assuming 
that there is some recovery by end-2020, rents 
are projected to improve by 1.3% y-o-y in 2021.

Size matters
Listed on the New York Stock Exchange with a 
market capitalisation of US$13.68 billion ($19.35 
billion), the Los Angeles-headquartered CBRE 
Group is considered the world’s biggest com-
mercial real estate services and investment firm. 

“Compared with the Global Financial Crisis, we 
have a stronger market position across business 
lines, a more diversified and contractual revenue 
base, a significantly stronger balance sheet with 
more than US$3 billion of liquidity and a lead-
ership team that is far better equipped to man-
age our cost structure,” said CBRE Group presi-
dent and CEO Bob Sulentic in a press statement 
on the firm’s 1Q2020 financial results on May 7. 

CBRE has always been at the forefront of  
technology in the real estate space, says Arm-
strong. “We have also invested heavily in tech-
nology solutions and services that can help our 
clients manage functions and facilities through 
periods of disruption,” he adds. “Our digital and 
technology team, and workplace strategy team, 
are incredibly busy at present, extending sup-
port and advice to a multitude of customers to 
ensure these organisations remain as productive 
and connected as possible.”

In addition, CBRE has a very diverse and ma-
ture business in Singapore that spans beyond 
just transaction-based service lines. They in-
clude property management and facilities man-
agement, as well as valuation and occupier con-
sulting services. “At times like this, it is important 
to be able to draw upon lines of business with 
more stable, ‘annuity-based’ revenue streams,” 
says Armstrong. E  

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

Grade-A office rental forecast

Retail rentsIndustrial rents
TABLES: CBRE SINGAPORE RESEARCH

As at 1Q2020, the total office stock in Singapore amounts to 62 million sq ft
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P
ushing through deals during the “cir-
cuit breaker” period, when buyers are 
not allowed to view properties, has 
been a novel challenge for property 
agents, particularly for those handling 

apartments and condominiums in the resale 
market. For multi-million-dollar penthouses, 
it takes Herculean effort to get buyers to make 
offers for these luxury properties without any 
real-life viewing.

However, several distressed sales of pent-
houses have emerged in the prime districts. 
Is this a sign that the top end of the residen-
tial market is cratering as Covid-19 ravages 
the economy? 

Biggest penthouse at The Ladyhill
On the market is a 4,499 sq ft penthouse at The 
Ladyhill in prime District 10. It is scheduled 
to be put up for auction by Knight Frank on 
June 17. The unit is the biggest of 14 duplex 
penthouses in the luxury condominium devel-
opment — the other penthouses have an aver-
age size of about 3,843 sq ft. “The penthouse 
also commands the best views as it is a cor-
ner unit and overlooks greenery,” adds Sharon 
Lee, head of auction & sales at Knight Frank. 

The property is a receiver’s sale, and has 
an asking price of $8.3 million ($1,845 psf). 
As far as Lee can recollect, this is the first dis-
tressed sale at The Ladyhill that will be put 
up for auction. “On a psf basis, the price of 
this penthouse is attractive, compared to the 
recent transactions,” she notes. 

The penthouse, which comes with a pri-
vate lift, originally had four bedrooms and 
a study, but the owner has merged two bed-
rooms into one; hence, it now has three bed-
rooms, says Lee.

The latest transaction at The Ladyhill was 
for a 2,271 sq ft, four-bedroom unit on the third 
level that fetched $5.6 million ($2,466 psf) last 
November, based on caveat lodged then. Pri-
or to that, a 3,283 sq ft, four-bedroom unit on 
the first level changed hands for $7 million 
($2,132 psf) in April last year. In December 

2018, a 4,167 sq ft, ground floor unit was sold 
for $10.3 million ($2,460 psf). All three deals 
were brokered by Lee. 

In terms of absolute price, the ground 
floor unit sold for $10.3 million is the highest 
achieved at The Ladyhill, based on caveats 
lodged to date. On a psf price basis, the high-
est is $2,839 psf, achieved in April and Octo-
ber 2010, for two identical units of 2,325 sq 
ft on the second level, that were sold for $6.6 
million apiece.

The Ladyhill may have been launched for 

sale 20 years ago, and completed in 2002, but 
the 55-unit, boutique development located on 
Ladyhill Road, just off Orange Grove Road, con-
tinues to be sought after by discerning buy-
ers, says Lee. “It’s very exclusive, located on 
a quiet street, next to Shangri-La Residenc-
es, near Shangri-La Hotel and within walking 
distance of the prime Orchard Road shopping 
belt,” she continues. “I have seen many lux-
ury condos, but this development continues 
to hold its own, in terms of the space, finish-
ing and quality of materials used.”

A redevelopment of the former Ladyhill Ho-
tel, the 55-unit, freehold condo was the maid-
en project of SC Global Developments’ Simon 
Cheong, and was designed by renowned archi-
tect Chan Soo Khian, principal of SCDA Archi-
tects. The Ladyhill marked the first of SC Glob-
al’s stable of luxury properties, which would 
include The Marq at Paterson Hill, Seven Palms 
at Sentosa Cove and Sculptura Ardmore at Ard-
more Park. Each successive development had 
set new benchmarks for the luxury market. 
More recently, SC Global has developed a se-
ries of properties under the Petit Collectibles 
brand. As the name indicates, it features lux-
ury projects with smaller unit sizes catering 
to the younger affluent buyers.

Another penthouse at The Ladyhill has 
also been put up for sale by private treaty. 
The 3,842 sq ft, four-bedroom-plus-study is 
an owner’s sale, and has a price tag of $8.3 
million ($2,160 psf). 

Growing distress
At the other end of Orange Grove Road, just off 
Stevens Road, is the 72-unit The Orange Grove. 
The luxury, freehold condo by Ho Bee Land 

‘Fire sales’ of penthouses in prime districts 
– what you can get for under $8.8 mil

The interior of the duplex penthouse at The Ladyhill that is on the market for $8.3 million
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KNIGHT FRANK

The Ladyhill, a 55-unit boutique freehold condo located in a quiet enclave off Orange Grove Road in prime District 10
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was completed in 2010. A three-bedroom du-
plex penthouse with private jacuzzi is on the 
market by private treaty sale. The 12th-floor 
penthouse is a mortgagee sale, and is listed 
by Knight Frank at $8.68 million ($2,222 psf). 

The latest transaction at The Orange Grove 
was for a 2,153 sq ft, three-bedroom unit on 
the ninth floor that changed hands for $4.85 
million ($2,253 psf). 

Meanwhile, at Belle Vue Residences, in the 
quiet Oxley Walk enclave in prime District 9, a 
3,552 sq ft, three-bedroom duplex penthouse 
is available for sale by private treaty too. A 
mortgagee sale, it has a list price of $5.41 mil-
lion ($1,523 psf), according to Knight Frank.  

The duplex penthouse at Belle Vue Resi-

dences was first purchased for $7.4 million 
($2,083 psf) back in September 2012. The 176-
unit, luxury freehold condo was developed by 
Wing Tai Holdings and designed by renowned 
Japanese architect Toyo Ito. 

Simplex penthouse at Soleil@Sinaran
At Soleil@Sinaran, a 4,930 sq ft penthouse is 
on the market for $8.5 million ($1,724 psf), 
with SRI as the marketing agent. The five-bed-
room unit is one of just four penthouses in the 
417-unit private condominium developed by 
Frasers Property. The 99-year leasehold con-
do has twin 36-storey towers and was com-
pleted in 2011. The award-winning project 
was designed by Architects 61, with Tierra 

Design as the landscape architect.  
Located in prime District 11, Soleil@Si-

naran is within walking distance of Novena 
MRT Station, which is linked underground to 
three shopping malls, namely Velocity, Unit-
ed Square and Square 2. The location is also 
close to the planned HealthCity Novena, the 
CBD and Orchard Road shopping belt, says 
Tony Koe, managing director of SRI.  

Each tower of Soleil@Sinaran has two pent-
houses — of 4,715 sq ft and 4,930 sq ft respec-
tively. The penthouse that is on the market is 
a simplex occupying the entire 36th floor of 
one tower. It has private lift access and comes 
with a private roof terrace fitted with a lap 
pool, jacuzzi and barbeque pit. The 4,715 sq 
ft penthouse in the same tower was sold for 
$8.8 million ($1,867 psf) in January 2017. At 
the other tower, the two penthouses were sold 
for $9.5 million ($2,015 psf) and $10.8 million 
($2,191 psf) in 2014. 

The owner of the penthouse that is on the 
market is a Singapore permanent resident. He 
purchased it for $9.76 million ($1,980 psf) in 
2011, when the project was newly completed. 
It was his residence until 2017, when he relo-
cated to Hawaii. The unit has been leased out 
for $15,000 a month since then. 

The penthouse was first put up for sale in 
2018 with a price tag of $9.5 million ($1,915 
psf). However, it failed to find a buyer then. 

The asking price has now been adjusted 
to $8.5 million, and the unit is marketed by 
SRI agents, associate division director Chriss 
Lee and senior associate sales director Darren 
Timothy Tan. The rental lease for the pent-
house will expire at the end of the year. How-
ever, the rental agreement also comes with a 
break-lease clause and a three-month notice 
period to the tenant if the unit is successful-
ly sold before the end of the lease period, ac-
cording to the SRI agents.

When SRI first began marketing the pent-
house in March, there were interested buyers. 

However, safe distancing measures and the 
circuit breaker that followed have curtailed 
all property viewings until June 1. Viewing of 
the unit will resume from June 2, says SRI’s 
Lee, to give buyers the opportunity to see the 
actual unit before committing to a purchase.

‘Fire sale’ opportunities?
“Most foreign buyers who are cash-rich are us-
ing this opportunity to hunt for ‘fire sale’ op-
portunities,” says SRI’s Lee. “There is strong 
demand for units with a generous floor size, 
such as this penthouse at Soleil@Sinaran.” 

The owner of the penthouse wants to sell 
now as the lease is expiring and he does not 
want to continue having to maintain a prop-
erty in Singapore, adds SRI’s Tan. 

Another attraction of the penthouse at 
Soleil@Sinaran is the rarity of a single-storey 
penthouse, the size of the unit and the 360-de-
gree city view, notes SRI’s Koe.  

“Many foreign buyers prefer units that have 
a large floor plate, and single-level penthous-
es, which generally transact at prices above 
$10 million,” he adds. 

According to Koe, high-net-worth individ-
uals, who had withdrawn from the Singapore 
market following the ninth round of property 
cooling measures and a hike in the additional 
buyer’s stamp duty for foreigners to 20% in 
July 2018, have returned. “They are now hunt-
ing for ‘fire sale’ opportunities in Singapore,” 
he adds. “These buyers know that it is a good 
time to enter the market.” 

Knight Frank’s Lee agrees. “The market we 
are in right now is certainly very unique,” she 
observes. “While there are businesses that have 
suffered [amid the pandemic], there are oth-
ers that have done well — the supermarkets, 
healthcare sector — and there are people who 
are still looking for property in Singapore, es-
pecially those who saw how quickly the mar-
ket recovered from SARS and do not want to 
miss this buying opportunity.”  E

City view from the penthouse at Soleil@Sinaran; the five-bedroom unit is on the market for $8.5 million

The living room (left) of the penthouse at Soleil@Sinaran, with glass sliding doors opening out to the balcony; and view of the city from one of the rooms

SRI
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A three-bedroom duplex penthouse at The Orange 
Grove is on the market for $8.68 million

A three-bedroom duplex penthouse at Belle Vue 
Residences is available for sale by private treaty 
at $5.41 million
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SRI
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J
ustin Chen, CEO of flexible workspace op-
erator Arcc Space, has had a front-row seat 
to the unfolding Covid-19 pandemic, help-
ing him to anticipate, respond and adapt 
to the many twists and turns of the crisis.

Over the Lunar New Year period at end Jan-
uary, Chen had ensconced himself in Singa-
pore when the number of Covid-19 cases was 
picking up pace in China. Singapore had only 
reported 13 positive coronavirus cases at the 
end of January.

However, Chen flew back to China in March 
when the number of cases peaked over there, 
reaching over 80,000 cases as at March 31. 
“There was a push to normalise our business 
faster [in China],” he tells EdgeProp Singapore, 
over a phone interview from Shanghai.

Since then, China has seen a gradual reo-
pening of its economy, following its success to 
bring down numbers country-wide. On May 8, 
the Chinese government announced that recre-
ational venues such as cinemas and museums 
would be gradually reopened, although manda-
tory reservations and a limit on numbers would 
be in place. New outbreaks in China reported 
over the past two months have mainly been re-
stricted to residential compounds or hospitals.

In contrast, Singapore has seen its cases 
climb rapidly, totalling 23,787 cases as at May 
11.  The bulk of cases have largely been due to 
an outbreak among foreign workers, who are 
typically housed in packed dormitories. In re-
sponse, the government has rolled out appro-
priate measures, ensuring that only essential 
services operate, and the bulk of the workforce 
to work from home till June 1.

“I’ve been fortunate in being able to spend 
time across both markets during this time,” he 
shares. To date, Arcc Spaces runs in three oth-
er key Asian cities — Hong Kong, Kuala Lum-
pur, and Yangon. “The Covid-19 situation has 
impacted different cities in different ways. It’s 
not just from the way that the governments 
have responded, but also how the culture has 
responded to the challenges posed by the pan-
demic,” he says. 

Being able to experience firsthand how the 
situation on the ground was in China helped 
Arcc Spaces move fast in response to safety 
precautions in other markets. Even before Sin-
gapore upgraded its alert level to Dorscon Or-
ange, Arcc Spaces had already practised safe-
ty distancing in its centres at 75 High Street 
and 99 Duxton Road, says Chen.

Elsewhere in Yangon, Myanmar’s largest 
city, where the reported impact has been much 

lower, measures have included more frequent 
cleaning schedules and controls in terms of 
access to the workspace, Chen shares. As at 
May 11, Myanmar has reported 180 positive 
Covid-19 cases and six deaths.

 
What will be the future of work?
Without a doubt, the pandemic has put pres-
sure on many companies to adopt change at 
an accelerated pace. It has also forced them to 

rely more on remote working practices such 
as virtual meetings and conference calls, and 
forced a shift to online project and workflow 
management platforms. 

Worldwide, Covid-19 has also taken a toll 
on the internet as people and businesses shift 
online. Internet service providers in the UK, 
for instance, reported double-digit increases in 
traffic amid its lockdown in end-March. This 
trend was also seen in both Singapore and Ma-
laysia, where internet traffic surged by as much 
as 60% in Singapore in early April as more 
employees began to work from home, while 
Malaysia reported a 23.5% jump in higher in-
ternet traffic during the first week of its lock-
down period commencing March 18. 

Given that the way we work will forever be 
transformed by the pandemic, Chen describes 
Covid-19 as the “biggest experiment in flexi-
ble or remote working”. This has challenged “a 
lot of companies to reconsider how they allo-
cate resources, how they plan their real estate 
strategy and even how they want their people 
to work — whether it’s a combination of re-
mote working with in-office options or some 
other arrangement, he adds.

One thing experts agree on is that the Cov-
id-19 pandemic is not expected to undermine 
the future of offices or dampen long-term de-
mand for office spaces. “Offices are essential 
to building culture and collaboration, and in 
fact a number of employees crave separation 
between home and work life,” says Tim Arm-
strong, head of occupier services and commer-
cial agency, at Knight Frank, Asia Pacific, at a 
digital press conference on March 31.

In the short term though, office vacancy 
levels are likely to rise. A flash survey of oc-
cupiers conducted by CBRE from late March 
to early April found that two-thirds of occu-
piers experienced delays to leasing decisions 
since the onset of the pandemic. The flexible 
working sector has also been hit hard, with 
most players cutting expansion plans.

Amid the post-pandemic recovery, Arm-
strong expects the hub-and-spoke model, which 
is typically adopted by larger firms, to trickle 
down to SMEs. This happens when compa-
nies maintain an office front in the CBD for 

Covid-19: The ‘biggest experiment’ in flexible working

PICTURES: ARCC SPACES

Arcc Spaces’ flagship space at One Marina Boulevard will span 19,000 sq ft on the 20th floor, with sweeping views across Marina Bay and the CBD

Arcc Spaces has had to postpone the launch of One Marina Boulevard till July due to Covid-19

The common breakout space at at 99 Duxton Road
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its core staff, and shift backend employees to 
further office spaces in less prime locations, 
where rents are typically cheaper. 

Chen is optimistic that the flexible work-
space industry is in a “good position” to ca-
ter to firms’ changing office needs. “This is 
core to what flexible working is — being able 
to provide people with the options to the way 
they work, while also being a nexus or a com-
munity node for people to gather,” he says. 

The future of work is also moving to a ho-
listic ecosystem where facilities and spaces for 
events, and dining areas are housed together 
with an office space, adds Chen. “In the work-
place, people are not just using the office as 
a place to work, and in the traditional sense 
of sitting deskbound, but there are now spac-
es for learning and development, networking, 
events, and presentations to key accounts or 
clients,” he explains.

‘360 approach to the lifecycle of work’
The City in Beijing is Arcc Spaces’ answer 
to such a shift. Launched in 2016, it is the 
firm’s premium offering. The facility compris-
es four components: Shared office spaces; on-
site events and conferencing facilities; an on-

site club for c-suite executives; and Hudson, 
the firm’s own F&B concept. Chen’s team in 
Beijing comprises experts in trades spanning 
from F&B and events management to opera-
tions and office space management. 

Chen says the concept caters for “a 360 
approach to the lifecycle of work”, wheth-
er “someone is coming in the morning to get 
some focused work done, whether they need 
to have a space to actually conduct business 
meetings, whether they are looking to host 
workshops or events, or whether they need 
to have a flexibility around project teams”. 

For example, the Beijing F&B team ca-
ters to a wide range of meal options, ranging 
from business lunches and dinners, to events 
and canapes, plus “everything in between”, 
says Chen.

Impact of Covid-19
Amid the Covid-19 pandemic, Arcc Spaces’ oc-
cupancy rates in Shanghai, Beijing and Singa-
pore have been “pretty stable” at 70 to 80%, 
says Chen. The firm’s clientele ranges from 
long-term to short-term clients, with a pre-
dominant reliance on MNCs or larger SMEs 
in all markets. The proportion of the com-

pany’s corporate customers  — occupying a 
space of 10 workstations and above — cur-
rently stand at about 50%, while over 90% 
of clients take up more permanent arrange-
ments, says Chen. 

Although Chen admits some “clients have 
been asking for rent reduction or terminating 
their contracts earlier”, his team has also been 
fielding 15 to 20% more enquiries “because 
of growing concern or the need for flexibili-
ty”, a result of rolling out a dedicated recov-
ery package with flexible components. 

To understand how clients have been im-
pacted by the crisis, Arcc Spaces has had one-
on-one dialogue sessions with customers to 
offer them bespoke solutions. “This can be 
about downsizing their requirements or making 
it a little bit more flexible through staggered 
rentals or take-ups, whether its changing their 
product offering completely from one where 
its a flex desk product to one where they are 
working virtually and we provide them with 
a network solution instead,” he says, explain-
ing that the last item typically involves pro-
viding administrative support or call answer-
ing and redirecting services. 

Arcc Spaces had originally planned to 

launch its Singapore flagship project in April. 
Located at One Marina Boulevard, the fourth 
facility here will span 19,000 sq ft on the 20th 
floor, with sweeping views across Marina Bay 
and the CBD. 

The facility will be a showcase of the best 
features and practices drawn from Arcc Spaces’ 
rich vein of projects and experiences elsewhere. 
One aspect Chen and his team have worked 
on is a “greater allocation towards events and 
programming, he says. “Such spaces should 
not just be a big empty room, but actually be 
paired with hospitality elements, like an open 
kitchen or pantry. This helps to facilitate di-
alogue, because people like to gather around 
food and drinks and mingle,” he explains. 
“There has been a lot of intuition around the 
way things are planned,’ adds Chen. 

But as far as plans go, the pandemic has 
upended propositions globally. Arcc Spaces 
has had to postpone its launch till July. Be-
yond that, there is no denying that the Cov-
id-19 pandemic has hastened the transforma-
tion of the workplace. Change in office space 
is only at its cusp and the reality is that it will 
very soon be “less of a place to just park some 
desks”, says Chen. E

One of the meeting rooms at Taikang Insurance Tower, Shanghai 

The reception lounge at Bund Finance Centre, Shanghai 

The Hudson restaurant is Arcc Spaces’ own F&B concept in Beijing at 
The City

The arrival lounge at The City, World Financial Centre, Beijing

An open pantry helps facilitate dialogue, because people like to gather 
around food and drinks and mingle: Chen

The business lounge at Taikang Insurance Tower, Shanghai
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T
he government has announced tempo-
rary relief measures for property devel-
opers and individuals affected by disrup-
tions to construction timelines and sales 
of housing units as a result of the exten-

sion of the “circuit breaker” to June 1 amid the 
Covid-19 pandemic. 

“The temporary relief measures are not con-
sidered a relaxation of the property cooling meas-
ures, but rather to give some breathing space to 
anxious developers and individuals who are af-
fected by the extended circuit breaker period,” 
says Ismail Gafoor, CEO of PropNex. 

Announced on May 6, the temporary relief 
measures which came into immediate effect in-
clude a six-month extension to project comple-
tion period (PCP) of residential, commercial and 
industrial developments. 

Property developers have also been granted 
a six-month extension on the commencement 
and completion period of residential develop-
ments, as well as sale of housing units in resi-
dential projects in connection with the remission 
of the additional buyer’s stamp duty (ABSD).

Foreign property developers have been given 
up to six months on the extension of the PCP and 
disposal period for their residential projects un-
der the Qualifying Certificate (QC) regime. How-
ever, conditions apply, such as the original time-
line of the PCP, and the date that the land was 
purchased in order to qualify for the extensions. 

“Construction timelines in particular have 
been greatly impacted by the circuit breaker 
measures,” according to Karamjit Singh, CEO 
of Showsuite Consultancy. “The recent spike 
in the spread of the virus among the migrant 
worker population is also a contributing factor.”

On top of the construction bottlenecks, the 
completion of residential projects has also been 
delayed by disruptions in the supply chain, says 
Nicholas Mak, head of research & consultancy 
at ERA Realty. “The temporary relief measures 
are mainly to neutralise the effects of the circuit 
breaker,” he adds

Reprieve for developers with large 
residential projects
The relief measures will certainly give some 
reprieve to developers with large residential 
projects who are already finding it a chal-
lenge to meet the five-year ABSD remission 
deadline, says Christine Li, head of research 
for Singapore & Southeast Asia, Cushman & 
Wakefield (C&W). The impact on develop-
ments with ABSD and PCP deadlines in 2020 
is quite minimal, with only over 30 units re-
maining unsold across five projects. Next 
year, only about 15 projects will have about 
400 unsold units, according to Li.

Developers’ new home sales have already 
been severely impacted by the circuit breaker. 
Even after the circuit breaker is lifted, she ex-
pects safe-distancing measures at project sales 
galleries to continue affecting activities.

PropNex’s Gafoor agrees. “It will take some 
time before businesses can resume and things 
normalise due to the global economic slowdown 
and safe-distancing measures that could still be 
in place,” he says.

Lee Liat Yeang, senior partner of law firm 
Dentons Rodyk & Davidson, is of the view that 
the six-month extension for property developers’ 
PCP, as well as commencement and completion 
of residential projects with regard to ABSD re-
mission, is insufficient. “Developers have been 
urged to give more time to contractors to com-

plete their developments,” he reasons. “But they 
have a contractual obligation to their existing 
buyers to deliver their properties within a stip-
ulated time period, based on the sale and pur-
chase agreements (SPAs).”

Developers may have built in a time buff-
er in their committed delivery dates to buyers. 
But any further extension in the circuit breaker 
measures could erode that buffer, putting them 
in a tight situation, adds Lee.

Under the Housing Developers (Control & Li-
censing) Act (HDA) and the Sale of Commercial 
Properties Act (SCPA), property developers who 
fail to deliver vacant possession of sold units 
by the date stipulated in the SPA, “are liable to 
pay liquidated damages to purchasers — at the 
prescribed rate of 10% per annum (calculated 
on a daily basis) — on the total sum of all the 
instalments paid by the purchaser towards the 
purchase price of the unit”, comments Norman 
Ho, senior partner of corporate real estate at law 
firm Rajah & Tann Singapore.   

A developer’s contract with its main con-
tractor would typically contain a force majeure 

provision (a clause included in contracts to re-
move liability for natural and unavoidable ca-
tastrophes), explains Ho. However, the SPA does 
not contain such a clause to allow either party 
to suspend performance of contractual obliga-
tions, for example, the developer to deliver va-
cant possession of a unit to the buyer, he adds. 

“Perhaps it’s time for the relevant agencies 
and authorities to consider introducing a force 
majeure provision to afford some level of protec-
tion to property developers who may find them-
selves caught between a rock and a hard place 
when faced with looming deadlines for deliv-
ery of vacant possession of units and contrac-
tors who are asserting or claiming triggering of 
force majeure clauses,” Ho comments. 

Married couples get six-month 
extension to sell existing homes
Singaporean married couples will also get some 
relief: a six-month extension for the sale of the 
first residential property in relation to ABSD re-
mission for the purchase of their second prop-
erty. To qualify for the extension, the couple’s 

second property must be jointly purchased on 
or before June 1, 2020, and the original time-
line for the sale of the first residential property 
must expire on or after Feb 1, 2020.

Under current housing policies, Singaporean 
married couples who currently own a residen-
tial property but purchase a replacement home 
may qualify for remission of ABSD. But the con-
dition is that they have to sell their first home 
within six months. “With the extension, they 
now have 12 months to sell their first proper-
ty,” says Karamjit. “The government recognised 
that the slowdown would likewise resonate in 
the residential resale market.”

Married couples had complained that the orig-
inal six-month time period to sell their existing 
home was too short, says Dentons’ Li. With the 
circuit breaker, they are finding it “even tough-
er” to sell their existing homes. Hence, the ex-
tension is “a very useful concession”, he adds.

With more time to find a buyer for their first 
home, these couples would not be pressured to 
reduce their prices sharply, thus averting “fire 
sales”, says ERA’s Mak. E  

Six-month extension for developers’ project 
completion, couples selling their existing homes
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Property developers have been granted a six-month extension on the commencement and 
completion period of residential developments as well as sale of housing units

Temporary relief measures    
Project Completion Period (PCP) 
imposed on residential and non- 
residential development projects 
on government sale sites, or on 
residential and non-residential land 
which was directly alienated from  
or had their lease renewed by  
Singapore Land Authority (SLA)

Additional buyer's stamp duty (ABSD) post-remission conditions for  
non- licensed and licensed housing developers

QC regime for foreign housing 
developers

Existing 
timelines / 
deadlines 

Dependent on terms of purchase, 
alienation and/or lease renewal (as 
the case may be) imposed by the 
authorities. 

Commencement of residential 
development within two years from 
the date of purchase of land (or 
collective sale order). 

Completion of construction of 
residential development and sale 
of  all housing units in the residential 
development:

(1) Completion of construction of 
residential development and obtain-
ing the Temporary Occupation Per-
mit (TOP) or Certificate of Statutory 
Completion (CSC) within five years 
from the date of issue of the QC (or 
collective sale order); and/or"

(i) (for licensed housing developers) 
within five years from the date of 
purchase of land (or collective sale 
order); and 

(2) Disposal of all housing units 
within two years from the issue of 
TOP or CSC. 

(ii) (for non-licensed housing  
developers) three years from the 
date of purchase of land (or  
collective sale order).

Extension 
granted under 
Temporary 
Relief  
Measures 

Extension of PCP by six months. Extension of timeline for  
commencement of residential 
development by six months. 

Extension of timeline for completion 
of residential development and sale 
of all housing units in the residential 
development project by six months. 

Grant of waiver of extension 
charges of up to total of six months 
for existing completion and/or 
disposal deadlines. 

Qualifying 
criteria (all 
conditions 
must be met) 

(i) The land was awarded on or 
before June 1, 2020, or the land was 
directly alienated or had their lease 
renewed by SLA on or before June 1, 
2020; and 

(i)  The land was  purchased on or 
before June 1, 2020;  and 

(i)  The land was  purchased on or 
before June 1, 2020;  and 

(i)  The QC or SLA approval requiring 
the completion of and sale of all 
units in the residential development 
was issued on or before June 1, 
2020; and

(ii) The original timeline for the 
project to be completed was on or 
after Feb 1, 2020. 

(ii)  The original timeline for  com-
mencement of the residential 
development expired on or after 
Feb 1, 2020.

(ii)  The original timeline for  comple-
tion of the residential development 
and sale of all housing units in the 
development expired on or before 
Feb 1, 2020.

(ii)  The original timeline for   
completion and sale of units in the 
residential development expired on 
or after Feb 1, 2020.

Applicability 
of relief 

Eligible developers will be notified by 
the respective agencies. No applica-
tions are necessary.

Eligible developers will be notified by 
the respective agencies. No applica-
tions are necessary.

Eligible developers will be notified by 
the respective agencies. No applica-
tions are necessary.

Eligible developers  can write to 
SLA's Land Dealings Approval unit 
(LDAU) at SLA_LDU@sla.gov.sg by 
Dec 1, 2020, to apply.

RAJAH & TANN SINGAPORE LLP
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BY TIMOTHY TAY
timothy.tay@edgeprop.sg

T
he private residential market is expected to pick up 
after the government’s “circuit breaker” measures end 
on June 1, and the rally could be similar to the post-
H1N1 situation, according to Leong Boon Hoe, found-
er and CEO of Arcadia Consulting. Factors such as 

high liquidity and low interest rates are expected to support 
housing demand, while the government’s efforts to limit un-
employment are helping to sustain property prices in general.

Leong, who was formerly COO at List Sotheby’s Interna-
tional Realty Singapore, set up Arcadia Consulting in January 
this year. Arcadia Consulting is a boutique real estate advi-
sory and brokerage firm focusing on the marketing of luxu-
ry residences as well as cross-border investment brokerage. 
The veteran has over 20 years of experience in marketing 
premium real estate in Singapore and key cities in Malaysia, 
Indonesia, Thailand, Vietnam and Cambodia.

Covid-19 is not the first public health crisis that Singa-
pore’s private residential market has weathered. The market 
picked itself up after both the SARS outbreak in 2003 and the 
H1N1 pandemic in 2009, although neither event resulted in 
the lockdowns and strict safe distancing measures that Cov-
id-19 has forced most countries to implement. 

Singapore’s global exposure makes the property market 
vulnerable to the economic impact of pandemics, which is 
compounded when they strike before or during major glob-
al shocks, says Leong.

For example, SARS was compounded by the dotcom bub-
ble bursting in the late 1990s, the 9/11 terrorist attacks and 
the ensuing Afghanistan conflict, while H1N1 added to the 
woes of the Global Financial Crisis (GFC) brought about by 
the subprime mortgage crisis. Covid-19 has hit amid glob-
al uncertainties such as Brexit and a Sino-US trade war that 
threatens to escalate. 

Leong adds: “The SARS and H1N1 pandemics by them-
selves did not bring down Singapore’s private home prices 
at the time. It was the economic and financial turbulence 
that preceded SARS, and that coincided with the H1N1 out-
break which caused the private home market to retract. Just 
like SARS and H1N1, Covid-19 has sent the private home 
market into a ‘pause’ mode, especially with the movement 
controls.” The private property industry is currently grap-
pling with a slowdown in buying activity and construction 
disruptions in April and May.

Macro-environment
Leong expects the macro-environment in Singapore in the 
second half of the year to have similarities to the post-H1N1 
recovery phase from 2011. “H1N1 erupted as the financial 
crisis deepened and Singapore’s unemployment peaked in 
4Q2009. During the recovery, demand for private proper-
ties [in Singapore] was fuelled by low interest rates, rising 
liquidity, an HDB resale price index that climbed a total of 
102% over 33 consecutive quarters, and a renewed interest 
in real estate as a safer asset class,” he says.

As a result, the Residential Price Index (RPI) rose as de-
mand from HDB upgraders helped to fuel the increase in 

private residential transactions in the post-H1N1 recovery 
phase. According to URA Realis, the RPI increased from 142.3 
in 1Q2011 to 152.4 in 1Q2013, which translates to a 7% in-
crease over the period.

Leong points out that interest rates have also not recov-
ered from record low levels since the GFC, with Sibor ex-
pected to remain close to its current relatively low levels 
for some time.

The unemployment rate has historically played a signifi-
cant part in supporting local property prices. According to the 
Ministry of Manpower, unemployment in Singapore during 
the SARS period bottomed out at 4.8% in September 2003 — 
in comparison, the jobless rate was 2.4% in March this year. 

In general, a high unemployment rate is likely to force 
more owners to sell their properties at lower prices, dragging 
down the RPI and making a price recovery more drawn-out. 
This was the case during the post-SARS recovery, says Leong.

“Saving jobs will be something the government will put 
a lot of emphasis on. Historically, we have observed an in-
verse correlation between the RPI and unemployment rates. 
With unemployment rates expected to rise over the next few 

quarters, we can expect buying sentiment to be affected, 
with investors staying on the sidelines and the RPI easing,” 
says Leong.

Government policies
The government has used policies to directly influence the 
private and public housing market to ensure long-term, sus-
tainable growth that is in line with economic fundamentals, 
says Leong. While the market recovered on its own after the 
H1N1 crisis, more effort was needed to stimulate the prop-
erty market after the SARS outbreak, he says.

“With the Singapore economy in the doldrums from 2000–
2004 — because we were turning the corner from the dot-
com crisis, SARS, and 9/11 — the private residential market 
was also languishing,” says Leong.

In June 2001, the URA introduced the Reserve List to the 
Government Land Sales (GLS) Programme to regulate the 
residential supply. It also removed the capital gains tax in 
October that year, and approved an application for the De-
ferred Payment Scheme to be introduced in 2Q2002. Foreign-
ers were also allowed to purchase all types of non-landed 
residential properties, and the Loan-To-Value (LTV) ratio was 
raised to 90% for the sale price.

“All these measures, together with the approval of the two 
integrated resorts in April 2005, gave the private residential 
market a much-needed shot in the arm. Post-SARS, foreign-
ers and Singapore permanent residents (PRs) investing in the 
Singapore residential market led buying demand which rose 
spectacularly by 437% from 3Q2004 to 3Q2007,” says Leong.

On May 6 this year, the government announced a slew of 
temporary relief measures to support the real estate indus-
try amid the Covid-19 pandemic. The measures include a 
six-month extension to project completion periods (PCP) of 
residential, commercial and industrial developments; a six-
month extension for developers on the commencement and 
completion period of residential developments, as well as sale 
of housing units in residential projects in connection with 
the remission of the additional buyer’s stamp duty (ABSD).

With this announcement, “the government has shown it 
is ready to step in with measures, albeit temporary, to ease 
any potential turbulence and to help investors and devel-
opers who may be facing hardships”, says Leong. “Perhaps 
more could be done to help, but the unprecedented liquidi-
ty in the market and low-interest rate environment that we 
are in right now will be points of consideration for the gov-
ernment with regard to whether cooling measures will be 
eased,” he adds.

After SARS, most buyers did not have the ability or will-
ingness to enter the property market, while affordable lend-
ing post-H1N1 enabled buyers to enter the market relative-
ly quickly. The attractiveness of real estate as a safer asset 
also caused many investors to shift away from financial in-
struments, and relatively high HDB prices caused many HDB 
upgraders to choose private properties over public flats.

Looking ahead, “the willingness of the buyers to enter the 
market will depend on their outlook for the economy and how 
badly businesses are going to be affected; both factors are 
still uncertain at this point in time. However, it is likely to be 
a buyers’ market for the foreseeable future”, says Leong. E  

Post-Covid-19 recovery in private residential market  
expected to be similar to post-H1N1 rally

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

INSIGHT

Leong: Just like SARS and H1N1, Covid-19 has sent the private home 
market into a ‘pause’ mode, especially with movement controls

Residential Price Index (RPI) and unemployment rates Liquidity and Sibor
URA REALIS & SINGSTAT MINISTRY OF FINANCE, ASSOCIATION OF BANKS IN SINGAPORE
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DONE DEALS

VACANZA @ EAST Condominium Freehold May 4 807 868,000 - 1,075 2014 Resale
WATERBANK AT DAKOTA Condominium 99 years May 4 883 1,370,000 - 1,552 2013 Resale
District 15         
COASTLINE RESIDENCES Apartment Freehold Apr 28 710 1,766,000 - 2,486 Uncompleted New Sale
COASTLINE RESIDENCES Apartment Freehold Apr 30 743 1,688,000 - 2,273 Uncompleted New Sale
COASTLINE RESIDENCES Apartment Freehold May 3 743 1,683,000 - 2,266 Uncompleted New Sale
BOSCOMBE ROAD  Semi-Detached  Freehold Apr 27 5,425 6,308,000 - 1,162 1977 Resale
SEASIDE RESIDENCES Apartment 99 years Apr 30 506 985,800 - 1,949 Uncompleted New Sale
SEASIDE RESIDENCES Apartment 99 years May 1 592 1,242,800 - 2,099 Uncompleted New Sale
District 16         
GRANDEUR PARK RESIDENCES Condominium 99 years Apr 28 1,453 2,217,000 - 1,526 Uncompleted New Sale
District 17         
PALM ISLES Condominium 99 years Apr 27 807 745,888 - 924 2015 Resale
THE JOVELL Condominium 99 years Apr 27 1,270 1,501,000 - 1,182 Uncompleted New Sale
TOH ESTATE Semi-Detached  Freehold Apr 28 5,016 3,750,000 - 748 1992 Resale
District 18         
THE TAPESTRY Condominium 99 years Apr 28 1,130 1,420,740 - 1,257 Uncompleted New Sale
THE TAPESTRY Condominium 99 years Apr 29 441 683,060 - 1,548 Uncompleted New Sale
THE TAPESTRY Condominium 99 years Apr 29 1,765 2,259,100 - 1,280 Uncompleted New Sale
THE TAPESTRY Condominium 99 years Apr 30 474 725,420 - 1,532 Uncompleted New Sale
THE TAPESTRY Condominium 99 years May 1 474 728,740 - 1,539 Uncompleted New Sale
THE TAPESTRY Condominium 99 years May 1 926 1,205,280 - 1,302 Uncompleted New Sale
THE TAPESTRY Condominium 99 years May 2 807 1,018,980 - 1,262 Uncompleted New Sale
THE TAPESTRY Condominium 99 years May 3 689 983,180 - 1,427 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years Apr 26 463 703,000 - 1,519 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years Apr 29 678 911,000 - 1,343 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years Apr 30 678 892,000 - 1,315 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 1 678 929,000 - 1,370 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 1 915 1,244,000 - 1,360 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 1 678 892,000 - 1,315 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 2 915 1,125,000 - 1,230 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 2 581 831,000 - 1,430 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 3 678 961,000 - 1,417 Uncompleted New Sale
WHITEWATER EC 99 years May 5 1,141 838,000 - 734 2005 Resale
District 19         
AFFINITY AT SERANGOON Apartment 99 years May 2 538 813,000 - 1,511 Uncompleted New Sale
CASA CAMBIO Condominium Freehold Apr 30 581 785,000 - 1,351 2014 Resale
ECOPOLITAN EC 99 years Apr 28 1,195 1,168,000 - 978 2016 Resale
HILLSGROVE Semi-Detached  999 years Apr 30 4,542 2,450,000 - 539 2013 Resale
PIERMONT GRAND EC 99 years May 3 840 938,790 - 1,118 Uncompleted New Sale
RIVERFRONT RESIDENCES Apartment 99 years Apr 26 581 702,000 - 1,208 Uncompleted New Sale
RIVERFRONT RESIDENCES Apartment 99 years Apr 29 581 691,000 - 1,189 Uncompleted New Sale
RIVERFRONT RESIDENCES Apartment 99 years Apr 30 581 695,000 - 1,196 Uncompleted New Sale
RIVERFRONT RESIDENCES Apartment 99 years May 3 463 686,000 - 1,482 Uncompleted New Sale
SERANGOON GARDEN ESTATE Detached  999 years Apr 29 4,865 6,450,000 - 1,325 Unknown Resale
SERANGOON GARDEN ESTATE Semi-Detached  999 years Apr 30 4,187 4,600,000 - 1,099 Unknown Resale
THE FLORENCE RESIDENCES Apartment 99 years Apr 26 484 724,000 - 1,495 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years Apr 27 484 720,000 - 1,486 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 1 484 725,000 - 1,497 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 3 484 731,000 - 1,509 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 3 1,001 1,555,000 - 1,553 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 3 484 726,000 - 1,499 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 3 484 731,000 - 1,509 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 3 484 738,000 - 1,524 Uncompleted New Sale
WATERTOWN Apartment 99 years Apr 29 560 750,000 - 1,340 2017 Resale
District 20         
BISHAN LOFT EC 99 years Apr 29 1,464 1,750,000 - 1,195 2003 Resale
CLOVER BY THE PARK Condominium 99 years May 5 2,164 2,200,000 - 1,017 2011 Resale
JADESCAPE Condominium 99 years Apr 27 1,055 1,847,100 - 1,751 Uncompleted New Sale
JADESCAPE Condominium 99 years May 3 764 1,320,000 - 1,727 Uncompleted New Sale
SOO CHOW VIEW  Terrace  Freehold Apr 27 1,916 2,800,000 - 1,460 1974 Resale
SEMBAWANG HILLS ESTATE Terrace  Freehold May 5 1,496 2,900,000 - 1,933 Unknown Resale
District 21         
VIEW AT KISMIS Apartment 99 years Apr 28 700 1,184,000 - 1,692 Uncompleted New Sale
District 23         
NORTHVALE Apartment 99 years May 5 1,259 940,000 - 746 1998 Resale
District 26         
THE ESSENCE Apartment 99 years May 2 538 750,000 - 1,394 Uncompleted New Sale
District 27         
NORTH PARK RESIDENCES Apartment 99 years Apr 29 786 960,000 - 1,222 2018 Sub Sale
NORTH PARK RESIDENCES Apartment 99 years May 5 560 820,000 - 1,465 2018 Sub Sale
PARC CANBERRA EC 99 years Apr 29 1,076 1,082,000 - 1,005 Uncompleted New Sale
District 28         
HIGH PARK RESIDENCES Apartment 99 years Apr 29 592 735,000 - 1,242 2019 Resale
LUXUS HILLS Terrace  999 years Apr 30 2,207 3,738,000 - 1,694 2018 Resale
RIVERTREES RESIDENCES Apartment 99 years Apr 27 732 862,000 - 1,178 2017 Resale
THE GARDENS AT GERALD Terrace  999 years May 4 3,337 1,838,000 - 551 2007 Resale

Residential transactions with contracts dated April 26 to May 5

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 2         
DORSETT RESIDENCES Apartment 99 years May 4 484 915,000 - 1,889 2013 Resale
SKY EVERTON Apartment Freehold Apr 26 506 1,268,000 - 2,506 Uncompleted New Sale
SKY EVERTON Apartment Freehold Apr 27 915 2,393,000 - 2,615 Uncompleted New Sale
District 3         
AVENUE SOUTH RESIDENCE Apartment 99 years Apr 28 732 1,477,000 - 2,018 Uncompleted New Sale
STIRLING RESIDENCES Apartment 99 years May 1 506 960,000 - 1,898 Uncompleted New Sale
District 4         
CARIBBEAN AT KEPPEL BAY Condominium 99 years Apr 28 1,270 1,580,000 - 1,244 2004 Resale
District 5         
BUONA VISTA GARDENS Condominium Freehold Apr 27 1,281 1,500,000 - 1,171 1989 Resale
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 26 861 1,382,000 - 1,605 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years Apr 27 689 1,036,000 - 1,504 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years Apr 28 721 1,140,000 - 1,581 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years Apr 28 883 1,420,000 - 1,609 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years Apr 28 689 1,047,000 - 1,520 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 2 721 1,133,000 - 1,571 Uncompleted New Sale
THE INFINITI Condominium Freehold May 4 1,346 1,480,000 - 1,100 2008 Resale
District 7         
MIDTOWN BAY Apartment 99 years Apr 30 452 1,403,700 1,367,700 3,025 Uncompleted New Sale
District 9         
HILLTOPS Condominium Freehold Apr 30 2,874 8,414,000 - 2,928 2011 Resale
KOPAR AT NEWTON Apartment 99 years Apr 26 689 1,561,000 - 2,266 Uncompleted New Sale
KOPAR AT NEWTON Apartment 99 years Apr 28 689 1,573,000 - 2,283 Uncompleted New Sale
KOPAR AT NEWTON Apartment 99 years Apr 30 689 1,552,000 - 2,253 Uncompleted New Sale
KOPAR AT NEWTON Apartment 99 years Apr 30 689 1,548,000 - 2,247 Uncompleted New Sale
KOPAR AT NEWTON Apartment 99 years May 3 689 1,564,000 - 2,270 Uncompleted New Sale
LEONIE PARC VIEW Apartment Freehold May 4 2,013 4,428,000 - 2,200 2009 Resale
THE ORCHARD RESIDENCES Apartment 99 years May 4 2,852 9,650,000 - 3,383 2010 Resale
District 10         
3 ORCHARD BY-THE-PARK Condominium Freehold Apr 28 1,066 3,517,800 - 3,301 2017 Resale
NASSIM PARK RESIDENCES Condominium Freehold May 4 3,466 10,600,000 - 3,058 2011 Resale
VAN HOLLAND Condominium Freehold Apr 30 1,991 5,118,000 - 2,570 Uncompleted New Sale
VAN HOLLAND Condominium Freehold Apr 30 1,055 3,218,000 - 3,051 Uncompleted New Sale
District 11         
DUNEARN 386 Apartment Freehold May 1 667 1,628,000 - 2,439 Uncompleted New Sale
EVELYN MANSIONS Apartment Freehold Apr 28 904 1,538,000 - 1,701 1997 Resale
GENTLE ROAD  Detached  Freehold May 5 6,534 9,000,000 - 1,379 1993 Resale
District 12         
JUI RESIDENCES Apartment Freehold Apr 29 893 1,450,000 - 1,623 Uncompleted New Sale
PUBLIC MANSION Apartment Freehold Apr 28 2,530 1,900,000 - 751 1974 Resale
VICTORY HEIGHTS Apartment Freehold Apr 29 1,119 998,888 - 892 1997 Resale
District 13         
MACPHERSON ROAD  Terrace  Freehold Apr 30 1,496 2,070,000 - 1,380 1963 Resale
THE TRE VER Condominium 99 years Apr 28 1,109 1,760,000 - 1,587 Uncompleted New Sale
District 14         
# 1 LOFT Apartment Freehold Apr 27 936 985,000 - 1,052 2016 Resale
PARC ESTA Apartment 99 years Apr 28 861 1,357,000 - 1,576 Uncompleted New Sale
PARC ESTA Apartment 99 years May 1 743 1,240,000 - 1,670 Uncompleted New Sale

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 12, 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.

OFFSHORE

BY CHERYL ARCIBAL 

M
ainland Chinese and overseas 
investors are looking to increase 
their stake in China’s logistics 
property segment, which is ex-
pected to recover faster from the 

novel coronavirus pandemic, analysts said.
The sector has, in fact, benefitted from 

the outbreak and the resulting containment 
measures, because of a rise in online shop-
ping as well as increased use of the internet 
for office meetings and children’s school-
ing. Logistics properties include warehous-
es, cold storage facilities, data centres and 
logistics centres.

“The logistics warehousing market has not 
been materially [and] adversely impacted by 
Covid-19 relative to other property types,” said 

Claire Tang, head of Greater China at LaSalle 
Investment Management, an independent unit 
of property consultancy JLL.

“We have seen more and more global [fund 
managers] raising capital this year to invest 
in China logistics, including our own China 
logistics fund, which is a dedicated vehicle 
for investing in logistics properties in China’s 
tier-1 and selected tier-2 cities,” She said. “This 
shows the growing appetite for logistics real 
estate among global institutional investors.”

LaSalle’s dedicated China logistics fund and 
its co-investment vehicle have received initial 
capital commitments of US$681 million ($963 
million). China’s total stock of modern logis-
tics real estate stands at 45 million sq m (484 
million sq ft) currently. It has grown 12% per 
annum in the past five years, according to La-
Salle, and this growth appears to have been 

boosted by a 30% increase in online sales.
The number of real-estate funds targeting 

the logistics sector has doubled over the past 
five years, CBRE said. Its latest investor inten-
tion survey also found that 33% of respond-
ents were looking for industrial and logistics 
assets this year, an increase over the 25% re-
corded in 2019.

“We expect logistics to be the first sector 
to recover among all commercial real-estate 
sectors,” said Sylvia Xue, associate director 
at CBRE China Research. The logistics market 
will continue to thrive because of robust do-
mestic consumption growth backing logistics 
activities, she said. Increasing use of e-com-
merce, which requires larger warehouse spac-
es and higher efficiency for faster deliveries, 
more enterprises outsourcing their logistics 
services, and a huge demand for upgrades 

from lower spec warehouses and factories 
— as the adoption rate of Grade-A logistics 
properties rises — will also boost the sector.

Elsewhere, China’s fresh food e-commerce 
industry is also expected to grow. The sector 
was worth 288.8 billion yuan ($57.7 billion) 
last year, having grown by almost a fifth over 
the previous year, and accounting for more 
than 5.6% of the total fresh food industry 
market in China, according to Cushman & 
Wakefield data.

“Even before the Covid-19 outbreak, the 
cold chain market was predicted to experience 
healthy growth,” Cushman said. The segment 
is likely to post an 8.5% compounded annu-
al growth rate between 2018 and 2025, but 
Cushman said given the pandemic’s impact, 
that figure might have to be revised upwards. 
— South China Morning Post E  

China’s logistics property sector — boosted by coronavirus 
outbreak — attracts local and overseas investors 
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GAINS AND LOSSES

BY CHARLENE CHIN
charlene.chin@edgeprop.sg 

T
he seller of a unit at Leonie Parc View, on Leo-
nie Hill Road, made the top loss of $2.12 million 
over the period of April 26 to May 5. The 2,013 
sq ft unit on the 17th floor was bought for $6.55 
million ($3,254 psf) in August 2007 and sold for 

$4.43 million ($2,200 psf) on May 4. The seller there-
fore made a 32% loss, or an annualised loss of 3% over 
almost 13 years. 

Located in District 9, Leonie Parc View was completed 
in 2009 and comprises 44 freehold units. It is a one-min-
ute drive to the upcoming Great World MRT Station on the 
Thomson-East Coast Line, slated for completion in 2021. 

The second top loss made over the period — a 17% 
loss of $2.04 million — was at The Orchard Residences. 
The 2,853 sq ft unit on the 43rd floor was purchased for 
$11.7 million ($4,099 psf) in September 2009 and sold for 
$9.65 million ($3,383 psf) on May 4. This means that the 
seller made an annualised loss of 2% over almost 11 years. 

The Orchard Residences, in District 9, was complet-
ed in 2010 and comprises 175 units on a 99-year lease-

hold. It is a three-minute walk to Orchard MRT Station 
on the North-South Line. 

A unit sold at Caribbean at Keppel Bay, along Keppel 
Bay Drive in District 4, made the third largest loss over 
the period, netting a 7% loss of $115,000 for the seller. 
The 1,270 sq ft unit on the first floor was bought in Sep-
tember 2011 for $1.7 million ($1,334 psf), and sold for 
$1.58 million ($1,244 psf) on April 28. The seller therefore 
made an annualised loss of 1% over almost nine years. 

Caribbean at Keppel Bay, completed in 2004, com-
prises 969 units on a 99-year leasehold. It is 10 min-
utes by foot to Harbourfront MRT Interchange Station 
on the North-East and Circle Lines. 

On the other hand, the greatest profit made over the 
period was from the resale of a 904 sq ft unit at Evelyn 
Mansions in District 11. Having sold the property for $1.54 
million ($1,701 psf) on April 28, the seller reaped a 71% 
profit of $638,000. The unit was purchased in June 2009 
for $900,000 ($995 psf). Over a holding period of almost 
11 years, this translates into an annualised profit of 5%. 

Evelyn Mansions comprises 40 freehold units along 
Evelyn Road. Completed in 1997, it is a seven-minute 
walk to Newton MRT Station on the North-South Line. E

Top gains and losses from April 26 to May 5

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 LEONIE PARC VIEW 9 2,013 May 4 2,200 Aug 28, 2007 3,254  2,122,000 32 3 12.7

2 THE ORCHARD RESIDENCES 9 2,852 May 4 3,383 Sep 11, 2009 4,099  2,043,200 17 2 10.7

3 CARIBBEAN AT KEPPEL BAY 4 1,270 Apr 28 1,244 Sep 12, 2011 1,334  115,000 7 1 8.6

4 # 1 LOFT 14 936 Apr 27 1,052 Mar 08, 2013 1,101  45,700 4 1 7.1

Unit at The Orchard Residences sold at $2 mil loss

A unit sold at Caribbean at Keppel Bay, along Keppel Bay Drive in District 4, made the third largest loss over the period in review, 
netting a 7% loss of $115,000 for the seller

THE EDGE SINGAPORE

The 2,853 sq ft unit on the 43rd floor of The Orchard Residences was purchased for 
$11.7 million ($4,099 psf) in September 2009

SAMUEL ISAAC CHUA/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 EVELYN MANSIONS 11 904 Apr 28 1,701 Jun 22, 2009 995  638,000 71 5 10.9

2 CLOVER BY THE PARK 20 2,164 May 5 1,017 Aug 05, 2011 820  426,000 24 2 8.8

3 THE INFINITI 5 1,345 May 4 1,100 May 07, 2010 831  362,000 32 3 10.0

4 WATERBANK AT DAKOTA 14 883 May 4 1,552 May 17, 2010 1,263  255,000 23 2 10.0

5 NASSIM PARK RESIDENCES 10 3,466 May 4 3,058 Jun 13, 2008 2,985  254,140 2 0 11.9

6 HIGH PARK RESIDENCES 28 592 Apr 29 1,242 Jul 17, 2015 978  156,000 27 5 4.8

7 NORTHVALE 23 1,259 May 5 746 Feb 12, 1996 623  155,104 20 1 24.2

8 VICTORY HEIGHTS 12 1,119 Apr 29 892 Sep 24, 1996 755  153,407 18 1 23.6

9 CASA CAMBIO 19 581 Apr 30 1,351 Mar 26, 2012 1,122  132,700 20 2 8.1

10 WATERTOWN 19 560 Apr 29 1,340 Feb 17, 2012 1,237  57,361 8 1 8.2

11 PALM ISLES 17 807 Apr 27 924 Apr 16, 2012 868  45,232 6 1 8.0

12 NORTH PARK RESIDENCES 27 786 Apr 29 1,222 Apr 29, 2015 1,166  43,920 5 1 5.0

13 RIVERTREES RESIDENCES 28 732 Apr 27 1,178 Mar 07, 2014 1,123  39,850 5 1 6.1

14 DORSETT RESIDENCES 2 484 May 4 1,889 Oct 04, 2010 1,875  7,000 1 0.1 9.6

15 VACANZA @ EAST 14 807 May 4 1,075 Oct 22, 2010 1,067  7,000 1 0.1 9.5

Source: URA, EdgeProp  Singapore
Note:  1. Computed based on URA caveat data as at May 12 for private non-landed houses transacted from April 26 to May 5
               2. The profit and loss computation excludes transaction costs such as stamp duties. 
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A 
five-room flat at SkyTerrace @ Daw-
son transacted for $1.01 million in 
April, the month that saw resale vol-
ume for HDB flats hit a record low of 
423 flats sold, due to “circuit break-

er” measures. 
The buyer had viewed the 1,065 sq ft flat just 

before the circuit breaker period kicked in and 
exercised the option to purchase later on. The 
seller is upgrading to a larger private property. 

On the 26th floor, the unit faces the Sky Park 

and enjoys a breezy view of Ridley Park and 
the surrounding Good Class Bungalows. The 
previous owner had hacked one wall to create 
a walk-in bedroom in the master bedroom. As 
such, the unit has two bedrooms. 

James Ho, associate group director at Pro-
pNex who closed the deal, says: “Because there 
are only two rooms, we focused our marketing 
on buyers who are not really looking to raise a 
family. In the end, a couple in their early 40s 
bought the unit.” 

The unit is tastefully designed in a mono-
chromatic style. It was snapped up about three 
weeks after it was listed at the beginning of 

March. Ho shares that 25 groups came to view 
the unit over three weekends and they received 
more than 40 enquiries, despite the million- 
dollar price tag. 

The new owners of the flat are upgrading 
from an older, 40-year-old HDB flat. They were 
most attracted to the unit’s city-fringe location. 
SkyTerrace is only an 11-minute walk to Queens-
town MRT Station on the East-West Line and 
only five or six stops to the CBD, via Tanjong 
Pagar or Raffles Place. Singapore Botanic Gar-
dens and Orchard Road can be reached within 
10 minutes by car.

In April, prices fell 1.5% for three-room HDB 
flats, 0.2% for four-room flats and 1.8% for ex-
ecutive flats from March. However, prices for 
five-room flats increased by 2%. Ho says: “This 
million-dollar transaction could have pushed up 
the average prices. However, I don’t think it is 
particularly the five-room layout that is high in 
demand. The location, design and condition of 
a unit are probably more important.” 

In 2008, renowned architectural firm SCDA Ar-
chitects was commissioned by HDB to design Sky-
Terrace as part of rejuvenation plans. It bears high- 
quality design that makes it appear “condominium- 
like”, albeit without a gated fence.

The 758 units across five towers, ranging 
from 40 to 43 storeys, have flexible layouts 
that include loft units and paired units, meant 
for multi-generational living. Sky gardens with 
lush landscaping are built on the upper floors, 
which offer communal spaces and breathtaking 
views. The towers are conveniently linked by 

bridges to amenities at Block 85, which hous-
es the multi-storey carpark and 30 commercial 
spaces accommodating a supermarket, child-
care centre, senior citizen centre, and various 
eateries and shops. 

Across the street, there are also five shops, an 
eatery and a supermarket at SkyVille Dawson, a 
Build-To-Order (BTO) development designed by 
WOHA. The residents at SkyTerrace and SkyVille 
can enjoy amenities in both developments. 

The 1,718 units at SkyTerrace and SkyVille 
were almost 12 times oversubscribed when 
they were launched together in December 2009, 
even though prices were higher than other 
BTO launches at that time. The prices of five-
room flats at these two developments started 
from $532,000. 

As flats in these two developments reach 
minimum occupancy period (MOP) this year, 
supply might increase and make selling units 
more competitive. However, there might also 
be more million-dollar deals being transact-
ed as the developments are unique and well- 
designed. Earlier this year, a five-room unit on 
the 19th floor at SkyVille transacted at $1.01 
million and another five-room unit on the 35th 
floor of SkyTerrace also crossed the million-dol-
lar mark at $1.038 million.

Adelyn Chan, associate division director 
at PropNex and founder of D3 Dawson Team, 
shares that despite stay-home measures, 17 
homeowners in SkyTerrace engaged her team 
to market their unit in March. As of May 12, her 
team is managing more than 20 units there. E  

UNDER THE HAMMER

SPOTLIGHT

The five-room unit is on the 26th floor and is designed in a monochromatic style
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A 
one-bedroom-plus-study unit at eCO, a 748-unit pri-
vate residential project in Bedok, is on the market 
for sale by private treaty. The 667 sq ft unit is lo-
cated on the ground floor and comes with a private 
enclosed space with a gate that opens directly to 

the swimming pool. A bank sale, the unit has a guide price 
of $770,000 ($1,154 psf) and is marketed by Edmund Tie.

Located along Bedok South Avenue 3, eCO is a 99-year 
leasehold residential development with a mix of small office 
home office (SOHO) apartments, suites, condominiums and 
townhouses with sizes ranging from 470 sq ft to 2,200 sq ft. 
Developed by a consortium made up of Far East Organiza-
tion, Frasers Property and Sekisui House, eCO was launched 
for sale in 2012 and fully sold when completed in early 2017. 
The project was designed by established architectural firm DP 
Architects, with landscaping by renowned Malaysian land-

scape architect Ken Yeang. Facilities at the development in-
clude a clubhouse, two 50m lap pools, playground, tennis 
courts, fitness corner, barbecue pits and even a minimart. 

As the project was completed three years ago, the ground-
floor unit — which has a 3m high ceiling and fronts the swim-
ming pool — is in move-in condition, says Edmund Tie’s head 
of auctions and sales Joy Tan. The next owner will only need 
to give it a fresh coat of paint, she adds. 

Tan expects the one-bedroom-plus-study unit to appeal 
to both owner-occupiers — singles and young couples — 
and investors. It will also appeal to those who are looking to 
downsize, she adds. It is conveniently located within a five 
to seven-minute walk from Tanah Merah MRT Station on the 
East-West Line, which is also the interchange for those going 
to Changi Airport. 

The development is a short driving distance of amenities 
such as Bedok Mall, Parkway Parade shopping centre, Jew-
el Changi Airport and East Coast Park. It is also near Changi 
Business Park and schools such as Temasek Primary, Temasek 
Secondary, Anglican High School, Temasek Junior College as 
well as the Singapore University of Technology and Design. 

The previous owner purchased the unit in 2012 during the 
launch at $866,000 ($1,298 psf). Tan says the unit is now “attrac-
tively priced” at $770,000. 

The latest transaction at eCO was for a 549 sq ft, one-bedder 
on the third floor that changed hands in the resale market for 
$740,000 ($1,348 psf) in April. 

Recent rental transactions of one-bedroom units at eCo have 
ranged between $1,800 and $2,800 per month. per month. “Even 
at a conservative monthly rent of $2,000, the gross rental yield of 
the one-bedroom-plus-study unit will be above 3%,” says Tan. 

Low floor units in surrounding developments such as The 
Glades and Grandeur Park Residences have changed hands at 
prices ranging from $1,237 psf and $1,583 psf respectively. 

Linked directly to Tanah Merah MRT Station, the upcom-
ing 720-unit Grandeur Park Residences by Chip Eng Seng’s 
property arm CEL Development is a 99-year leasehold project 

scheduled to be completed by 3Q2020. Last month, a 1,453 
sq ft, five-bedroom unit on the ninth floor was sold for $2.22 
million ($1,526 psf). 

Meanwhile, The Glades by Keppel Land is a 726-unit, 99-year 
leasehold private condo located within walking distance from 
Tanah Merah MRT Station. The project, completed in 2016, was 
developed in a joint venture between Keppel Land and Chinese 
developer China Vanke. The latest transaction there was for an 
840 sq ft, three-bedroom unit on the 11th floor, which sold for 
$1.308 million ($1,558 psf) in February.

Finally, the 582-unit condo Urban Vista is also located near-
by at Tanah Merah Kechil Link. Developed jointly by Fragrance 
Group and Aspial Corp property arm World Class Land, the 
99-year leasehold condo was completed in 2016. In February, 
a 1,044 sq ft, three-bedroom unit on the fifth floor at Urban 
Vista was sold for $1.3 million ($1,245 psf). E  

Ground-floor unit at eCO going for $770,000 

eCO is a 99-year leasehold development with a mix of SOHOs, suites, 
condominiums and townhouses 

Recent transactions at eCO 
Contract date Area (sq ft) Price ($) Price ($ psf)

Apr 9, 2020 549 740,000 1,348

Mar 16, 2020 893 1,220,000 1,366

Oct 21, 2019 603 828,000 1,374

Oct 8, 2019 549 760,000 1,384

Sept 3, 2019 614 808,000 1,317

URA REALIS

Recent rental transactions of one-bedroom units 
at eCO 
Lease month (2020) Unit size (sq ft) Monthly rent ($) 

March 600 to 700 2,800 

March 500 to 600 2,200 

March 700 to 800 2,000 

March 500 to 600 1,800 
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Million-dollar HDB unit at SkyTerrace @ Dawson  
sold during circuit breaker 


